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1.0  Introduction 
 
1.1 The Plan for the Borough of Wellingborough (PBW) will identify the housing 

sites which are required to deliver the objectively assessed housing need 
identified in the emerging North Northamptonshire Joint Core Strategy (JCS). 
The purpose of this document is to set out the selection criteria and 
methodology that will be used to support identification of those sites. 

 
1.2 This background paper follows on from and updates the Wellingborough 

Town Housing Allocation Methodology and Site Selection Background Paper 
(December 2014)1 which was consulted upon as part of an issues and options 
consultation for the PBW from January to March 2015. Comments received as 
part of that consultation have been taken into account as part of this paper. 

 
1.3 The Local Development Scheme2 sets out the anticipated timetable for 

producing the PBW. Any further comments on the proposed methodology or 
site selection will be taken into account at the same time as consultation on 
the draft plan. 

 

2.0 Background 
 
2.1 The draft JCS identifies Wellingborough as a Growth Town where provision 

should be made for 5,750 dwellings between 2011 and 2031. This is in 
accordance with an urban focused strategy which seeks to direct 
development to the most sustainable locations. The JCS identifies three 
strategic housing sites for Wellingborough; Wellingborough North Sustainable 
Urban Extension (SUE); Wellingborough East SUE and Park Farm 
Way/Shelley Road. 

 
2.2 The Government, through the National Planning Policy Framework (NPPF) 

places great emphasis on significantly boosting the supply of housing.  Local 
planning authorities are required to prepare an assessment of land availability 
to identify future supply of land which is suitable, available and achievable for 
housing over the plan period. 

 
2.3 The North Northamptonshire Strategic Housing Land Availability Assessment 

(SHLAA), May 2013 identifies a number of potential housing sites and 
assesses their suitability, availability and achievability. It provides the 
evidence base to support the preparation of the Local Plan, but it does not 
determine which sites should be allocated for development. The purpose of 
this document is to supplement that report and set out the methodology to 
identify which sites should be allocated for development. 

                                            
1
https://www.wellingborough.gov.uk/downloads/file/6395/wellingborough_town_housing_methodology

_and_site_selection_background_paper 
2
http://www.wellingborough.gov.uk/downloads/file/6791/wellingborough_lds_-

_updated_september_2015 
 

https://www.wellingborough.gov.uk/downloads/file/6395/wellingborough_town_housing_methodology_and_site_selection_background_paper
https://www.wellingborough.gov.uk/downloads/file/6395/wellingborough_town_housing_methodology_and_site_selection_background_paper
http://www.wellingborough.gov.uk/downloads/file/6791/wellingborough_lds_-_updated_september_2015
https://www.wellingborough.gov.uk/downloads/file/6395/wellingborough_town_housing_methodology_and_site_selection_background_paper
https://www.wellingborough.gov.uk/downloads/file/6395/wellingborough_town_housing_methodology_and_site_selection_background_paper
http://www.wellingborough.gov.uk/downloads/file/6791/wellingborough_lds_-_updated_september_2015
http://www.wellingborough.gov.uk/downloads/file/6791/wellingborough_lds_-_updated_september_2015
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2.4 The methodology suggested in this paper will be based upon previous studies 

undertaken by the borough council for the Site Specific Proposals 
Development Plan Document  (SSP DPD) and by the North Northamptonshire 
Joint Planning Unit for the selection of strategic sites for the JCS. This will 
ensure a consistency of approach. 

 
2.5 The NPPF requires local planning authorities to identify: 

 a supply of specific deliverable sites sufficient to provide five years 
worth of housing against their housing requirement with an 
additional buffer to ensure choice and completion in the market for 
land; and 

 a supply of specific developable sites or broad locations for growth 
for years 6 - 10 and, where possible, for years 11 – 15. 

 
2.6 The NPPF says that to be considered deliverable, sites should be available 

now, offer a suitable location for development now, and be achievable with a 
realistic prospect that housing will be delivered on the site within five years 
and in particular that development of the site is viable. Sites with planning 
permission should be considered deliverable until permission expires, unless 
there is clear evidence that schemes will not be implemented within five 
years, for example they will not be viable, there is no longer a demand for the 
type of units or sites have long term phasing plans. 

 
2.7 To be considered developable, sites should be in a suitable location for 

housing development and there should be a reasonable prospect that the site 
is available and could be viably developed at the point envisaged. 

 

3.0  Housing Requirement 
 
3.1 Sufficient housing sites need to be identified to meet the objectively assessed 

need identified in the JCS and to ensure that the council can maintain a five 
year supply of deliverable housing land throughout the plan period. Because 
of the requirement to identify supply which takes account of previous under 
delivery and has a buffer to ensure choice and competition in the market, 
some level of over supply is likely to be required in the borough. In 
accordance with the overall urban focus of the JCS, additional housing to 
accommodate this flexibility and address the shortfall will be directed primarily 
to the town. 

 

JCS requirement for the borough 2011- 2015 (350 x 4) 1400 

Completions in the borough 2011-2015 877 

Shortfall 523 
 

3.2 There has been a shortfall of 523 dwellings when measured against the 
anticipated delivery of the JCS since 2011. Whilst this shortfall could be made 
up over the plan period by delivering higher levels in later years, the 
requirement set out in the NPPF for the council to identify a five year supply of 
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deliverable housing land plus buffer throughout the whole plan period means 
that this shortfall has to be met early in the plan period.  The NPPF requires a 
5% buffer to ensure competition and choice in the market. If there has been 
persistent under delivery then the buffer rises to 20%. Since 2011 the JCS 
target has only been reached on one occasion (2014/15). Before this, that 
level of growth was last achieved in 2007/8. The council has previously 
accepted the use of the 20% buffer as part of its five year supply calculations. 

 
3.3 The town already has planning permissions for 6741 dwellings. It is 

reasonable to assume however that not all planning permissions granted will 
be implemented, particularly on the small sites. In order to ensure a robust 
approach, there is a need to make an allowance for non-implementation (a 
lapse rate) of a proportion of the permissions. The SHLAA identified a 5% 
lapse rate for sites with full or outline consent where construction had not 
commenced. This lapse rate has been used in the past as part of the council’s 
five year housing land supply calculations for sites of less than 10 dwellings. 
An assessment of the actual lapses for the past five years in the borough has 
been undertaken. The results are shown below.  

 

 
 

2010/11 2011/12 2012/13 2013/14 2014/15 Average 

Commitments 
on sites of 10 
dws and 
more 

7040 7051 6644 6882 7142 6951.8 

Lapses on 
sites of 10 
dws and 
more 

0 38 0 0 0 7.6 

Lapse rate - 
sites of 10 
dws and 
more 

0% 0.5% 0% 0% 0% 0.1% 

Commitments 
on sites of 
less than 10 
dws 

210 191 182 201 205 197.8 

Lapses on 
sites of less 
than 10 dws 

26 36 9 19 30 24.2 

Lapse rate  - 
sites of less 
than 10 dws 

12.4% 18.8% 4.9% 9.5% 14.6% 12.0% 

 
 
3.4 Based on the local evidence it is reasonable to not apply any lapse rate to 

sites with permission for 10 or more dwellings and to apply a 12% lapse rate 
to sites with permission for less than 10 dwellings. The town has consent for 
95 dwellings on these small sites. Therefore 11 of these are unlikely to be 
delivered. Delivery on the larger sites is best dealt with by assessing the long 
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term phasing plans through a housing trajectory. Wellingborough North 
however is not considered likely to deliver all of the 3000 dwellings for which it 
has consent within the plan period. There are currently uncertainties over the 
delivery of a link road and this road needs to be in place before phases 2 and 
3 are occupied. This effectively limits the scheme to 1500 at the present time.  
An allowance therefore needs to be made for this in considering how many 
dwellings the plan needs to make provision for. 

 
 

JCS Requirement for the town 2011- 2031 5750 

Borough wide shortfall + 523 

20% buffer + 105 

Completions in the town 2011-2015 - 692 

Sites with planning permission in the town as at 31 March 
2015 

- 6741 

Sites with planning permission on Wellingborough North 
not likely to be delivered within the plan period 

+1500 

12% lapse rate on sites of less than 10 dwellings + 11 

Net Residual Requirement 456 

  
 
3.5 This suggests the plan needs to identify sites to deliver a further 456 dwellings 

to meet the objectively assessed housing need over the plan period. Housing 
sites in excess of this will be needed to ensure that the council can 
demonstrate a five year supply. Such additional sites will ensure flexibility and 
competition in the market; they could also be identified to support 
regeneration of sites or areas. 

 

 Methodology 

4.0 Site Threshold 
 
4.1 A minimum site size threshold of 0.25ha or 10 dwellings will be adopted for 

the purpose of this assessment. 0.25ha is the same site threshold as the 
SHLAA. Sites of this size will typically accommodate 7 to 10 dwellings. Sites 
below this size will continue to come forward as windfall sites (i.e. sites which 
become available for development but are not allocated in the Local Plan). 

 

5.0 Theoretical Capacity and Density 
 
5.1 For each of the sites identified it is necessary to estimate the potential number 

of houses the site could deliver. This potential housing yield is identified using 
a slightly amended version of the methodology used in the North 
Northamptonshire Strategic Housing Land Availability Assessment (SHLAA). 
The amendments aim to take account of policy changes since the original 
SHLAA in 2009 and local experience.  
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5.2 In cases when a developer or site promoter has provided an indicative 
scheme or suggested a specific number of dwellings that are expected to be 
delivered then this figure is however used instead.  

 
 Gross Site Area 
 
5.3 The gross area of the site is the area of the site polygon measured in hectares 

using GIS. 
 
 Permanent features factor 
 
5.4 A factor is then applied to represent the percentage of the gross site area 

likely to be available for housing after taking account of any site specific 
capacity constraints. These could relate to site shape, topography or features 
that should remain such as water bodies or existing buildings. For example if 
the gross area is a large garden of an existing property, but that property is 
expected to remain this area needs to be discounted from the gross site area 
by applying a permanent features factor. 

 
 Gross to net factor 
 
5.5 The gross to net factor aims to take account of the need to provide supporting 

facilities on site. For large sites there is a need to provide significant 
infrastructure such as schools, community facilities, green spaces etc. For 
smaller sites the infrastructure requirements are less and for the smallest sites 
none is likely to be necessary on the site. The following gross to net ratios are 
therefore applied: 

 

Site Size Gross to Net Ratio  

Up to 0.4 hectares 100% 

0.4 – 2 hectares 90% 

2 – 10 hectares 75% 

Over 10 hectares 50% 

 
 
 Mixed Use factor 
 
5.6 Some sites are likely to be developed for a mixture of uses. This could be 

horizontally with an area of the site used for non- residential uses or vertically 
when residential uses are anticipated on upper floors and non-residential on 
the ground floor. In these cases a mixed used factor is applied. These sites 
will typically be in the town centre. Each site needs to be considered on a 
case-by case basis and a percentage applied to how much is likely to be 
residential. 

 
 Net Density 
 
5.7 In determining the appropriate density that should be applied to a site regard 

needs to be had to: 
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 The need to use land efficiently, thereby reducing the amount of 
greenfield land lost; 

 The need to provide for a mix of housing types, sizes and styles to 
meet local needs (this will include the need for specialist housing); 

 The characteristics of the surrounding area; 

 The desirability of achieving high quality, well designed housing; and 

 The need to actively manage patterns of growth to make the fullest use 
of public transport, walking and cycling and focus development in the 
most sustainable locations.  

 
5.8 There is no longer any national guidance on appropriate housing densities, 

nor are any minimum or maximum density standards set within the 
development plan. 

 
5.9 An analysis of committed housing sites for the monitoring year 2014/15 in the 

borough showed a huge variation of densities being approved and built. 
These ranged from gross densities as low as 1.4 dwellings per hectare (dph) 
to as high as 111 dph. Densities were generally lower in the rural area than in 
the town. In particular there were low densities on small infill plots. This seems 
to be as a result of relatively large properties being built on generous plots to 
fit with the character of the surrounding area. 

 
5.10 Taking these factors into account the following net density assumptions will be 

used based upon the rates previously applied in the SHLAA: 
 

Site Location Characteristics Density (net dph) 

Within Wellingborough town centre 100 

Within Wellingborough 50 

Within the rural area 35 

 
 Calculating Housing Capacity 
 
5.11 The housing capacity of any identified site is then calculated by: 
 

 Gross site area x permanent features factor x gross to net factor x mixed use 
factor x net density = potential housing capacity 
 
This figure is intended to give an indication of the likely housing yield. It is 
however also necessary to have regard to the surrounding area and to the 
likely type of development proposed. In order to allow sufficient flexibility 
therefore each housing capacity figure is subject to a ‘reality check’. For 
example if the site is in an area of low density large properties then the site 
would be likely to be developed at a similar density. It may therefore be 
necessary to revise the potential capacity downwards to reflect a scheme that 
is likely to be acceptable. Similarly, if a scheme outside the town centre is 
likely to be a predominantly flatted scheme to meet the need for smaller 
homes or is identified for specialist housing such as a care home then the 
density might reasonably be revised upwards.    
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6.0 Identification of Sites to be Included 
 
 Potential Sites – the long list 
 
6.1 To ensure that all reasonable alternatives have been considered in 

developing the plan a long list of potential sites has been compiled from the 
following sources: 

 

 Sites in or around the town of Wellingborough in the SHLAA, May 2013 

 Sites allocated for housing or mixed use in the Borough of 
Wellingborough Local Plan (1999 & 2004) or the Wellingborough Town 
Centre Area Action Plan (2009) 

 Sites with planning permission as at 31 March 2015 

 Sites put forward by landowners or promoters as part of the ‘call for 
sites’ during the issues and options consultation on the PBW 

 Sites identified with potential for housing in the Town Centre and Retail 
Study 

 
6.2 The long list of potential sites is included as Appendix 1. An initial sieve has 

been undertaken to establish whether these sites should be subject to further 
more detailed consideration. Sites are discounted from further assessment if: 

 

 They have already been assessed by the JPU as a strategic site as 
part of the review of the JCS 

 They have planning permission and are under construction 

 They do not meet the minimum site size threshold  
  
 
 Potential Sites – the short list 
 
6.3 Sites on the short list after the initial sieve will be assessed for their suitability, 

availability and achievability.  
 

7.0 Assessment of sites 
 
 Suitability 
 
7.1 Sites that have planning permission have already been considered as suitable 

for development (shown highlighted green in Appendix 1), they will not 
therefore be reassessed for their suitability. To determine the suitability of the 
remaining sites they will be assessed using a methodology that broadly 
follows the selection criteria used to support the identification of preferred 
housing sites within the urban area of Wellingborough as part of the Site 
Specific Proposals Development Plan Document – Preferred Options. The 
criteria are derived from the Sustainability Objectives in the Sustainability 
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Appraisal. The methodology is similar to that undertaken by the JPU to 
assess strategic housing and employment sites. This approach will therefore 
provide some consistency with previous assessments. It also ensures that 
sites are assessed as objectively as possible. 

 
7.2 Draft criteria were consulted upon as part of the background paper that 

accompanied the issues and options consultation for the PBW. Issue 54 of the 
issues and options paper asked whether the town housing assessment 
methodology set out in the Town Housing Allocation Methodology and Site 
Selection Background Paper was appropriate. Six responses were received in 
regard to this issue, all of which have been taken on board and used to make 
appropriate changes to the town housing assessment methodology. A 
summary of these responses can be found in Appendix 2. 

 
7.3 The criteria for assessing sites are set out in Appendix 3.  They cover 

potential impacts including the effect upon landscapes, nature and heritage 
conservation as well as physical limitations or problems such as access, 
infrastructure, ground conditions, flood risk, hazardous risks, pollution or 
contamination.  A colour coding system has been used to identify the severity 
of any constraints as shown below. 

 

Assessment Definition 
 No constraints identified, development acceptable in 

principle or development would have a positive impact 

- Neutral impact or there may be constraints, but mitigation 
is possible 

 Significant constraints, although mitigation should be 
possible 

 Severe constraints where mitigation is unlikely to be 
possible and development is probably unacceptable 

? 
 

Uncertainty of impact or lack of information 

 
7.4 A site that has been assessed as having a number of constraints shown by a 

single cross  is not necessarily unsuitable; it just means that mitigation 
measures will be required. In some cases however this may have an impact 
on viability and therefore achievability. Sites with a double cross  have 
more severe constraints and are therefore more likely to be unsuitable and 
less deliverable. 

 
7.5 It is important to remember that not all criteria are of the same significance so 

the assessment should not be used alone to rank the sites into those that are 
most suitable. It does however act as a useful guide. The purpose of 
assessing each site against the sustainability criteria is to produce a 
consistent and comparable assessment which can be used to enable a 
judgement to be made as to which sites ought to be included in the plan.  

 
7.6 The methodology for assessing each of the criteria is set out in Appendix 4. 

The assessment has been conducted by council planning officers using both 
desk based information and information from site visits. Expert advice has 
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been obtained on matters of highway, biodiversity, archaeology and 
environmental health.   

 
 
 Availability 
 
7.7 The national Planning Practice Guidance (PPG) advises that a site is 

considered available for development, when, on the best information available 
(confirmed by the call for sites and information from land owners and legal 
searches where appropriate), there is confidence that there are no legal or 
ownership problems, such as unresolved multiple ownerships, ransom strips 
tenancies or operational requirements of landowners. Information on 
availability is contained within the SHLAA and it included as a set of criteria in 
the table in Appendix 3. Site landowners or promoters have all been asked to 
confirm this availability and the data has been updated accordingly. All sites 
with planning permission are considered to be available. 

 
 Achievability 
 
7.8 The PPG advises that a site is considered achievable for development where 

there is a reasonable prospect that the particular type of development will be 
developed on the site at a particular point in time. This is essentially a 
judgement about the economic viability of a site, and the capacity of the 
developer to complete and let or sell the development over a certain period.  

 
7.9 The North Northamptonshire Joint Core Strategy Pre-Submission Plan 

Viability Study Update3 produced by BNP Paribas Real Estate on behalf of the 
North Northamptonshire Joint Planning Unit (NNJPU) tests the ability of a 
range of development types throughout the NNJPU area (formed of a 
partnership of the boroughs/districts of Corby, East Northamptonshire, 
Kettering and Wellingborough) to viably meet planning policy requirements of 
the Pre-Submission Draft North Northamptonshire Joint Core Strategy (JCS). 
The study tests the cumulative impact of the emerging draft JCS policies, in 
line with the requirements of the NPPF and the Local Housing Delivery Group 
guidance ‘Viability Testing Local Plans: Advice for planning practitioners’ 
(June 2012). 

 
7.10 The viability study assessed several development typologies, reflecting both 

the range of sales values/capital values and also sizes/types of development 
and densities of development across the NNJPU area. The report finds that 
residential developments of 10, 15 and 75 dwellings in Wellingborough are 
generally viable and able to absorb either onsite affordable housing or an 
offsite financial contribution. Sites of 300 units and above are identified as 
incurring higher costs in relation to site infrastructure and as such are 
identified as being less viable than the smaller sites. The projected 
improvement in the property market coupled with the expected reduction in 

                                            
3
 

http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%
20FINAL%2026Jan14.pdf 
 

http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
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the extra over costs associated with building to higher standards of 
sustainability are expected to improve the viability picture and as a 
consequence deliverability.  

 
7.11 The NNJPU planning authorities have seen developments, similar to those 

identified within the study as being unviable, come forward in the NNJPU area 
over the last five years. In this regard the report highlights that on a site 
specific level there will be a range of factors determining whether a developer 
brings the site forward or not. These include but are not limited to the 
developer accepting a lower profit level or achieving lower build costs or 
factoring in growth to revenue.  

 
7.12 The viability study makes it clear that as an area wide study it makes overall 

judgements as to viability in the NNJPU area and does not account for 
individual site circumstances and in this regard should not be relied upon for 
individual site applications. Section 2 of the Local Housing Delivery Group 
guidance, identifies that: “The role of the test is not to give a precise answer 
as to the viability of every development likely to take place during the plan 
period. No assessment could realistically provide this level of detail. Some 
site-specific tests are still likely to be required at the development 
management stage. Rather, it is to provide high level assurance that the 
policies within the plan are set in a way that is compatible with the likely 
economic viability of development needed to deliver the plan.” The study is 
used in the context of this background paper therefore to provide an overall 
view of the viability of sites within Wellingborough. An additional criterion has 
been added to the assessment matrix to show an indicative assessment of 
viability which takes account of the scenario that most closely matches the 
policy requirements of the JCS. Sites assessed with challenging viability could 
still come forward for development depending on site specific circumstances. 

 

8.0 Site Selection 
 
8.1 Sites will only be taken forward to the next stage of the plan making process 

as potential allocations if, following the assessments outlined above, they 
score well in terms of suitability, availability and achievability. 

 
8.2 A summary of the results of the assessment are shown in Appendix 5, 

individual assessments are shown in Appendix 6. 
 
8.3 Sites which have scored a double cross () are those with the most severe 

constraints, it is therefore appropriate to exclude these from further 
consideration as part of a first stage sieve.  

 

Sites to be Excluded from Further Consideration (1st stage sieve) 

Site Ref Site Address Reason for Exclusion 

HW6 4 Westfield Road The landowner is unwilling to 
develop 

HW10 Kilborn Road Loss of important open space 
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HW11 Croyland Park Loss of important open space 

HW12 Land off Severn Close Loss of important open space 

HW14 Land at the corner of 
Northampton Road and Wilby 
Way 

Loss of a wildlife site and loss 
of important open space  

HW15 Doddington Road Loss of important open space 

HW16 Plot 23 Finedon Road Industrial 
Estate 

The site is significantly 
detached from an existing 
residential area being within an 
employment area   

HW17 53 - 55 Sanders Road The site is significantly 
detached from an existing 
residential area being within an 
employment area and the site 
is entirely located within a zone 
3 flood risk area 

HW20 Land off Irthlingborough Road The site is entirely located 
within a zone 3 flood risk area 

HW25 Site B TCAAP - Vauxhall 
Dealership 

Site is owned by two land 
owners one of which is known 
to be unwilling to develop. 

HW33 Fairlawn Centre, Spring 
Gardens 

Site is owned by three land 
owners one of whom is known 
to be unwilling to develop. 

HW34 Land Adj Merry Miller, Millers 
Lane 

The site is detached from the 
existing built up area of the 
town by the A45. It would lead 
to coalescence with Great 
Doddington. 

 
 
8.4 The remaining sites could be considered as potential allocations: 
 

Possible Housing Sites 

Site Ref Site Address Potential 
Capacity 

HW3 25 Gold Street 28 

HW4 Former Swimming Baths, Croyland Road 30 

HW5  George Cox Shoes, Westfield Road 25 

HW7 The Hope Centre, Guillemot Lane 15 

HW9 Windsor Road 147 

HW13 Dale End 150 

HW18  Leys Road/ Highfield Road 51 

HW19 Land Adjacent to Christchurch House, the 
Embankment 

15 

HW21 Hardwick Park 45 

HW22 Land between Finedon Road and Nest Lane 188 

HW23 Park Farm Way/Shelley Road 600 

HW24 East of Eastfield Road 75 
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HW26 Site C TCAAP - High Street 109 

HW27 Site D TCAAP – Queen Street 22 

HW28 Site E1 TCAAP - Tresham 41 

HW29 Site E2 TCAAP – Market Square 101 

HW30 Site G TCAAP – Alma Street/Cambridge Street 50 

HW31 Site I TCAAP – PO Sorting Depot 23 

HW32 Teamwork 38a Oxford Street 36 

HW35 47-61 Havelock Street 41 

HW36 90 Denington Road 68 

HW37 Land off Castle Mews 24 

 
  
8.5 Collectively these sites offer in excess of the scale of housing required for the 

plan period. It is therefore appropriate to have a second stage sieve. These 
sites are of varying suitability and availability. In choosing sites to allocate 
there is a desire to select the most suitable and most deliverable sites. This 
means choosing sites which most closely match the plan’s aims and 
objectives as well as the sites which are most likely to deliver housing in the 
plan period. A second stage sieve has therefore been conducted which seeks 
the following objectives: 

 

 Retains sites in active employment use unless the site is causing 
conflict with neighbouring uses (Policy 22 of the JCS) 

 Retains sites in active community use, including allotment use (Policy 7 
of the JCS) 

 Prioritises the use of brownfield sites (Policy 6 of the JCS) 

 Prioritises the most deliverable sites where there is a willing developer 
or landowner involved 

 Encourages regeneration of derelict, disused or underutilised sites 

 Supports regeneration of the town centre 
 

In determining suitability and deliverability and how sites can support the 
regeneration of the town centre regard has also be had to the findings of the 
Town Centre and Retail Study by WYG4. 

 

Sites to be Excluded from Further Consideration (2nd stage sieve) 

Site Ref Site Address Reason for Exclusion (based on 
the objectives) 

HW3 25 Gold Street The site is in active use as a 
factory shop, the landownership is 
unknown – availability therefore 
uncertain 

HW7 The Hope Centre, Guillemot 
Lane 

The site is in active community 
use, the owner has not made any 
contact – availability therefore 
uncertain 

                                            
4
 Borough Council of Wellingborough Town Centre and Retail Study, WYG Planning & Environment, 

January 2016 

http://www.wellingborough.gov.uk/downloads/file/6992/wellingborough_town_centre_and_retail_study_2016
http://www.wellingborough.gov.uk/downloads/file/6992/wellingborough_town_centre_and_retail_study_2016
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HW13 Dale End The site is in active recreational 
use 

HW18 Leys Road/Highfield Road The site is in active use. It is 
unclear whether the landowner is 
willing to develop - availability 
therefore uncertain. 

HW19 Land Adjacent to 
Christchurch House, the 
Embankment 

The owner has not made any 
contact – availability therefore 
uncertain. 

HW27 Site D TCAAP – Queen 
Street 

The site is in active use. Known to 
be in multiple ownership, 
individual landowners are 
unknown – availability therefore 
uncertain. 

HW28 Site E1 TCAAP - Tresham The Town Centre and Retail 
Study suggests that the Tresham 
Institute site should be 
redeveloped comprehensively for 
uses consistent with education.  

HW29 Site E2 TCAAP – Market 
Square 

The Town Centre and Retail 
Study identifies that 
redevelopment for the range of 
uses and amount of retail 
floorspace proposed in the 
TCAAP is unlikely to be 
deliverable. It is recommended 
that the site provides a good 
setting for an enhanced town 
centre market. 

HW32 Teamwork 38a Oxford Street The site is in active use, the 
owner has not made any contact – 
availability therefore uncertain 

HW35 47-61 Havelock Street The site is in active community 
use. 

HW36 90 Denington Road Development of the site would 
result in the loss of employment 
land in an industrial estate 

 
 
8.6 Of the remaining sites the availability and deliverability of sites is considered 

to be particularly critical. HW23 Park Farm Way/Shelley Road is identified as 
a strategic site on the key diagram of the JCS. It is a saved allocation from the 
adopted Local Plan (Policy U7). The assessment shows that it remains a 
suitable sustainable location. Despite the fact that it is a greenfield site, it is 
well connected to the town. The borough council has had pre-application 
discussions with the site promoters and local community consultation took 
place in late 2014 (http://wellingborough.csaenvironmental.co.uk/). An outline 
application has been submitted. The site is therefore also considered to be 
available and achievable. It is therefore suggested that this site remains as a 
local plan allocation. 

http://wellingborough.csaenvironmental.co.uk/


 

15 
 

 
8.7 Park Farm Way/Shelley Road could deliver all of the remainder of the 

objectively assessed need over the plan period. It is not however considered 
to be a robust approach to rely on three strategic sites to deliver all of the 
housing. In order to offer choice and flexibility in the housing market and to 
support the five year housing supply it is considered that other sites need to 
be considered. The viability assessment of the JCS also identified that the 
smaller sites tend to be the most viable, therefore including a mix of site sizes 
will support delivery of the plan. The following sites are all sites which have no 
significant constraints and are held by a landowner or developer willing to 
develop the site. It is therefore considered that these sites should be allocated 
to provide housing in the local plan: 

 
 

Suitable and Achievable sites for Allocation 

Site 
Ref 

Site Address Reason for Allocation (based 
on the objectives) 

HW4 Former Swimming Baths, 
Croyland Road 

This is a vacant, brownfield site 
with a landowner willing to 
develop 

HW5  George Cox Shoes, Westfield 
Road 

This is an underutilised brownfield 
site with a land owner willing to 
develop 

HW9 Windsor Road This is a vacant underutilised site 
with landowners willing to develop 

HW21 Hardwick Park The site is vacant and has a 
landowner willing to develop 

HW22 Land between Finedon Road 
and Nest Lane 

There are active uses on the site, 
but due to the scale of the site 
these could potentially be retained 
- this could be required through a 
site specific policy. Much of the 
site is underutilised. There is a 
willing landowner 

HW23 Park Farm Way/Shelley Road The site is vacant and has a 
landowner willing to develop. A 
planning application is expected 
shortly 

HW24 East of Eastfield Road There are active uses on the site, 
but due to the scale of the site 
these could potentially be retained 
- this could be required through a 
site specific policy. Much of the 
site is underutilised. There is a 
willing landowner 

HW26 Site C TCCAP – High Street This is an underutilised brownfield 
site, where there is a willing 
landowner. Development supports 
regeneration of the town centre. 

HW30 Site G TCAAP – Alma Street This is an underutilised brownfield 
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/Cambridge Street site. Development supports 
regeneration of the town centre. 

HW31 Site I TCAAP – PO Sorting 
Depot 

The site is an underutilised 
brownfield site. Development 
supports regeneration of the town 
centre. 

HW37 Land off Castle Mews The site is an underutilised site 
and has a landowner willing to 
develop. Development supports 
regeneration of the town centre. 

 
8.8 All of these sites, with the exception of HW31 and HW37 are already within 

the council’s published five year supply. These two sites are anticipated to 
deliver later on in the plan period. A map of all the sites is included in 
Appendix 7. It will be considered whether these sites will have site specific 
policies in the local plan to identify development principles for the sites. These 
could seek to mitigate constraints identified in the assessment, seek to retain 
features on the site or propose particular types of housing. They could also 
provide for a mix of uses to be provided. The housing capacity of the 
individual sites will therefore be confirmed after this assessment.  

 
8.9 Other sites considered as part of this assessment can still come forward for 

housing during the plan period if, for example, they are no longer in active 
employment or community use or if the landowner comes forward as willing to 
develop. In these cases they would contribute to the housing supply as 
‘windfall sites’.
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Appendix 1 

Long List of Sites  
 

 Sites discounted – with the reason  

 Sites to be included in the short list of potential sites for further assessment 

 Committed sites with planning permission 
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784 WE33  Land Adj Christchurch House, 
Embankment 

N  N U12 15  
HW19 

786 WE25  Plot 23 Sanders Road FRIE N    13  HW16 

797 WE27  53-55 Sanders Road FRIE N    18  HW17 

814 WE22  Doddington Road Cemetery and 
Allotments 

N  N L5 56  
HW15 

815 WE19  Dale End Park N  N L5 & 
G19 

150  
HW13 

816 WE16  Croyland Park N  N L5 & 
G19 

76  
HW11 

817 WE21  Saxby Bros Ltd, Chester Road Y WP/2012/0533 N  134 commitment, under 
construction 

 

873 WE5  Former Swimming Pool, 
Croyland Road 

N  N  30  
HW4 
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875 WE3  41 Debdale Road N  N U11 4 below the dwelling 
threshold 

HW2 

878 WE1  124 b Midland Road Y WP/15/00072/FUL N  3 Has Planning 
Permission  as of 13 
April ’15 for 3 dws – 
which is below the 
dwelling threshold 

HW1 

880 WE4  Depot 25 Gold Street N    28  HW3 

881 WE12  Rear of 3 Princess Way N    8 below the dwelling 
threshold 

HW8 

885 WE40  Land between Finedon Road 
and Nest Lane 

N  N  188  
HW22 

886 WE9  The Hope Centre Guillemot Lane N    15  HW7 

891   Site A TCAAP -Railway Club 
Broad Green 

Y WP/2014/0029 & 
WP/2014/0030 

Y PS8 78 Commitment, under 
construction 

 

892 WE7  4 Westfield Road N    11  HW6 

893 WE6  George Cox Shoes, Westfield 
Road 

N    25  
HW5 

894   Teamwork Wellingborough, 30a 
Oxford Street 

    36  
HW32 

895   Site K TCAAP Oxford House Y WP/2013/0669 Y PS4 44 Commitment, under 
construction 

 

897   Fairlawn Centre, Spring Gardens     61  HW33 

898 WE32  Leys Road/Highfield Road N  Y U1 51  HW18 

899   Site B TCAAP - Vauxhall 
Dealership 

N  Y PS8 139  
HW25 

903 WE39  Hardwick Park N  Y U6 45  HW21 

916 WE38 77 Land to the west of 
Wellingborough 

N    2500 Already been 
assessed by JCS as a 
strategic site 

 

929 WE17  Land west of Severn Close N    40  HW12 

986 WE14  Windsor Road N  Y U9 & 184  HW9 
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U10 

988 WE20  Land at Northampton Road N  N L5 & 
G19 & 
G18 

154  
HW14 

1108 WE34  Land off Irthlingborough Road    U14 & 
U16 

104  
HW20 

1115 WE42  Park Farm Way/Shelley Road N  Y U7 642  HW23 

1133 WE23 96 Land to the North and South of 
Furnace Lane and other adjacent 
sites (Pulse Park) 

N    2301 Already been 
assessed by JCS as a 
strategic site 

 

1203 WE15  Land off Kilborn Road N  N L5 & 
G19 

32  
HW10 

2155 WE41  Doddington Rd/Spur Road Y WP/2012/296 N  48 Commitment, under 
construction 

 

2156 WE43  East of Eastfield Road - Phase 3 N  Y U14, 
U20 

75  
HW24 

2208   WNORTH - independent 
landowners 

N  N  226 Already been 
assessed by JCS  as 
part of a strategic 
allocation 

 

2174 
998 

 71 WEAST - additional capacity to 
the east 

N  N  3000  Already been 
assessed by JCS as a 
strategic site.  

 

984 
& 
2103 

WE13 70 Land at Wilby Grange (prospect 
Park) 

N    600 Already been 
assessed by JCS as a 
strategic site 

 

 WE37  Land off Bourton Way Y WP/2013/0228 N  68 Commitment, under 
construction 

 

 WE43  East of Eastfield Road - Phase 2 Y WP/2013/0545 Y U14, 
U20 

157 Commitment, under 
construction 

 

   WEAST - Land Between Finedon 
Road & The Railway 

Y WP/2004/0600 Y U14, 
U17 

3100 Already been 
assessed by JCS as a 
strategic site. Has 
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consent 

   WEAST - independent 
landowners - Mandalin House 

N WP/2012/109 
Pending S106 

Y U14, 
U17 

25 Already been 
assessed by JCS  as 
part of a strategic 
allocation 

 

   WEAST - independent 
landowners - Irthlingborough 
Grange 

N WP/2013/0674 
Pending S106 

Y U14, 
U17 

40 Already been 
assessed by JCS  as 
part of a strategic 
allocation 

 

   WNORTH - land off A509 Niort 
and Northen Way 

Y WP/2012/0525 N  1500 Already been 
assessed by JCS as a 
strategic site. 

 

   Site C TCAAP - High Street 
(Slightly amended site area due to 
partial redevelopment)  

N WP/14/00175 
Not determined 

Y PS3 109  
HW26 

   Site D TCAAP - Queen Street N  Y PS9 22  HW27 

   Site E1 TCAAP - Tresham 
Institute 

N  Y PS1 41  
HW28 

   Site E2 TCAAP - Market Square N  Y PS1 101  HW29 

   Site F TCAAP - West End DIY 
and Fiddlers Elbow 

N  Y PS5 8 Does not meet 
minimum site threshold 

 

   Site G TCAAP - Alma St/ 
Cambridge St Backlands 

N  Y PS6 56  
HW30 

   Site H TCAAP - Cannon 
Street/York Road 

N  Y PS7 3 Does not meet 
minimum site threshold 

 

   Site I TCAAP – former PO 
Sorting Depot 

N  Y PS2 73  
HW31 

   8-32 Compton Road Y WP/2013/0075 N  14 Has planning 
permission 

 

   Gilmore Vale Ltd 9 Mill Road Y WP/2013/0571 N  14 Has planning 
permission 
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   Queensway Medical Centre Y WP/2013/0607 N  15 Commitment, under 
construction 

 

   Rear of 56 Nest Lane Y WP/2007/0152 N  16 Commitment, under 
construction 

 

   Hemmingwell, Lodge Nest Farm 
Crescent 

Y WP/2012/0013 N   Commitment, under 
construction 

 

   Land Adj Corn Mill Close 
Irthlingborough Road 

Y WP/2012/0482 N   Commitment, under 
construction 

 

   Garages, Buckwell End Buckwell 
place 

Y WP/2014/0097 N   Commitment, under 
construction 

 

   50-52 Midland Road Y WP/2014/0099 N   Commitment, under 
construction 

 

   Paragon Hotel, 4 Knox Road Y WP/2014/0515 N   Has planning 
permission 

 

   Land Adj 43- 65 Chapman Road, 
The Embankment 

Y WP/2014/0526 N   Commitment, under 
construction 

 

   Former Waendle Centre, 86 
Stanley Road 

Y WP/2014/0626 N   Has planning 
permission 

 

   2-4 Arthur Street Y WP/14/00809 N   Has planning 
permission 

 

   Land adj Merry Miller, Millers 
Lane, Wellingborough 

N  N  21  
HW34 

   47-61 Havelock Street, 
Wellingborough 

N  N  41  
HW35 

   90 Denington Road N  N  68  HW36 

   Land off Castle Mews N  N PS10 24  HW37 
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Appendix 2 
 

Issue 54 – Urban Housing Assessment Methodology 
Is the assessment methodology set out in the background paper Wellingborough Town 
Housing Allocation Methodology and Site Selection Appropriate  

Organisation  Name  Comments  Response  

Irchester Parish 
Council 

Mrs Nikki 
Daft  

Yes Noted 

Little Harrowden 
Parish Council 

Mrs Nikki 
Daft 

Yes Noted  

English Heritage 
Ms Anne 
Placket  

English Heritage is happy that the 
assessment methodology includes 
consideration of the effect of the 
development proposals on landscape 
and cultural heritage. However, there 
may still be cases where we will wish 
to comment on or object to a specific 
proposal.  

Noted. The council will 
continue to liaise with 
English Heritage as the 
plan is progressed.  

Hampton Brook 
Mr Sam  
Richardson  

Criterion 1 (Accessibility) is overly 
simplistic, poorly defined and 
therefore likely to be open to a high 
level of subjectivity during any 
assessment.  The criterion should 
break accessibility down into the 
various types of services and 
facilities (e.g. distance to schools, 
health centres, convenience stores, 
leisure facilities, open space etc.).  It 
should weight these services and 
facilities according to whether they 
are classed as essential or non-
essential and scores should be 
calculated on the distance and mode 
of transport that can reasonably be 
used to access that service or facility 
from the site.     

Agreed. The criteria for 
accessibility could be 
improved. The council will 
also use the JCS strategic 
sites selection criteria.  

Wellingborough 
Chamber of 
Commerce 

Mr James  
Wilson  

Further work is required on 
appropriateness of Housing 
Allocation Methodology and Site 
Selection 

Agreed. All of the original 
housing criteria have been 
reassessed in terms of 
appropriateness and 
amended as necessary.  

Anglian Water Mr Stewart 
Patience  

The Council's proposed methodology 
includes reference to the 'ease of 
utility provision' as a criterion which 
will be used to determine which 
housing sites should be included in 
the Local Plan. Anglian Water 
welcomes the reference made to 

The results used for the 
‘ease of utility provision’ 
criteria were based on the 
responses received to the 
2011 SHLAA update, which 
comprised responses from 
all utility providers, 
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utility provision. Water supply and 
wastewater infrastructure should be 
form part of this criterion. Anglian 
Water as water and sewage 
undertaker is able to provide advice 
to the Council as to the extent to 
which water and wastewater 
infrastructure improvements may be 
required to serve the sites identified 
in the consultation paper.  

including Anglian Water.  
The Joint Core Strategy 
has used this data when 
assessing strategic site for 
ease of utility provision. 
Therefore the borough 
council will also use this 
data for consistency.    
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Appendix 3 

 
Town Housing Site Assessment Criteria 
 

SA TOPIC SA OBJECTIVE DECISION MAKING CRITERIA SYMBOL 

SUITABILITY 

1. 
Accessibility  

To improve accessibility 
and transport links from 
residential areas to key 
services, facilities and 
employment areas and 
enhance access to the 
natural environment and 
recreation opportunities 

1.Accessibility  

Employment  Healthcare  Primary 
School  

Leisure 
Centre or 
attraction  

Local Shops  Overall score   

Walkable – 
employment 
close by  

Within 1 
mile of 
doctors  

Within 1 
mile 

Within 1 mile  Within 1 mile  10-15 = Good 
proximity to 
services  

 

Employment 
on bus route 
(30 mins 
frequency or 
better) 

Between 1-
3 miles of 
doctors and 
or bus 
route  

Between 1-
3 miles  

Between 1 - 3 
miles of 
leisure centre 
/ attraction on 
a bus route  

Between 1-3 
miles of shops 
and / or on a 
bus route  

6-10 = 
Medium 
proximity to 
services 

 

Access 
difficult 
without a car 

Greater 
than 3 
miles from 
doctors and 
not directly 
on bus 
route  

Greater 
than 3 
miles 

Greater than 3 
miles from a 
leisure centre 
/ attraction  

Greater than 3 
miles from 
shops  

5 = Poor 
Proximity to 
services 

 

Housing Ensure that new housing 
provided meets the needs 
of the area, provide 
affordable and decent 
housing for all 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a 
criterion for choosing between sites. 

N/A 

2. Health Improve overall levels of 
physical, mental and social 

2.1 Recreational facilities:  

2.1.1 Would provide new existing sporting or recreational facilities, including allotment land.  
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well-being, and reduce the 
disparities between different 
groups and different areas 

2.1.2 Not result in the loss of any indoor or outdoor sporting or recreational facilities - 

2.1.3 Result in the loss of existing indoor or outdoor sporting or recreational facilities, 
including allotment land, but could be mitigated  

 

2.2 Health and Safety:  

2.2.1 Not within a specified consultation zone of a notifiable installation (Health and Safety 
Executive).  

- 

2.2.2 within the specified consultation zone of a notifiable installation – development 
however is unlikely to be precluded   

 

2.2.3 Within a specified consultation zone of notifiable installation – development likely to be 
precluded.  

 

Crime To improve community 
safety, reduce the 
incidences of crime and the 
fear of crime - a safe place 
to live 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a 
criterion for choosing between sites. 

N/A 

3. 
Community 

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

3.1 Impact on community facilities  

3.1.1 Results in an increase in facilities   

3.1.2 Site will have no specific impact on community facilities other than those specified by 
Criterion 2.1 (e.g. village halls, community centres, scout huts, church etc.) 

- 

3.1.3 Development would result in the loss of a community facility  

Skills To improve overall levels of 
education and skills 

Not relevant to this assessment. It will not assist in choosing between sites. N/A 

4. Liveability To create healthy, clean 
and pleasant environments 
for people to enjoy living, 
working and recreating in 
and to protect and enhance 
residential amenity. 

4.1 Liveability - Noise and Odour  

4.1.1 Be > 1km away from any source of noise (trunk road, railway or other major source) or 
odour or major source of air pollution  

 

4.1.2 Be > 100m but < 1km from any source of noise. Be unlikely to be affected by any 
source of unpleasant odour or major source of air pollution  

- 

4.1.3 Be < 100m from any source of noise. Be affected by any source of unpleasant odour 
and major air pollution. 

 

4.2 Residential amenity 

4.2.1 Development would be positive to the existing surrounding residential amenity by 
removing disruptive features associated with the current use(s) of the site. (e.g. noise and/ 
or odour; disruptive to the existing residential amenity or surrounding vehicular or pedestrian 
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traffic) 

4.2.2 The site is within a predominantly residential area and therefore likely to have good 
residential amenity 

 

4.2.3 The site is within a mixed use area - 

4.2.4 The site is within a predominantly non-residential area where there is a potential for 
disruption to residential amenity 

 

5. 
Biodiversity 

To protect, conserve and 
enhance biodiversity, 
Geodiversity, wildlife 
habitats and green 
infrastructure to achieve a 
net gain and to avoid 
habitat fragmentation 

5.1 Impact of development on bio-diversity (RNP assessment) 

5.1.1 Not within an area of sensitivity or within an area of low sensitivity  - 

5.1.2 Within an area of medium sensitivity   

5.1.3 Within an area of high sensitivity   

5.2 Impact of development on a protected species or on a site recognised for its wildlife or 
geological importance  

5.2.1 The site has no known wildlife or geological interest  

5.2.2.The site has some biodiversity interest ( e.g.  contains natural or semi-natural habitat 
or is identified as a PWS) mitigation will allow development of at least some of the site 

- 

5.2.2 The site is designated as a LWS – it may be possible for some of the site to be 
developed with appropriate mitigation 

 

5.2.3 Significant constraints such that it is not considered appropriate for development to 
take place. Lead to permanent disturbance of known protected species and extensive land 
take of their habitat or significant impact on SSSIs. Fragment acknowledged areas of habitat 

 

6. Landscape To protect and enhance the 
quality, character and local 
distinctiveness of the 
natural and cultural 
landscape and the built 
environment 

6.1 Impact on visual landscape 

6.1.1 Within an area of low sensitivity or not within an area of sensitivity  - 

6.1.2 Within an area of medium sensitivity   

6.1.3 Within an area of high sensitivity   

6.2 Existing form of the Town: 

6.2.1 The development of the site for housing would have a significant positive effect on the 
existing form and character of the town, (e.g. Opportunities for gateway development, 
bringing forward the development of derelict land in prominent locations) 

 

6.2.2 The development of the site for housing would have a neutral effect on the existing 
form and character of the town 

- 

6.2.3 The development of the site for housing would have a significant negative effect on the 
existing form and character of the town (e.g. he development would adversely affect the 
setting of a listed building or prominent vistas/view lines)but mitigation should be possible  

 

6.2.4 There are severe constraints (e.g. development would result in coalescence with 
neighbouring settlements or is detached from the existing built up area.)  

 

6.3 Character and setting of the Town: 

6.3.1 The site would result in the loss of open space or land which is significant to the  



 

27 
 

character, form or setting of the town (e.g. development of LGS land) 

6.3.2 The site would not result in the loss of open space or land which is significant to the 
character, form or setting of the town (e.g. development of LGS land) 

- 

7. Cultural 
Heritage 

Protect and enhance sites, 
features and areas of 
historical, archaeological, 
architectural and artistic 
interest and their settings 

7.1 Cultural Heritage 

7.1 Development would be positive by enhancing a designated historic asset (e.g. removing 
unattractive features to enhance the setting or ensuring the survival of a designated asset) 

 

7.2 Have no effect on any heritage assets - 

7.3 Constraints identified although it may be possible for some development with 
appropriate mitigation (e.g. development within a conservation area or the setting of a listed 
building or development affecting a local heritage asset) 

 

7.4 Significant constraints identified such that it is not considered appropriate for 
development to take place (e.g. development involving the loss of or harm to a designated 
heritage asset or on a SAM) 

 

7.2 Archaeology 

7.2.1 Site has no archaeology or archaeological activity or the site has had archaeology 
excavated in advance of current buildings or previous quarrying practices. 

 

7.2.2 No known archaeology or archaeological activity. Site may have some potential for 
activity but the area has never been archaeologically investigated. 

- 

7.2.3 Site has real potential for archaeological activity due to any visual features found on 
the land (e.g. cropmarks, significant artefact finds, etc.) 

 

7.2.4 Site has significant archaeological activity such that it is not considered appropriate for 
development to take place 

 

Climate 
Change 

Reduce the emissions of 
greenhouse gases and the 
impact of climate change 
(adaptation) 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a 
criterion for choosing between sites. Other objectives such as Water Conservation and 
Management contribute to addressing climate change. 

N/A 

Air To maintain or improve 
local air quality 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a 
criterion for choosing between sites. 

N/A 

8. Water  Maintain or improve the 
quality of ground and 
surface water resources 
and minimise the demand 
for water 

8.1 Impact on water resources  

8.1.1 Not located on a ‘Major High’ permeable strata - 

8.1.2 Be located on a ‘Major High’ permeable strata   

9. Natural 
Hazard 

Reduce the impact of 
flooding and avoid 
additional risk 

9.1 Impact on flood risk  

9.1.1 The site is outside a designated flood zone  

9.1.2 The site is entirely located in or is partly affected by a zone 1 flood risk area / and or 
entirely located in or is partly affected by a zone 2 flood risk area / and or is partly affected 
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by a zone 3 flood risk area. 

9.1.3 The site is entirely located within a zone 3 flood risk area  

10. Soil and 
Land 

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

10.1 Agricultural land: 

10.1.1 Development would not affect any agricultural land   

10.1.2 Development is not likely to result in the loss of best and most versatile agricultural 
land (grades 1, 2, or 3a) 

- 

10.1.3 Development is likely to result in the loss of best and most versatile agricultural land  

10.2 Previously developed land: 

10.2.1 The site is brownfield  

10.2.2 A significant proportion of the site is brownfield  - 

10.2.3 The site is predominately greenfield   

10.3 Land Stability: 

10.3.1 There are no known land stability issues in the area  

10.3.2 There are potential land stability issues in the area - 

10.3.3 There are known land stability issues in the area  

10.4 Land Contamination:  

10.4.1 There are no known land contamination issues   

10.4.2 There are potential land contamination issues  - 

10.4.3 There are known land contamination issues   

11. Minerals Ensure the efficient use of 
minerals and primary 
resources 

11.1 Impact on minerals stock  

11.1 The site is located outside of land allocated for mineral extraction and outside an area 
of sand and gravel safeguarding area as stated in the Northamptonshire Minerals Local Plan 
/ Northamptonshire Minerals and Waste Development Framework 

 

11.2 The site is partially located on land allocated for mineral extraction and/ or a sand and 
gravel safeguarding area as defined in the Northamptonshire Minerals Local Plan / 
Northamptonshire Minerals and Waste Development Framework. 

- 

11.3 The site is entirely located on land allocated for mineral extraction and/ or a sand and 
gravel safeguarding area as defined in the Northamptonshire Minerals Local Plan / 
Northamptonshire Minerals and Waste Development Framework. 

 

Energy Use To mitigate climate change 
by minimising carbon based 
energy usage by increasing 
energy efficiency and to 
develop North 
Northamptonshire’s 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a 
criterion for choosing between sites. 

 N/A 
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renewable energy resource, 
reducing dependency on 
non-renewable resources. 

Waste To reduce waste arisings 
and increase reuse, 
recycling and composting 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a 
criterion for choosing between sites. 

N/A 

12. 
Employment 

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

12.1 Impact on employment  

12.1.1 Development on the site will result in the loss of employment (e.g. will involve the loss 
of jobs from any use currently on the site or result in the loss of  employment land from an 
existing employment estate) 

 

12.1.2 Site will have no impact on employment provision - 

Wealth 
Creation  

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

Not relevant to this assessment. It will not assist in choosing between sites. N/A 

13.Town 
Centres 

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

13.1 Impact on town centre  

13.1.1 The site will provide housing in the town centre which will increase the vitality of the 
area for example by introducing an active frontage or utilising under-used space 

 

13.1.2 The site will have no impact on the town centre - 

13.1.3 The site would result in the loss of a main town centre use (e.g. active primary retail 
frontage) 

 

14. PHYSICAL LIMITATIONS 

N/A N/A 14.1 Physical Constraints: 

14.1.1 The site has no obvious physical constraints   

14.1.2 The site has physical constraints that can be mitigated (e.g. TPOS, existing buildings) - 

14.1.3 The site has constraints that cannot be mitigated (e.g. extremely steep slopes, gas 
pipeline) 

 

14.2 Ease of utility provision: 

14.2.1 Very easy to service (score of 5 from SHLAA)  

14.2.2 Easy, average or moderately easy (score of 4, 3 or 2 from SHLAA) - 

14.2.3 Least easy to service (score of 1 from SHLAA)  
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14.3 Existing Use: 

14.3.1 Site is vacant   

14.3.2 Site is in active use but will not need to be relocated ( e.g. existing residential garden) - 

14.3.2 Site is in current active use which may need to be relocated (e.g. business or 
community use includes recreational open space) 

 

14.4 Vehicular access: 

14.4.1 No known constraints to vehicular access  

14.4.2 Vehicular access unsuitable and or restrictive but possible though effective mitigation  

15. AVAILABILITY 

N/A N/A 15.1 Site ownership  

15.1.1 The site is held by a developer or landowner willing to develop or the site already has 
planning permission (score of 5 from SHLAA) 

 

15.1.2 Ownership is unknown (score of 3 or 2 from SHLAA) or owner has not been 
contactable. 

- 

15.1.3 Site is known to be in complex or multiple ownership (score of 0 from SHLAA) or 
there are ownership issues that need to be resolved such as tenancy agreements 

 

15.1.4 Site is owned by a landowner who is known to be unwilling to develop their land.  

16. ACHIEVABILITY 

N/A N/A 16.1 Viability  

16.1.1 The site is expected to be viable (taking account of CSH Level 3, CIL, S106, Lifetime 
Homes and 30% affordable Housing (85:15 tenure split)) 

 

15.1.2  Viability of the site is expected to be marginal (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 

- 

15.1.3 Viability of the site is expected to be challenging (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
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Appendix 4 

 
Site Assessment Methodology 
 

Criteria  Methodology for assessment  
Accessibility Sites have been assessed based on their proximity to Employment, healthcare, 

primary schools, Leisure centres and local shops. This assessment has been 
undertaken using GIS.  
Proximity to employment in this regard means proximity to industrial estates (e.g. 
Denington Industrial Estate, Wellingborough). Information on doctor’s surgeries, 
primary schools and bus routes has been derived from Northamptonshire county 
Council Interactive Mapping.  
Each site has been awarded a score of 1 to 3 in respect of its proximity to each 
service with a score of 3 indicating that proximity to a particular service is ‘good’ 
whilst scores of 2 and 1 represented ‘medium’ and ‘poor’ access respectively. The 
individual scores have then been added together to provide an overall score. For 
example, a total score within the range of 11 to 15 would result in an overall 
assessment of ‘good’ for residential development.   

Recreational 
facilities  

This assessment has been undertaken using GIS. Sporting and recreational facilities 
are taken to include gyms and leisure centre, accessible open space, allotments etc.  

Health and 
Safety  

This criterion assesses the development sites that may be entirely or largely 
precluded due to their proximity to a notifiable installation. Some sites may be able to 
mitigate this by restricting certain size, types or amount of development. This 
assessment has been undertaken using GIS. 

Community  The impact on community facilities has been assessed. This includes those 
community facilities as outlined in the NPPF, this does not include any facilities that 
fall within the Reactional facilities criterion. This assessment has been undertaken 
using GIS. 

Liveability  This has focused primarily on the proximity to major roads, railway lines, and existing 
employment uses. Where a site is located adjacent or in close proximity to a 
pollution source an ‘amber’ score has been given in the assessment. Environmental 
Health have been contacted and have commented on each individual site regarding 
noise, air and odour pollution. This has been accounted for in the overall 
assessments.  

Residential 
amenity  

This assessment is based on housing development removing disruptive features 
associated with the sites current use (e.g. noise or odour).  

Impact on 
biodiversity 
sensitivity  

The RNRP Environmental Sensitivity Consolidation study (2009) 
(www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought together earlier 
studies to identify areas of high, medium or low sensitivity of three landscape 
elements (visual landscape, biodiversity and cultural heritage) in relation to their 
potential to accept mixed use development. The data in this document has been 
used to determine the sensitivity score.  

Impact on 
protected 
species of 
wildlife site  

GIS mapping has been used to determine if the site is likely to affect a site of 
international or national importance; land designated as a Local Nature Reserve, 
local wildlife site, or local geological site; a potential wildlife site; and/or protected 
species. The NIA Natural Development Officer was also contacted for comments on 
impact on biodiversity. And protected species.  

Impact on 
visual 
landscape  

The RNRP Environmental Sensitivity Consolidation study (2009) 
(www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought together earlier 
studies to identify areas of high, medium or low sensitivity of three landscape 
elements (visual landscape, biodiversity and cultural heritage) in relation to their 
potential to accept mixed use development. The data in this document has been 
used to determine the sensitivity score. 

Existing form This has focused on identifying the likelihood of coalescence, the impact on 

http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1134
http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1134
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of the town  prominent views or vistas, detachment from the settlement (eg due to a main road or 
railway), the setting of a listed building, and the opportunity to enhance the gateway 
into a town through, for example, the redevelopment of a prominent brownfield site.  

Character and 
setting 

Effects on character and setting of the town included the loss of open space (LGS 
land). This assessment has been undertaken using GIS. 

Cultural 
heritage  

This focussed on heritage assets including scheduled ancient monuments, historic 
parks and gardens, and whether the sit fell within a conservation area.  

Archaeology  The archaeology department at Northamptonshire County Council have been 
contacted regarding this assessment. They provided comments on individual sites as 
to whether there was the is the presence or possible presence archaeology or 
archaeological activity on the site.  

Water  The impact on water resources was assessed on the groundwater vulnerability of a 
site. A site located on a major high permeable strata has a higher ground water 
vulnerability and therefore scored an amber.  

Flood risk  Sites where development would be entirely within flood zone 3 are scored red. In 
practice the assessment indicates that whilst a number of sites on the short list 
include land within zones 2 and 3 the designation applies to a limited area of the site. 
Such land may well provide opportunities development on the undesignated section 
and for ancillary uses such as recreation and biodiversity enhancement within the 
designated part.  

Agricultural 
land  

The Agricultural Land Classification (ALC) system defines the best and most 
versatile land as Grades 1, 2 and 3a. This is the land which is most flexible, 
productive and efficient in response to inputs and which can best deliver future crops 
for food and non-food uses such as biomass and pharmaceuticals. There is also 
grade 3b and 4 agricultural land. The council holds GIS mapping information on the 
grading in Wellingborough. These maps, however, do not distinguish between Grade 
3a and Grade 3b land and for the purposes of the assessment a precautionary 
approach has therefore been adopted with any area of Grade 3 land assumed to 
include best and most versatile land (i.e. Grade 3a).  

Previously 
developed 
land  

Previously developed land is defined in national planning policy as ‘Land which is or 
was occupied by a permanent structure, including the curtilage of the developed land 
(although it should not be assumed that the whole of the curtilage should be 
developed) and any associated fixed surface infrastructure. This excludes: land that 
is or has been occupied by agricultural or forestry buildings; land that has been 
developed for minerals extraction or waste disposal by landfill purposes where 
provision for restoration has been made through development control procedures; 
land in built-up areas such as private residential gardens, parks, recreation grounds 
and allotments; and land that was previously-developed but where the remains of 
the permanent structure or fixed surface structure have blended into the landscape 
in the process of time’.  

Land stability  Where it is known that there has been historic mining in the area, this has been 
assessed as being a potential land stability constraint. 

Land 
Contamination  

In order to access this criterion Environmental Health has been contacted and have 
commented on each site in terms of land contamination. Returned Additional site 
checklists also requested information on contaminated land.  

Minerals 
Stock  

The Northamptonshire Minerals and Waste Development Framework (MWDF) 
allocate sites for mineral and waste development. The maps identifying land 
allocated for minerals extraction of sand and gravel safeguarding have been used to 
assess the impact of development. 

Employment  Housing sites have been assessed regarding impact on employment. Housing may 
in some case result in the loss of employment sites resulting in possible reduce 
employment opportunities and disparities. GIS, google maps, council tax and land 
searches have been used to assess this criterion.  

Town centre  Housing provided in the town centre is likely to increase vitality of the area where it 
does not result in the loss of a main town centre use as outlined in the NPPF.  

Physical This criterion focuses on constraints that can be mitigated (TPO’s existing buildings) 
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constraints  and constraints that cannot be mitigated (steep slopes, gas pipelines) however some 
sites may be affected by major constraints only on part of the site, leaving part of the 
site developable, in such cases sites have scored a yellow.  

Ease of utility 
provision  

In preparing the 2011 update to the SHLAA, electricity, gas, water and phone/cable 
infrastructure providers were contacted and asked to grade settlements according to 
the ease with which these could be serviced. Responses were received from Central 
Networks, National Grid and Anglian Water whilst the Strategic Flood Risk 
Assessments were used to provide scores for surface water. It was not possible to 
obtain updates from telecommunications companies and the scores in the earlier 
2009 SHLAA were therefore used. An average utilities score for each settlement was 
generated from the information to provide an overall ‘ease of utility provision’ score.  
The assessment concluded that all of the Growth Towns and Market Towns are 
‘average’ to service and consequently, based on the findings of the study it has not 
been possible to conclude from the evidence that any strategic location offers an 
advantage over other locations in terms of ease of utility provision and all sites have 
therefore been assessed as yellow. 

Existing use  Sites that are vacant are scored green as they are likely to come forward quicker 
and more easily. GIS, google maps, council tax and land searches have been used 
to assess this criterion. 

Vehicular 
access  

Northamptonshire County Council has provided an assessment of the adequacy of 
potential access points into the site and the capacity of the highway network to 
accommodate the proposed scale of development.  

Availability  National Planning Policy Guidance (NPPG) indicates that a site is considered 
available, when, on the best information available there is confidence that there are 
no legal or ownership problems. This will often mean that the land is controlled by a 
developer or landowner who has expressed an intention to develop, or the 
landowner has expressed an intention to sell. The assessment is based on 
information in the North Northamptonshire SHLAA for housing sites and the 
Northamptonshire SELA for employment land. This information has subsequently 
been updated for individual sites where further information has become available, for 
example through the returned site checklists. All known landowners have been 
contacted following land registry searches. 

Achievability Sites are scored using the data from the North Northamptonshire Joint Core Strategy 
Pre-Submission Plan Viability Study Update5 produced by BNP Paribas Real Estate 
on behalf of the North Northamptonshire Joint Planning Unit (NNJPU). The study 
tested various typologies and scenarios to viably meet planning policy requirements. 
For the purpose of this assessment the results for the scenario which most closely 
matches the emerging policies in the JCS is used – ie taking account of CSH Level 
3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split social 
and affordable rent: intermediate tenures). Sites are matched to the closest typology 
in terms of size, and sites on previously developed sites use the 
industrial/warehousing benchmark. It is important to note that sites which are 
identified as having marginal or challenging viability could be made viable by 
reducing the affordable housing requirement or changing the housing tenure ratio. 

 
 

                                            
5
 

http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026J
an14.pdf 
 

http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
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Appendix 5 

Summary of Site Assessments 
 

1.1.

1

1.1.

2

1.1.

3

2.1.

1

2.1.

2

2.1.

3

2.2.

1

2.2.

2

2.2.

3

3.1.

1

3.1.

2

3.1.

3

4.1.

1

4.1.

2

4.1.

3

4.2.

1.

4.2.

2

4.2.

3

4.2.

4

5.1.

1

5.1.

2

5.1.

3

5.2.

1

5.2.

2

5.2.

3

5.2.

4

6.1.

1

6.1.

2

6.1.

3

6.2.

1

6.2.

2

6.2.

3

6.2.

4

6.3.

1

6.3.

2

7.1.

1

7.1.

2

7.1.

3

7.1.

4

7.2.

1

7.2.

2

7.2.

3

7.2.

4

8.1.

1

8.1.

2

9.1.

1

9.1.

2

9.1.

3

10.

1.1

10.

1.2

10.

1.3 

10.

2.1

10.

2.2

10.

2.3

10.

3.1

10.

3.2

10.

3.3

10.

4.1

10.

4.2

10.

4.3

11.

1.1

11.

1.2

11.

1.3

12.

1.1

12.

1.2

13.

1.1

13.

1.2

13.

1.3

14.

1.1

14.

1.2

14.

1.3

14.

2.1

14.

2.2

14.

2.3

14.

3.1

14.

3.2

14.

3.3

14.

4.1

14.

4.2

15.

1.1

15.

1.2

15.

1.3

15.

1.4

16.

1.1

16.

1.2

16.

1.3

Area (ha) Matrix 

Id

Site Address

 -   -  -    -   -    -  -    -   -    -    -  -    -   -      -   -   -   -   -   -  -   -   -   -     -    - 

0.63 HW3 25 Gold St  - - - -  -  - - - - - -     -   - - -   - 

0.74 HW4 Former swimming baths, Croyland Road, NN8 2AU - - -   -  - - - - - -     -  - -  -    

0.55 HW5 46 Westfield Road NN8 3HB  - - -   -  - - - - - -     -   - - -    

0.27 HW6 4 Westfield Road NN8 3JT  - - -   -  -  -  - -     -   - - -    

0.30 HW7 The Hope Centre, Guillemot Lane NN8 4UH - -    -  - - - -  -       - - - -   - 

6.55 HW9 Windsor Road   - -   -  - - - - - -       - - - -    

1.19 HW10 Kilborn Road   - -   -  - -  - - -     -  - -  -    

2.26 HW11 Croyland Park   - -   -  - -  - - -       - - - -    

0.88 HW12 Land off Severn Close  - - -   - - - -  - -        - - - -    

5.00 HW13 Dale End   - -   - - - -  - - -     -  - -  -    

5.47 HW14 Land at the corner of Northampton Road and Wilby Way - - -   -  -   - - -       - -  -    

4.96 HW15 Doddington Road   -   - - - - - - - -      -  - - - -    

0.26 HW16 Plot 23 Finedon Road Industrial Estate  -  -   -  -  - - - -     -  - -  -    

0.41 HW17 53 - 55 Sanders Road  -  -   -  -  - - - -     -   - - -   - 

1.14 HW18 Leys Road/Highfield Road  - - - -  -  - - - - - -     -   - - -    

0.36 HW19 Land adjacent to Christchurch House The Embankment - - - - - -  - - - - - -     -  - - - -   - 

2.77 HW20 Land off Irthlingborough Road   - -  - -  - - - - - -        - - -    

1.00 HW21 Hardwick Park  - - -   -  - - - - - -       - -  -    

16.70 HW22 Land between Finedon Road  and Nest Lane   - - - - - - - - - - -     -  - - - -    

28.52 HW23 Park Farm / Shelley Way  - - -   -  - - - - - -       - -  -    

21.28 HW24 East of Eastfield Road   - -  - - - - - - - - -   -     - - -    

1.14 HW25 Site B TCAAP - Vauxhall Dealership  - - -   -  - - -  - -     -    - -    

3.75 HW26 Site C TCAAP - High Street  - - -  - -  - - -  - -     -  -  - - -   

0.4 HW27 Site D TCAAP - Queen Street  - -   - -  -  -  - -     -    - -    

0.46 HW28 Site E1 TCAAP - Tresham  - - -  - -  - - -  - -     -  -   -    

1.86 HW29 Site E2 TCAAP - Market Square  - - -  - -  - - -  - -     -  -  - -    ? ? ?

0.83 HW30 Site G TCAAP - Alma Street Cambridge Street - - -  - -  - - -  - -     -    - -    

0.45 HW31 Site I TCAAP - PO Sorting Depot  - - -  - -  - - -  - -     -    - -    ? ? ?

0.4 HW32 Teamwork 38a Oxford Street  - -    -  - - - - - -   -  -    - -   - 

0.68 HW33 Fairlawn Centre, Spring Gardens  - -    -  - - -  - -         - -    

0.46 HW34 Land adj Merry Miller, Millers Lane, Wellingborough - - -       - - - -       - -  -    

0.5 HW35 47-61 Havelock Street, Wellingborough  - -   - -  - - - - - -       -  - -    

1.5 HW36 90 Denington Road (Former Seimens Unit) - - -   -  - - - - - -     - -  - - -    

1.5 HW37 Land of Off Castle Mews  - - -  - -  - - - - - -     -  -   -    

10. Soil and Land 

Agricultural land, Brow nfield land, Land stability and 

Land Contamination

6. Landscape 

Visual landscape, Existing tow n form, 

Character and setting

Sustainability Matrix

1. Access 

services

2. Health  Recreation              

Health & Safety

3. 

Community

4.Liveability 

Noise and amenity
16. Viability

5.Biodiversity

Sensitivity and site type

11. 

Minerals

12. 

Employ

ment

13. Town 

Centres 

14. Physical Limitations

 Physical Constraints - Utility provision - Existing 

use - Access

15. Availability
7.Cultural Heritage 

Cultural heritage & archaeology

8. 

Water 

Quality

9.Natural 

Hazard
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Appendix 6 

Individual Site Assessments 
 

 

Site: HW3 – 25 Gold Street 

Other References: SHLAA: 880  SSPDPD: WE4 

Site Area: 0.63 ha Site Capacity: 28 dws 

Proposed Development: Housing 

Site Description: The site is located in close proximity to the town centre; the site is currently a factory site 
but is located within a residential area of mixed design and character.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site would not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and 
safety 

The site is not within a specified consultation zone of a notifiable installation 
(Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

The development of the site will have no specific impact on community 
facilities. 
 
Analysis - GIS Constraints  

- 
 

Liveability Site is next to a petrol station. Environmental Health Officer response states 
that an air quality assessment would be required.  
 

- 
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Analysis - GIS Constraints and EH Response  

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to have 
good residential amenity  
 
Analysis - GIS Constraints  

 

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity 
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Biodiversity 
impact on 
species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints  and NIA response 

 

Visual 
landscape  

The site is not within an area of landscape sensitivity 
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on the 
existing form and character of the town.   
 
Analysis - GIS Constraints  

- 

Character and 
setting of the 
town 

The site would not result in the loss of open space or land which is significant 
to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural 
heritage 

Development would have no effect on any heritage assets 
  
Analysis - GIS Constraints  

- 

Archaeology No known archaeology however Medieval potential -need further information 
to assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is Brownfield as it is currently a factory shop 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue. As the site is a factory site 
Environmental Health have suggested a risk assessment will be required 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and outside 
an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints  based on Northamptonshire Minerals and Waste 
Development Framework 

 



 

37 
 

Employment Development on the site will result in the loss of a small amount of 
employment as the site is currently a factory shop  
 
Analysis - GIS Constraints  

 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of existing 
buildings on site  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in current active use which may need to be relocated as it is a 
business.  
 
Analysis - GIS Constraints  

 

Vehicular 
access 

There is an existing access from Gold Street.  Development is likely to have 
most impact on Broad Green/ Little Green junction which is already at 
capacity. 
 
Analysis: NCC Highways Response 

 

Ownership  There has been no contact from the owner.  
 
 

- 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value 

Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 

The site is in active use as a factory shop, the landownership is unknown – availability therefore uncertain 

Exclude from further consideration 
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Site: HW4 – Former Swimming Baths, Croyland Road 

Other References: SHLAA: 873   SSPDPD: WE5 

Site Area: 0.74 ha Site Capacity: 30 dws 

Proposed Development: Housing  

Site Description: The site is located within the north of Croyland Park, which is to the south of the town 
centre. There is a water course (Swanspool Brook) running to the West of the site. Part of the site is 
tarmacked and used to be the former swimming baths.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable installation 
(Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any source of noise, odour or major source of 
air pollution  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to have 
good residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on the 
existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space however the site is 
adjacent to LGS 
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water Not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk Site is partly affected by flood zone 2 in the south west corner 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land outside the town boundary 
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The majority of the site is brownfield as it was the former swimming bath and 
is currently a concrete car park. There is some green space to the south of 
the site.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

Possible infilled ground, therefore potential for land contamination issue - 
Risk assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and outside 
an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and Waste 
Development Framework 

 

Employment Site will have no impact on employment provision 
 

- 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access There is an existing access from Croyland Road which would require minimal 
upgrading to accommodate development. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council. 
 
 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, S106, 
Lifetime Homes and 30% affordable Housing (85:15 tenure split)) using 
residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
This is a vacant, brownfield site with a landowner willing to develop 
 
Suitable and achievable site for allocation 
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Site: HW5 – George Cox Shoes, 46 Westfield Road, NN8 3HB 

Other References: SHLAA: 893   SSPDPD: WE6 

Site Area: 0.55 ha Site Capacity: 25 dws 

Proposed Development: Housing 

Site Description: The site is located to the west of the town centre in a residential area. The site currently 
has units on it. It is located near to Bassets Close Park.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any source of noise, odour or major 
source of air pollution  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity, it is recommended that a Boot and shoe survey 
needed as the area has never been archaeologically investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is Brownfield as it has been developed as a factory unit at 
present.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is a factory site 
- Risk assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the  
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factory that is currently on site.  
 
Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints MXD 

- 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings and a 
Telecommunications mast 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Part of the site is in current active use, although much of the site is 
underutilised.  
 
Analysis - GIS Constraints  

 

Vehicular access Access can be achieved from Westfield Road. Impact on Westfield Road/ 
Brickhill Road will need further investigation 
 
Analysis: NCC Highways Response 

 

Ownership The private land owner is willing to develop the land.  
 
Analysis – contact with landowner 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
This is an underutilised brownfield site with a landowner willing to develop. 
 
Suitable and achievable site for allocation 
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Site: HW6 – 4 Westfield Road NN8 3JT 

Other References: SHLAA: 892  SSPDPD: WE7 

Site Area: 0.27 ha Site Capacity: 11 

Proposed Development: Housing 

Site Description: The site is on the border of the town centre boundary in the west of Wellingborough. 
The site is within a residential area and is located near to Bassets Close Park.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints  

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any source of noise, odour or major 
source of air pollution  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints  and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The site contains 3 listed buildings therefore development for housing 
could have significant negative effect on the existing form and character 
of the town by affecting the setting of these existing buildings. Possible to 
retain listed buildings and employ good design, therefore mitigation 
should be possible  
 
Analysis - GIS Constraints  

 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural heritage The majority of the site is located within the town conservation area, 
possible for some development with appropriate mitigation.  
 
Analysis - GIS Constraints  

  
 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield as it has been previously developed. The site 
consists of residential dwellings and a business.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Part of the site is currently a depot site and therefore there is potential for 
land contamination issue - Risk assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
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Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

Employment Development of the site will result in the loss of employment from the 
depot.  
 
Analysis - GIS Constraints  

 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings on site  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in current active use which may need to be relocated as part of the 
site is in business use.  
 
Analysis - GIS Constraints  

 

Vehicular access Potentially accessible from Hardwick Road or Westfield Road. Small 
development so impact on highway network relatively low. 
 
Analysis: NCC Highways Response 

 

Ownership Site is owned by a landowner unwilling to develop at this time  
 
Analysis – Letter from Landowner  

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The landowner is unwilling to develop. 
 
Exclude from further consideration 
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Site: HW7 – The Hope Centre, Guillemot Lane 

Other References: SHLAA:  886   SSPDPD: WE9 

Site Area: 0.3 ha Site Capacity: 15 dws 

Proposed Development: Housing 

Site Description: The site is located to the north west of Wellingborough. The site is within a residential 
area with some green space surrounding it. The site is currently the location of the Hope Centre.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or 
outdoor sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community facilities Development would result in the loss of the Hope Centre which is a 
Community Centre run by a Church.   
 
Analysis - GIS Constraints  

 

Liveability The site is over 1km away from any source of noise, odour or major 
source of air pollution  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential amenity The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
 
Analysis - GIS Constraints  
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of the 
town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology Site has no archaeology or archaeological activity or the site has had 
previous quarrying practices.  
 
Analysis – Archaeology Consultation Response 

 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land outside the town 
boundary 
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is predominately greenfield as the majority of the site is garden 
land of the Hope Centre.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land contamination  There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and waste The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision as the Hope Centre is 
a community facility rather than a business.  
 

- 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical Constraints The site has physical constraints as there is existing buildings on site 
and the site is partially within a 100m gas pipeline buffer zone even 
though it has been previously developed. 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in current active use by the Hope Centre which may need to be 
relocated 
 
Analysis - GIS Constraints  

 

Vehicular access Access is achievable from Guillemot Lane. No immediate capacity 
issues identified at this stage. 
 
Analysis: NCC Highways Response 

 

Ownership Owner has not been contactable.  
 
Analysis – landowner contact 

- 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is in active community use, the owner has not made any contact – availability therefore uncertain. 
 
Exclude from further consideration 
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Site: HW9 – Windsor Road 

Other References: SHLAA: 986   SSPDPD:WE14 

Site Area: 6.5 ha Site Capacity: 147dws 

Proposed Development: Housing 

Site description: the site lies to the south of the town adjacent to the A45. A water course runs through 
the eastern end of the site. The site is slightly sloping in nature.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is served by a regular bus 
route to employment within the town centre, the site is also within 1 mile 
of a doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site would result in the loss of outdoor recreational 
space.  
 
Analysis - GIS Constraints  

 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 
 

Liveability The site is located less than 100m from the A45 trunk road which could 
cause potential noise and air quality issues. Possible mitigation.  
 
Analysis –  GIS and Environmental Health 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
 
Analysis - GIS Constraints  
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

Have no effect on any designated site or known protected species. 
However NIA response suggests some constraints to site, therefore to err 
on the side of precaution an amber score has been given  
 
NIA Response: Eastern side appears to be interesting scrub/grass 
mosaic and would need at least Phase I but possibly Phase II survey to 
determine ecological value. Would not want to see this as a high priority 
site. 
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 
 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 
 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 
 

Archaeology Archaeological potential as the site has never been archaeologically 
investigated- need further information to assess impact 
 
Analysis – Archaeology Consultation Response 

- 
 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 
 

Floodrisk A minor part of flood zone 2 and 3 affects a small corner of the site. 
Development could avoid this area and be mitigated.   
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is predominantly greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
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Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 
 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 
 

Physical 
Constraints 

A water course runs through the eastern corner of the site. The site is 
slightly sloping in nature.   
 
Analysis - GIS Constraints  

- 
 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 
 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access There are limited opportunities to access this site. At its south it is 
boarded by the A45. On the north side of the site there are two potential 
secondary access points. On the east side of the site an access from 
Bourton Way could be feasible subject to sight lines. To the east there 
are issues with topography which means achieving an access onto 
Doddington Road would be challenging and the cost may be prohibitive. 
Capacity in this area is constrained, for example at Turnells Mill and 
Doddington Road.   
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer willing to develop.  
 
Analysis –  Landowner contact 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
This is a vacant underutilised site with landowners willing to develop. 
 
Suitable and achievable site for allocation 
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Site: HW10 – Kilborn Road 

Other References: SHLAA:1203   SSPDPD: WE15 

Site Area: 1.19 ha Site Capacity: 32 

Proposed Development: Housing 

Site Description: the site is located within the north of the town within a green corridor. There is a water 
course nearby to the south of the site. There are surrounding residential developments.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development would result in the loss of this recreational area.  
 
Analysis - GIS Constraints  

 

Health and 
safety 

Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is more than 1km away from any source of pollution  
Analysis – based on previous assessment only 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
 
Analysis - GIS Constraints  

 

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Biodiversity Have no effect on any designated site or known protected species. However  
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impact on 
species or 
recognised site  

NIA response suggests some constraints to site, therefore to err on the side 
of precaution an amber score has been given. 
 
NIA Response: Accessible Natural Greenspace which would be lost if built 
on. Development would also create a pinch point in this part of the Linear 
Park, where it is currently quite open. 
 
Analysis - GIS Constraints  

Visual 
landscape  

The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on the 
existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the 
town 

The entire site is designated as Local Green Space which will therefore be 
lost if developed.  
 
Analysis - GIS Constraints  

 

Cultural 
heritage 

Have no effect on a designated site 
 
Analysis - GIS Constraints  

- 

Archaeology Site may have some potential for activity. Northern area quarried however 
southern has medieval potential. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The entire site is greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

Old Mill Race sited here therefore possible infilled ground and potential for 
land contamination issue - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and Waste 
Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre - 
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Analysis - GIS Constraints  

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 
 
Analysis - GIS Constraints  

- 

Existing Use Site is in recreational use  
 
Analysis - GIS Constraints  

 

Vehicular 
access 

Access achievable from Kilborn Road, subject to appropriate distance with 
White Delves junction. Impact on capacity in the local vicinity would need to 
be looked at in more detail. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council. 
 
Analysis – landowner contact 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, S106, 
Lifetime Homes and 30% affordable Housing (85:15 tenure split)) using 
residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Development would involve the loss of an important open space 
 
Exclude from further consideration 
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Site: HW11 – Croyland Park 

Other References: SHLAA: 816   SSPDPD: WE16 

Site Area: 2.26 ha Site Capacity: 62 

Proposed Development: Housing 

Site description: The site is located to the south west of the town centre. The site is within Croyland Park, 
which is a green corridor.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is served by a bus route to 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development would result in a loss of recreational space.  
 
Analysis - GIS Constraints  

 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is 1km from any source of pollution   
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
 
Analysis - GIS Constraints  

 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The entire site is designated as LGS land and development would 
therefore result in its loss.  
 
Analysis - GIS Constraints  

 

Cultural heritage Have no effect on any heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land outside the town 
boundary 
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is entirely greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre - 
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Analysis - GIS Constraints  

Physical 
Constraints 

Part of the site is within 100m buffer zone of a gas pipelines, this can be 
mitigated as there is already development in the area 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in recreational use  
 
Analysis - GIS Constraints MXD 

 

Vehicular access Access is achievable from Kingsway, however it appears that only one 
access point can be achieved which may not be appropriate for a site of 
this size and would need to be considered in further detail. Good 
opportunities for cycling and walking links through Swanspool Brook. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council.  
 
Analysis – SHLAA Score Sheet 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Development would involve the loss of an important open space 
 
Exclude from further consideration 
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Site: HW12 – Land off Severn Close 

Other References: SHLAA: 929  SSPDPD: WE17 

Site Area: 0.88 ha Site Capacity: 40 

Proposed Development: Housing 

Site Description: The site is located on the eastern edge of Wellingborough town, close to the ring road 
and park farm industrial estate. The site is surrounded by residential development.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance to 
Park farm industrial estate, the site is also within 1 mile of a doctors, primary 
school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Not result in the loss of any sporting or recreational facilities (the site is not 
publically accessible)  
 
Analysis - GIS Constraints  

- 

Health and 
safety 

Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is in close proximity (300m) to Park Farm industrial estate which 
could cause noise pollution, the site is also in close proximity to the A509. 
Mitigation should be possible. 
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Biodiversity 
impact on 
species or 
recognised site  

Site is a Potential Wildlife Site which supports/ buffers Niort Way Local 
Wildlife Site and is part of a local LWS/PWS complex. Ecological value 
would need to be determined through survey. If built on, NIA would prefer to 
keep development to the eastern side of the site. 
 
Analysis - GIS Constraints and NIA response 

- 

Visual 
landscape  

The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study (2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on the 
existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the 
town 

The entire site is designated as LGS land and development would therefore 
result in its loss.  
 
Analysis - GIS Constraints  

 
 

Cultural 
heritage 

Development would have no effect on any heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water Western part of site is located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is entirely greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and Waste 
Development Framework 

 

Employment Site will have no impact on employment provision 
 

- 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints in the form of multiple TPO’s located within 
it. Possible mitigation.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular 
access 

One access is achievable from Severn Close. The site is well served by 
cycling and walking links. Will result in more traffic through Niort Way/Sywell 
Road R'bout. 
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer willing to develop the site. 
 
Analysis – SHLAA Score Sheet 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, S106, 
Lifetime Homes and 30% affordable Housing (85:15 tenure split)) using 
residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Development would involve the loss of an important open space 
 
Exclude from further consideration 
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Site: HW13 – Dale End 

Other References: SHLAA: 815 SSPDPD: WE19   

Site Area: 5 ha Site Capacity: 150 

Proposed Development: Housing 

Site Description: The site borders the south west of the town centre and is currently known as Dale End 
Park. The site is surrounded by residential development and a primary school.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance to 
employment within the town centre, the site is also within 1 mile of a 
doctors, has Croyland primary school adjacent, and is within 1 mile 
leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development would result in a loss of recreational space.  
 
Analysis - GIS Constraints  

 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is more than 1km away from any source of pollution. 
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
 
Analysis - GIS Constraints  
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

Have no effect on any designated site or known protected species. 
However the NIA note that the woodland on site periphery likely has 
ecological value and should be preserved. 
 
Analysis - GIS Constraints  

- 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of any LGS 
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology Consultation Response 

- 

Water Not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is some potential of for land contamination as there is some infilled 
ground - Risk assessment required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 

- 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service.  Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in recreational use 
 
Analysis - GIS Constraints  

 

Vehicular access Existing access from Croyland Road. Additional accesses could be 
achieved from Northampton Road and Harvey Road. This is quite a 
significant sized development located on a busy radial so impact on 
capacity of junctions in the near vicinity would require careful 
consideration. Need for capacity improvement at A4500/Park Farm Way 
roundabout has already been identified through strategic modelling. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council.  
 
Analysis –  landowner contact 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is in active recreational use. 
 
Exclude from further consideration 
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Site: HW14 – Land at Northampton Road   

Other References: SHLAA:  988   SSPDPD: WE20 

Site Area: 5.47 ha Site Capacity: 154 

Proposed Development: Housing 

Site Description: the site is located to the south west of Wellingborough town near to Wilby and adjacent 
to the A509. The site is located within a green corridor. 

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is served by the X4 bus route 
to employment with the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Would not result in the loss of sporting or recreational facilities (site is not 
publically accessible). 
 
Analysis - GIS Constraints  

- 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The Anglian Water site and adjacent main road are a potential source of 
noise. An air quality assessment will be required.  
 
 
Analysis – GIS Constraints  and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity 
impact on 
species or 
recognised site  

Significant constraints such that it is not considered appropriate for 
development to take place; it would fragment acknowledged areas of 
habitat. The NIA regard the site as unsuitable. Is in Local Wildlife Site, 
located in a network of contiguous PWS and LWS, buffers Swanspool 
Brook so very valuable for local habitat connectivity. Also on Natural 
England 'priority habitats' layer as good quality semi-improved grassland. 
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a significant negative 
effect on the existing form and character of the town, it forms an important 
element of the town’s linear park network and acts as a buffer between 
Wellingborough and Wilby 
 
Analysis - GIS Constraints  

 

Character and 
setting of the 
town 

The entire site is designated as LGS land and development would 
therefore result in its loss.  
 
Analysis - GIS Constraints  

 

Cultural heritage Development would have no effect on any heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. Eastern side has been partially investigated, however, need 
further information to assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water Not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The southern part of the site is affected by floodzone 2 and 3  
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and The site is located outside of land allocated for mineral extraction and  
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waste outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and Waste 
Development Framework 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3  
 From SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access Access could be achieved from Northampton Road (probably via provision 
of a roundabout at the Sainsbury's access?), but is in relatively close 
proximity to existing roundabout where capacity constraints have already 
been identified. There would be a significant cumulative effect on the 
A4500/Park Farm way roundabout if HW13, HW14, HW23 and HW11 all 
came forward. 
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer willing to develop or the site. 
 
Analysis –  Planning application submitted 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Development would involve the loss of a wildlife site and loss of an important open space  
 
Exclude from further consideration 
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Site: HW15 – Doddington Road 

Other References: SHLAA: 814  SSPDPD: WE22 

Site Area: 4.96 ha Site Capacity: 56 dws 

Proposed Development: Housing 

Site description: the site is located within the south of Wellingborough. Denington Road industrial estate 
is to the east and residential dwelling are to the south and west of the site. Part of the site is currently a 
cemetery.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
the town centre and Denington road industrial estate, The site is also 
within 1 mile of a doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints  

 

Recreational 
facilities 

Development of the site would result in the loss of allotment land.  
 
Analysis - GIS Constraints  

 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site would result in the loss of part of the cemetery  
 
Analysis - GIS Constraints  

 

Liveability The site is in close proximity of Denington Road industrial estate which 
could cause pollution and is within 800m of the A45.   
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints MXD 

- 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

Have no effect on any designated site or known protected species, 
however further site investigation needed. 
 
NIA suggest a caution approach to development. If these allotments were 
to be built on, they would want to see a detailed arable plant survey (3 
surveys between spring & autumn) to identify any Important Arable Plant 
species. If present would need mitigation. 
 
Analysis - GIS Constraints  

- 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

Development would result in the loss of LGS which covers the cemetery 
part of the site 
 
Analysis - GIS Constraints  

 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Prehistoric activity 
archaeological potential- need further information to assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water A small corner of the site is in a Major high area, could be mitigated.  
 
Analysis - GIS Constraints  

 

Floodrisk Southern part of site is affected by flood zone 2 and 3  
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is predominately greenfield as is allotment land and cemetery 
land.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue. Risk Assessment will be 
required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
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Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

Possible physical constraints as some of the site contains graves. 
 
Analysis - GIS Constraints MXD 

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in current active use as allotments and cemetery  
 
Analysis - GIS Constraints MXD 

 

Vehicular access Access could be achieved from Doddington Road, however it appears 
that it would be difficult to achieve a second access point. Likely to 
require capacity improvements at junctions in the near vicinity. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council. 
 
Analysis – SHLAA Score Sheet 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Development would involve the loss of an important open space 
 
Exclude from further consideration 
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Site: HW16 – Plot 23 Finedon Road Industrial Estate 

Other References: SHLAA: 786   SSPDPD: WE25 

Site Area: 0.26 ha Site Capacity: 13 

Proposed Development: Housing 

Site description: the site is a small site located within Finedon Road industrial estate and within close 
proximity to the railway line.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment at Finedon Road industrial estate, The site is also within 1 
mile of a doctors, and a primary school. The site is between 1-3 miles 
from a leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety Within the specified consultation zone (Middle and Outer Zone) of a 
notifiable installation – development however is unlikely to be precluded   
 
Analysis - GIS Constraints  

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability Site is less than 100m from the railway line and within an industrial 
estate, therefore not appropriate for residential 
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly non-residential area where there is a 
potential for disruption to residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The site is significantly detached from the existing residential area being 
within an employment area  (Finedon Road Industrial Estate) 
 
Analysis - GIS Constraints  

 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land outside the town 
boundary 
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is located 
within an industrial site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision - 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score t 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access There is an unadopted access road from Sanders Road which could 
provide an access point, but the ownership and access rights over the 
unadopted road would need to be determined.  Minimal impact on 
highway network. Not really the most sustainable location from a highway 
perspective (public transport provision etc). 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by a developer willing to develop the site.  
 
Analysis – SHLAA Score Sheet 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is significantly detached from an existing residential area being within an employment area. 
 
Exclude from further consideration 
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Site: HW 17 – 53-55 Sanders Road 

Other References: SHLAA: 797  SSPDPD: WE27 

Site Area: 0.4 ha Site Capacity: 18 

Proposed Development: Housing 

Site Description: the site is situated in the centre of Finedon Road Industrial Estate. There is currently an 
industrial unit on site.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment at Finedon Road industrial estate, The site is also within 1 
mile of a doctors, and a primary school. The site is between 1-3 miles 
from a leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety Within the specified consultation zone (Middle and Outer Zone) of a 
notifiable installation – development however is unlikely to be precluded   
 
Analysis - GIS Constraints  

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability Site is than 400m from the railway line and within an industrial estate, 
therefore not appropriate for residential 
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly non-residential area where there is a 
potential for disruption to residential amenity  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints  and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The site is significantly detached from the existing residential area being 
within an employment area  (Finedon Road Industrial Estate) 
 
Analysis - GIS Constraints  

 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is entirely located within a zone 3 flood risk area 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield as has been previously developed for employment 
use.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is an industrial 
site with a unit on site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the  
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business Wittmann Batenfeld. 
 
Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings on site  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in current active employment use which may need to be relocated  
 
Analysis - GIS Constraints and Google  

 

Vehicular access Existing access from Sanders Road, however not really the most 
sustainable location from a highway point of view. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown. Score of 2 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is significantly detached from an existing residential area being within an employment area. The 
site is entirely located within a zone 3 flood risk area. 
 
Exclude from further consideration 
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Site: HW 18 – Leys Road/ Highfield Road 

Other References: SHLAA: 898  SSPDPD: WE32 

Site Area: 1.14 ha Site Capacity: 59 dws 

Proposed Development: Housing 

Site Description: the site is located in the north west of the town and is surrounded by residential 
development and is adjacent to Rowangate Primary School. The site is currently a scrap yard.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is within 600m of the railway line 
 
Analysis – GIS Constraints and Environmental Health response 

- 

Residential 
amenity 

Development would be positive to the existing surrounding residential 
amenity by removing disruptive features associated with the current use 
as the scrap yard(s). Housing would remove disruption.   
 
Analysis - GIS Constraints  
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints  

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town  
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield as it is currently a scrap yard 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue due to the scrap yard- 
Risk assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the 
scrap yard 
 

 



 

79 
 

Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings 
associated with the scrap yard. The land is also within 100m buffer zone 
for gas pipelines  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA  
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is in current active use as a scrap yard which may need to be 
relocated 
 
Analysis - GIS Constraints MXD 

 

Vehicular access There is an existing access point from Finedon Road. Potential to 
connect into Leys Road. 
 
Analysis: NCC Highways Response 

 

Ownership There has been no recent contact from the landowner.  The owner is 
anticipated to need to relocate their current scrap yard business.  
 
Analysis – SHLAA Score Sheet 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is in active use. It is unclear whether the landowner is willing to develop – availability therefore 
uncertain. 
 
Exclude from further consideration 
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Site: HW19 – Land Adj Christchurch House, Embankment   

Other References: SHLAA: 784  SSPDPD: WE33 

Site Area: 0.36 ha Site Capacity: 15dws 

Proposed Development: Housing 

Site description: the site is located in the south east of Wellingborough near to the Embankment area 

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre, the site is also within 1 mile of a 
doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is within 400m of the railway line and 900m of the A45 trunk 
road.  
Analysis – GIS Constraints and Environmental Health response 

- 

Residential 
amenity 

The site is within a  mixed use area  
 
Analysis - GIS Constraints  

- 

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 

- 
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(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints MXD and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water Not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk Around half of the site is affected by flood zone 2 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is a Gas Works 
Site- Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 
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Physical 
Constraints 

The site is within 100m buffer zone for gas pipelines, which is a 
constraint but could be mitigated.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access There is an existing access from Embankment. This also serves 
Christchurch House. 
 
Analysis: NCC Highways Response 

 

Ownership The owner has not made any contact. 
 
Analysis –  correspondence with landowner 

- 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The owner has not made any contact – availability therefore uncertain. 
 
Exclude from further consideration 
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Site:  HW20 – Land off Irthlingborough Road  

Other References: SHLAA: 1108   SSPDPD: WE34 

Site Area:  2.77 ha  Site Capacity:  104dws 

Proposed Development: Housing  

Site Description: the site is located on the eastern edge of the town, in close proximity to the railway line 
and Laurence Leyland industrial estate. There is a water course to the south of the site and residential to 
the west.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre and Laurence Leyland Industrial 
Estate, the site is also within 1 mile of a doctors, primary school, leisure 
centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development would result in the loss of IAA in north of site. 
 
Analysis - GIS Constraints  

 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is in close proximity to Laurence Leyland Industrial Estate and 
adjacent to the railway line.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest. NIA have no issues 
with site subject to ecological survey being ok 
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The very Northern tip of the site contains a small amount of LGS land 
however this could easily be mitigated against therefore development of 
the site would not significantly harm the character and setting of the town.  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity, possibility of industrial activity associated with the 
river, but the area has never been archaeologically investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is entirely located within a zone 3 flood risk area 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is predominately greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site is within 100m gas pipeline buffer zone, which is a constraint but 
can be mitigated.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access This is a constrained site from a highway perspective. An access appears 
physically achievable from Irthlingborough Road, however this would be 
subject to highway visibility splays being met as this is a tight corner with 
potentially limited visibility and also narrow crossing points over railway 
bridges. If a safe access point could be achieved, mitigation at 
Embankment/Irthlingborough Road roundabout would need to be looked 
at further and also further traffic management plans for access over the 
narrow bridges be considered. 
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer or landowner willing to develop the site  
 
Analysis – correspondence with landowner 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is entirely located within a zone 3 flood risk area 
 
Exclude from further consideration 
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Site:  HW21 – Hardwick Park   

Other References: SHLAA: 903    SSPDPD: WE39 

Site Area:  1 ha Site Capacity:  45 dws 

Proposed Development: Housing  

Site Description: the site is located to the west of the town in a residential area.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre and park farm industrial estate, the 
site is within 1-3 mile of a doctors surgery, and within 1 mile of a primary 
school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development will not result in the loss of any indoor or outdoor sporting 
or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site development will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1 km away from any source of pollution. 
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity  
 
Analysis - GIS Constraints  

 

Biodiversity The site is not within an area of biodiversity sensitivity  - 



 

87 
 

sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity, due to visible ridge and furrow earthworks, but the 
area has never been archaeologically investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is greenfield.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre 
 

- 
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Analysis - GIS Constraints  

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3  
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access Access is possible from Penrith Drive and Windermere Drive - however 
both of these roads are un-adopted highway which is a potential 
constraint.  
  
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council. 
 
 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is vacant and has a landowner willing to develop. 
 
Suitable and achievable site for allocation 
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Site:  HW22 – Land between Finedon Road and Nest Lane 

Other References: SHLAA: 885    SSPDPD: WE40  

Site Area:  16.7 ha Site Capacity:  188 dws 

Proposed Development: Housing  

Site Description: the site is a large site located in the east of Wellingborough and south of Finedon Road 
industrial estate. There is residential development to the south and west of the site.  The site includes 
allotment land, residential gardens and a disused sports ground.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre and Finedon Road industrial estate, 
the site is within 1 mile of a doctors, primary school, leisure centre and 
local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the whole site would result in the loss of existing  
allotments. Due to the scale of the site some could be retained. 
 
Analysis - GIS Constraints  

 

Health and safety Within the specified consultation zone (middle and outer zone) of a 
notifiable installation – development however is unlikely to be precluded.   
 
Analysis - GIS Constraints  

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is around 500m from the railway and in close proximity to 
Finedon Road industrial estate.  
 
Analysis – GIS Constraints and Environmental Health response 

- 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints MXD 

- 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

Have no effect on any designated site or known protected species. 
However further investigation required if developed. The NIA suggest 
caution - if these allotments were to be built on, would want to see a 
detailed arable plant survey (min. 3 surveys between spring & autumn) to 
identify any Important Arable Plant species. If present would need 
mitigation. The scrub/grassland area along the eastern edge should be 
retained as public open space, which would enlarge the 
Queensway/Hatton Park complex to the north. 
 
Analysis - GIS Constraints and NIA response 

- 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural heritage Development would have no effect on any heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology Mainly quarried in south, however northern extent within allotments has 
unknown potential 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is predominately greenfield  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as parts of site used as 
industrial scrap yard and timber treatment - Risk assessment will be 
required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 

 



 

91 
 

 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

Employment Site will have no impact on employment provision.  
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site contains a balancing pond and is has two TPO’s situated along 
its border. 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service.  
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Some of the site is in current active use as allotments which may need to 
be relocated. Some could potentially be retained or relocated on site. 
Much of the site is underutilised 
 
Analysis - GIS Constraints  

 

Vehicular access Appears that access is achievable from at least Finedon Road, Nest 
Lane and Hillside Road. (If HW22 and HW24 came forward this would 
represent quite a significant increase in trip generation in this area of the 
town.) 
 
Analysis: NCC Highways Response 

 

Ownership The site is predominantly owned by the borough council. 
 
 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
There are active uses (allotments) on the site, but due to the scale of the site these could potentially be 
retained – this could be required through a site specific policy. Much of the site is underutilised. There is a 
willing landowner 
 
Suitable and achievable for allocation 
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Site:  HW23 – Park Farm Way / Shelly Road  

Other References: SHLAA: 1115    SSPDPD: WE42 

Site Area:  28.52 ha Site Capacity:  600 dws 

Proposed Development: Housing  

Site Description: the site is located in the south west of Wellingborough. The site is adjacent to the A509 
to the rear of Sainsburys on Northampton Road. It is in  close proximity to Wilby village and Park Farm 
industrial estate 

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within and Park Farm industrial estate, the site is within 1 
mile of a doctors, primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site would not result in the loss of any indoor or 
outdoor sporting or recreational facilities 
 
Analysis - GIS Constraints  

- 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is adjacent to the A509 which is a source of noise and air 
pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area and therefore likely to 
have good residential amenity 
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints MXD 

- 

Cultural heritage Have no effect on any heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology High archaeological potential - need further information to assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land The site is currently agricultural land (grade 3) 
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is greenfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre - 
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Analysis - GIS Constraints  

Physical 
Constraints 

The site has no obvious physical constraints 
Note: the site has a Public Right Of Way running through it 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis – SHLAA Score Sheet 

- 

Existing Use Site is vacant 
 
Analysis - GIS Constraints  

 

Vehicular access Access to this site can only be achieved through a new junction on the 
A509 and there is a secondary access possible from Northampton Road, 
alongside Sainsbury's. Excellent walking and cycling connectivity from 
this site is very important. The site is difficult to serve by bus. 
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer/landowner willing to develop the site. A 
planning application is being prepared  
 
Analysis –  Correspondence with Landowner 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is vacant and has a landowner willing to develop. A planning application is expected shortly. 
 
Suitable and achievable site for allocation 
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Site:  HW24 – East of Eastfield Road  

Other References: SHLAA: 2156  SSPDPD: WE43 

Site Area:  10.9 ha Site Capacity:  75dws 

Proposed Development: Housing  

Site Description: the site is located in the east of Wellingborough in a mixed use area. The site is close to 
the railway. The site is of mixed use with some allotment land and some industrial units. The area to the 
south is being developed for housing. 

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment within the town centre and Finedon road industrial estate, 
the site is within 1 mile of a doctors, primary school, leisure centre and 
local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the whole site would result in the loss of allotments. Due 
to the scale of the site some could be retained. 
 
Analysis - GIS Constraints  

 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints MXD 

- 

Liveability The site is adjacent to the railway line  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The eastern part of the site contains a potential wildlife zone located 
within it.  
NIA suggest caution - if these allotments/former allotments were to be 
built on, would want to see a detailed arable plant survey (3 surveys 
between spring & autumn) to identify any Important Arable Plant species. 
If present would need mitigation. Scrub areas would need to be surveyed 
for ecological value. If developed, POS should be quite naturalised, 
contiguous and in keeping with that for Phases I and II to create a larger 
area with greater wildlife and amenity value. 
 
Analysis - GIS Constraints and NIA response 

- 

Visual landscape  The site is not within and area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Have no effect on a designated site  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Note: Mainly quarried, however small area in the north with unknown 
potential 
 
Analysis – Archaeology Consultation Response 

- 

Water Not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone  
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

A significant proportion of the site is brownfield as there are some 
employment sites within the site in the form of industrial units.  
 
Analysis - GIS Constraints  

- 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Contaminants known on site - risk assessment and remediation will be 
required 
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Analysis: Environmental health consultation response 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the 
existing industrial units on site. Due to the scale of the site, some could 
be retained in a mixed use scheme. 
 
Analysis - GIS Constraints  

 

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings on site.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. Score of 3 from SHLAA 
 
Analysis - GIS Constraints  

- 

Existing Use Site is in current active employment use and allotment use which may 
need to be relocated 
 
Analysis - GIS Constraints  

 

Vehicular access Two access points are achievable from Finedon Road to serve this site. If 
HW22 and HW24 came forward this would represent quite a significant 
increase in trip generation in this area of the town. Walking and cycling 
facilities to link into the railway station and WEAST. 
 
Analysis: NCC Highways Response 

 

Ownership Known to be a landowner/developer of a significant proportion of the site 
who is willing to develop as there have been pre-app discussions with the 
council. The remainder of the site (predominantly the allotments) are in 
multiple ownerships. 
 
Analysis – SHLAA Score Sheet 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
There are active uses on the site, but due to the scale of the site these could potentially be retained - this 
could be required through a site specific policy. Much of the site is underutilised. There is a willing 
landowner. 
 
Suitable and achievable site for allocation 
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Site:  HW25 – Site B TCAAP – Vauxhall Dealership 

Other References: SHLAA: 899   SSPDPD: N/A 

Site Area:  1.14 ha Site Area:  139 dws  

Proposed Development: Housing  

Site Description: the site is situated within the town centre boundary and is currently the site of a 
Vauxhall dealership.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

Development would be positive to the existing surrounding residential 
amenity by removing disruptive features associated with the current use 
of the site by removing disruption deliveries from car carrying lorries etc.  
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area which is a constraint; 
however it may be possible for some development with appropriate 
mitigation.  
 
Analysis - GIS Constraints  

 

Archaeology Site may have some potential for activity. It has been partly quarried, 
former brickworks, extent unclear, medieval core. 
 
Analysis – Archaeology Consultation Response  

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield as it is currently a car dealership.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue due to infilled ground and 
former depot - Risk assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the car  
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dealership. 
 
Analysis - GIS Constraints  

Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area for example by introducing an active frontage or 
utilising under-used space 
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of 
existing buildings on site associated with the car dealership.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy service.  
 
Analysis - GIS Constraints  

- 

Existing Use Site is in current active use as a car dealership which may need to be 
relocated 
 
Analysis - GIS Constraints  

 

Vehicular access Existing highway access to both north and south of the site. There is 
constrained capacity at Broad Green/ Little Green junction which this 
development would directly impact upon. 
 
Analysis: NCC Highways Response 

 

Ownership Site is owned by two land owners one of which is known to be unwilling 
to develop. 
 
Analysis – Letter received from land owner as part of consultation 
response to site checklists 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Site is owned by two landowners one of whom is known to be unwilling to develop. 
 
Excluded from further consideration 
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Site:  HW26 – Site C TCAAP – High Street 

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  3.75 ha Site Capacity:  109 dws 

Proposed Development: Predominantly housing with commercial uses retained on High Street and 
Oxford Street frontages 

Site Description:  the site is within the town centre boundary and is currently mixed use, comprising a car 
park, residential and retail uses.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints  and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 

- 
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

Development would affect the setting of 6 listed buildings within the site, 
however mitigation should be possible. There is an opportunity for 
enhancing vacant and underused areas in a prominent part of the town 
centre.  
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area, includes several listed 
buildings and could potentially affect the setting of several other listed 
buildings. There is also the Drill Hall on site, which although is not listed, 
is a local heritage asset. It is possible for some development with 
appropriate mitigation and development appropriately designed could 
enhance designated historic assets. 
 
Analysis - GIS Constraints  

 

Archaeology Site may have some potential for activity due to the Drill hall site which 
has high medieval potential- need further information to assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield as has been previously developed for residential 
and retail and has a car park on site.  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue. Previous risk 
assessments have identified further assessment of the site is required if 
developed further for housing.  
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
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Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

Employment No impact on employment anticipated. Commercial uses on the frontage 
of High Street and Oxford Street are expected to remain. Other 
commercial uses may be provided within the scheme.  
 
Analysis - GIS Constraints  

- 

Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area by utilising under-used space 
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings that can 
be mitigated  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service.  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Current active uses around the perimeter are expected to remain. The 
car park is also anticipated to be relocated/retained on site. The site is 
largely underutilised. 
 
Analysis - GIS Constraints  

- 

Vehicular access Existing highway access. However, may require capacity improvements 
in the immediate area. Further information needed.  
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council who are working to bring a 
scheme forward. 
 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
This is an underutilised brownfield site where there is a willing landowner. Development supports 
regeneration of the town centre. 
 
Suitable and achievable site for allocation 
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Site:  HW27 – Site D TCAAP – Queen Street  

Other References: SHLAA: N/A    SSPDPD: N/A 

Site Area:  0.4 ha Site Capacity:  22 dws  

Proposed Development: Housing  

Site description: this site is a small site within the town centre boundary which is the current site of the 
Salvation Army Premises and Salem Hall.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development would result in the loss of the Salvation Army centre and 
Salem Hall  
 
Analysis - GIS Constraints  

 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints MXD and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

A small section of a listed wall is within the site boundary, the setting of 
which could be affected negatively by development, however mitigation is 
likely  
 
Analysis - GIS Constraints  

 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area, however development 
possible with appropriate mitigation.  
 
Analysis - GIS Constraints  

 

Archaeology Site may have some medieval potential but the area has never been 
archaeologically investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as there is a garage on 
site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment  Development on the site will result in the loss of employment from a small 
garage/car dealership (Henry’s Autos) on site.  
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Analysis - GIS Constraints MXD 

Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area for example by introducing an active frontage or 
utilising under-used space 
 
Analysis - GIS Constraints MXD 

 

Physical 
Constraints 

The site has physical constraints that can be mitigated (e.g. TPOS, 
existing buildings) 
 
Note: the site contains a TPO 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service.  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active use which may need to be relocated 
 
Analysis - GIS Constraints  

 

Vehicular access No known constraints to vehicular access, as there is existing highway 
access. 
 
Analysis: NCC Highways Response 

 

Ownership Known to be in multiple ownership, individual owners are unknown  
 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 

The site is in active use. Known to be in multiple ownership, individual landowners are unknown – 
availability therefore uncertain. 
 
Excluded from further consideration 
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Site:  HW28 – Site E1 TCAAP – Tresham  

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.46 ha Site Capacity:  41 dwellings  

Proposed Development: Housing  

Site Description: the site is within the centre of the town centre boundary located on the current site of 
the Tresham Institute.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development would have no specific impact on community facilities as 
the Tresham education institute is to be redeveloped on the adjacent site.  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints  and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area, however development 
possible with appropriate mitigation.  
 
Analysis - GIS Constraints  

 

Archaeology Site may have some Medieval potential - need further information to 
assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is a former boot 
and shoe factory - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will provide housing in the town centre which will increase the  
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vitality of the area for example by introducing an active frontage or 
utilising under-used space 
 
Analysis - GIS Constraints  

Physical 
Constraints 

The site has no obvious physical constraints 
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average or moderately easy to service.  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active use as part of Tresham and Tresham car park, 
this is to be redeveloped on the adjacent site  
 
Analysis - GIS Constraints MXD 

 

Vehicular access No known constraints to vehicular access, as there is existing highway 
access. 
 
Analysis: NCC Highways Response 

 

Ownership Site is owned by a landowner willing to develop. The site will however 
only become available once the Tresham redevelopment is complete 
 

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The Town Centre and Retail Study suggests that the Tresham Institute site should be redeveloped 
comprehensively for uses consistent with education 
 
Excluded from further consideration 

 
 



 

110 
 

 
Site:  HW29 – Site E2 TCAAP – Market Square 

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  1.86 ha Site Capacity:  101dws 

Proposed Development: Mixed used including housing in accordance with Policy PS1 of the TCAAP 

Site Description: this site lies within the centre of the town centre boundary and is the current site of the 
market along with some retail and residential. The site is adjacent to All Hallows Church.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

The site includes the library and market, it is anticipated that these would 
be relocated within the scheme as part of any redevelopment.  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

- 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site would have some impact on the existing 
form and character of the town as the site is adjacent to All Hallows 
church and other listed buildings, development may affect their setting 
and prominent vistas/view lines, however this could be mitigated through 
the design process. Redevelopment would also affect the current market 
square. There are also however significant opportunities for enhancing 
the area by removing poor quality buildings and spaces 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

Development of the site would not result in the loss of LGS land  
 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area, however development 
possible with appropriate mitigation.  
 
Analysis - GIS Constraints  

 

Archaeology Site may have some Medieval potential but the area has never been 
archaeologically investigated. 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue. Former boot and shoe 
factory, garage and warehousing - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 
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Employment Development on the site could result in the loss of employment if any of 
the retail premises were lost, however anticipated new floorspace would 
also be created as part of the redevelopment.  
 
Analysis - GIS Constraints  

- 

Town Centre The site would provide housing in the town centre which will increase 
vitality. 
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of 
existing buildings 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service. 
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in numerous current active uses, including retail and the market, 
which may need to be relocated if developed. 
 
Analysis - GIS Constraints  

 

Vehicular access Existing highway access from Church Street, but a bit constrained as this 
is only entry/access point. Will require review of parking arrangements in 
this area. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council.  
 

 

Viability Viability of the site is uncertain; a mixed use typology has not been 
tested. A site specific assessment would be required. 
 
Analysis – BNP Viability Study Update Jan 2015 

? 

Conclusion: 
 
The Town Centre and Retail Study identifies that redevelopment for the range of uses and amount of retail 
floorspace proposed is unlikely to be deliverable. It is recommended that the site provides a good setting 
for an enhanced town centre market. 
 
Excluded from further consideration 
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Site:  HW30 – Site G TCAAP – Alma Street Cambridge Street  

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.83 ha Site Capacity:  50 dws 

Proposed Development: Housing  

Site Description: the site is located within the town centre boundary, this used to be the site of 
Wellingborough Working Men’s Club, it is currently mixed use including retail and residential.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints  and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site would not result in the loss of a community 
facility.  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints  and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 

Biodiversity The site is not within an area of biodiversity sensitivity  - 
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sensitivity   
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town  
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area, however development 
possible with appropriate mitigation.  
 
Analysis - GIS Constraints  

 

Archaeology Site may have some Medieval potential - need further information to 
assess impact 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as is the site of former 
boot and shoe and engineering uses - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from some 
of the retail premises.  
 
Analysis - GIS Constraints  
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Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area for example by introducing an active frontage and 
utilising under-used space as some of the premises are vacant (working 
mens club) 
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints that can be mitigated (e.g. TPOS, 
existing buildings) 
 
Note: buildings on site  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active use for retail and residential which may need to 
be relocated 
 
Analysis - GIS Constraints  

 
 

Vehicular access Existing access but potentially challenging site due to one-way/ proximity 
of zebra crossing. 
 
Analysis: NCC Highways Response 

 
 

Ownership Known to be in multiple ownership, individual owners are unknown  
 
 

 
 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
This is an underutilised brownfield site. Development supports regeneration of the town centre. 
 
Suitable and achievable site for allocation 
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Site:  HW31 – Site I TCAAP – PO Sorting Depot 

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.45 ha Site Capacity:  23 dws 

Proposed Development: Mixed use scheme with commercial on the ground floor and housing above in 
accordance with Policy PS2 of the TCAAP and recommendations from WYG Town Centre and Retail 
Study 

Site Description:  this site is located within the town centre boundary adjacent to Swansgate Shopping 
centre and on Midland Road which leads to the railway station.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site would not result in the loss of a community 
facility.  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a mixed use area  
 

- 
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Analysis - GIS Constraints  

Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage The site is within the town conservation area, however development 
possible with appropriate mitigation.  
 
Analysis - GIS Constraints MXD 

 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as there were former fuel 
pumps on site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on part of the site will result in the loss of employment from  
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the post office, the remainder is vacant 
 
Analysis - GIS Constraints  

 
 

Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area for example by introducing an active frontage or 
utilising under-used space 
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of 
existing buildings.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service 
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active retail use (post office) which may need to be 
relocated 
 
Analysis - GIS Constraints  

 
 

Vehicular access No constraints to vehicular access. Access could be achieved from 
Midland Road. Note - Midland Road is one way at this point. 
 
Analysis: NCC Highways Response 

 

Ownership The site is in multiple ownership. One land owner is known to be willing 
to develop.  
 

 
 

Viability Viability of the site is uncertain; a mixed use typology has not been 
tested. A site specific assessment would be required. 
 
Analysis – BNP Viability Study Update Jan 2015 

? 

Conclusion: 
 
This is an underutilised brownfield site. Development supports regeneration of the town centre. 
 
Suitable and achievable site for allocation 
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Site:  HW32 – Teamwork 38a, Oxford Street 

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.4 ha Site Capacity:  36 dws 

Proposed Development: Housing  

Site Description: the majority of the site lies within the town centre boundary with the northern tip of the 
site lying just outside of the boundary. The site is in close proximity to St Barnabas Primary School and 
Bassets Close Park.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development would result in the loss of Teamwork Community Centre 
 
Analysis - GIS Constraints  

 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area of the town centre and 
therefore likely to have good residential amenity  
 
Analysis - GIS Constraints  
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints MXD 

- 

Cultural heritage Development of the site will have no effect on heritage assets 
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology Consultation Response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land outside the town 
boundary 
 
Analysis - GIS Constraints  

 

Previously 
developed land 

A significant proportion of the site is brownfield as there are 3 large 
buildings and car parking on site associated with the Teamwork centre.  
 
Analysis - GIS Constraints  

- 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is a former boot 
and shoe works and garage site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the  
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Teamwork centre 
 
Analysis - GIS Constraints  

 

Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area  
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of 
existing buildings 
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service.  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active use as the Teamwork community centre which 
may need to be relocated 
 
Analysis - GIS Constraints  

 
 

Vehicular access There is an existing access from Oxford Street, minimal infrastructure 
required. 
 
Analysis: NCC Highways Response 

 

Ownership The owner  has not made any contact 
 
 

- 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is in active use, the owner has not made any contact – availability therefore uncertain. 
 
Exclude from further consideration 
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Site:  HW33 – Fairlawn Centre, Spring Gardens 

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.68 ha Site Capacity:  61 dws 

Proposed Development: Housing  

Site Description: the site is within the south of the town centre boundary.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking distance of 
employment in the town centre the site is within 1 mile of a doctors, 
primary school, leisure centre and local shops.   
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development would result in the loss of Fairlawn Complementary 
Education Centre and the Wellingborough office of the Northamptonshire 
Probation Trust.   
 
Analysis - GIS Constraints  

 

Liveability The site is over 1km away from any major source of pollution.  
 
Analysis – GIS Constraints and Environmental Health response 

 

Residential 
amenity 

The site is within a predominantly residential area of the town centre and 
therefore likely to have good residential amenity  
 
Analysis - GIS Constraints  
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the on the existing form and character of the town  
 
Analysis - GIS Constraints  

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage The northern branch of the site lies within the town conservation area 
which is a constraint, however development would be possible with 
appropriate mitigation.  
 
Analysis - GIS Constraints  

 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology consultation response 

- 

Water The site is not located on a ‘Major High’ permeable strata 
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside a designated flood zone 
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield 
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis: Environmental health consultation response  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will result in the loss of employment from the 
Fairlawn centre and the Probation Offices.  
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Analysis - GIS Constraints  

Town Centre The site will provide housing in the town centre which may increase the 
vitality of the area 
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of 
existing buildings.  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average or moderately easy to service 
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active use as the Fairlawn Centre and Probation Offices 
which may need to be relocated 
 
Analysis - GIS Constraints  

 
 

Vehicular access No known constraints to vehicular access. There is an existing access, 
minimal infrastructure required. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by three landowners, one of whom is known to be 
unwilling to develop. 
 

 
 
 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Site is owned by three landowners one of whom is known to be unwilling to develop. 
 
Exclude from further consideration 
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Site:  HW34 - Land Adjoining the Merry Miller  

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.46 ha Site Area:  21 dws 

Proposed Development: Housing  

Site Description: the site is located just to the south of the town, south of the A45. The site is in close 
proximity to Great Doddington.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The x47 serves Great Doddington on 
an hour or better basis and is within walking distance of the site. A 
doctors, primary school, leisure centre and local shops are all within 1 
mile of the site.  
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no impact on community facilities  
Analysis - GIS Constraints  

- 

Liveability The site is within 100m of the A45 trunk road 
 
Analysis – GIS Constraints  and Environmental Health response 

 

Residential 
amenity 

The site is within a non-residential area.  
 
Analysis - GIS Constraints  

 

Biodiversity 
sensitivity  

The site is within an area of medium biodiversity sensitivity  
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Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints  and NIA response 

 

Visual landscape  The site is within an area of medium landscape sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

 

Existing form of 
the town 

The site is detached from the existing built up area of the town by the 
A45.It would lead to coalescence with Great Doddington. 
 
Analysis - GIS Constraints  

 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints  

- 

Cultural heritage Development of the site would have no effect on any heritage assets  
 
Analysis - GIS Constraints  

- 

Archaeology Iron Age settlement south of Merry Miller Inn. To the south west possible 
Romano British activity- potential archaeological activity- need further 
information to assess impact 
 
Analysis – Archaeology consultation response 

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside of a designated flood zone  
 
Analysis - GIS Constraints  

 

Agricultural land Development is likely to result in the loss of grade 3 agricultural land 
which is the best and most versatile  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is greenfield  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis – returned site assessment  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Site will have no impact on employment provision 
 
Analysis - GIS Constraints  

- 

Town Centre The site will have no impact on the town centre  
 

- 
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Analysis - GIS Constraints  

Physical 
Constraints 

The site has no obvious physical constraints  
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average, moderately easy to service  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is vacant  
 
Analysis - GIS Constraints  and returned site checklist  

 

Vehicular access This site is relatively small and therefore the impact on the highway 
network would be relatively minimal (around 9 combined trips in the AM 
peak and 9 combined PM peak hour trips. Would require minimal access 
infrastructure however the A45 is a known capacity constraint in this 
area. 
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer or land owner willing to develop 
 
Analysis - returned site checklist 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is detached from the existing built up area of the town by the A45.It would lead to coalescence 
with Great Doddington. 
 
Exclude from further consideration 
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Site:  HW35 - 47 – 61 Havelock Street, Wellingborough, NN8 4QA 

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.5 ha Site Capacity:  41 dws 

Proposed Development: Mixed use – housing and employment  

Site Description:  the site is within the town centre boundary to the north of the town centre. It is adjacent 
to the Vauxhall dealership.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is within walking 
distance of employment within the town centre. The site is 
within 1 mile of a primary school, doctors surgery, leisure 
centre and local shops.   
 
Analysis - GIS Constraints  and NCC Interactive Mapping 

 

Recreational facilities Development will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a 
notifiable installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community facilities Development would result in the loss of a community facility 
known as the Everyday Champions Church which is also used 
as conference hire space  
 
Analysis - GIS Constraints  

 

Liveability The site is over 1km away from any major source of pollution. 
 
Analysis – GIS Constraints and Environmental Health 
response 

 

Residential amenity The site is within an area of mix use  - 



 

129 
 

 
Analysis - GIS Constraints  

Biodiversity sensitivity  The site is not within an area of biodiversity sensitivity.  
 
Analysis – The RNRP Environmental Sensitivity Consolidation 
Study (2009) 

- 

Biodiversity impact on 
species or recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity.  
 
Analysis – The RNRP Environmental Sensitivity Consolidation 
Study (2009) 

- 

Existing form of the town The development of the site would have a neutral effect on the 
existing form and character of the town. 
 
Analysis - GIS Constraints  

- 

Character and setting of the 
town 

The site would not result in the loss of open space or land 
which is significant to the character, form or setting of the town 
Analysis - GIS Constraints  

- 

Cultural heritage Development of the site would not have any effect on any 
heritage assets.  
 
Analysis - GIS Constraints  

- 

Archaeology Former brickworks medieval tennaments in medieval core, 
potential is unknown.  
 
Analysis: Archaeology consultation response  

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside of a designated flood zone  
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously developed land The site is brownfield  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land contamination  There are no known land contamination issues 
 
Analysis – returned site assessment  

 

Minerals and waste The site is located outside of land allocated for mineral 
extraction and outside an area of sand and gravel 
safeguarding area as stated in the Northamptonshire Minerals 
Local Plan / Northamptonshire Minerals and Waste 
Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire 
Minerals and Waste Development Framework 

 

Employment Unlikely to have an effect on employment as it is assumed that 
the Everyday Champions Centre is volunteer run.  

- 
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Analysis - GIS Constraints  

Town Centre Development of the site will results in the loss of a main town 
centre use in the form of conference facilities (NPPF) 
 
Analysis – Returned site checklist  

 
 

Physical Constraints The site has physical constraints that can be mitigated in the 
form of existing buildings on site  
 
Analysis - GIS Constraints  

- 

Ease of Utility Provision Easy, average, moderately easy to service 
 
Analysis: Work undertaken for the Shlaa and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current use as Everyday Champions Church which 
may need to be relocated  
 
Analysis - GIS Constraints MXD 

 
 

Vehicular access This site is relatively small, so the impact on the highway 
network is relatively small and would require minimal access 
infrastructure. The nature of the narrow carriageways in the 
near vicinity and existing parking restrictions suggests that 
parking can be an issue at this location, therefore careful 
consideration for the provision of parking in relation to this site 
would be required. Site is only within a short walking distance 
of the town centre and the bus interchange. 
 
Analysis: NCC Highways Consultation Response  

 

Ownership The site is held by a developer or land owner willing to 
develop.  
 
Analysis - returned site checklist 

 

Viability Viability of the site is expected to be challenging (taking 
account of CSH Level 3, CIL, S106, Lifetime Homes and 30% 
affordable Housing (85:15 tenure split)) using 
industrial/warehousing land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is in active community use. 
 
Exclude from further consideration 
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Site:  HW36 - 90 Denington Road – Former Siemens Unit  

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  1.5 ha  Site Capacity:  68 dws 

Proposed Development: Housing  

Site Description:  the site lies to the south of Wellingborough town in close proximity to the A45. The site 
is currently part of the Denington Road Industrial estate and has employment uses to the East, and 
residential properties to the West.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is clearly within walking 
distance to employment opportunities; Warwick Primary School is also 
less than 1 mile away. A doctors and gym is just over 1 mile away in the 
town centre and there are local shops within walking distance.  
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis - GIS Constraints  

- 

Liveability The site is less than 100m from the A45 Trunk Road  
 
Analysis - GIS Constraints  

 

Residential 
amenity 

The site is within a predominantly non-residential area where there is 
potential for disruption to residential amenity 
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity.  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity.  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints and NIA response 

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  and NIA response 

- 

Cultural heritage Development of the site would not have any effect on any heritage 
assets.  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated 
 
Analysis – Archaeology consultation response 

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints  

- 

Floodrisk The site is outside of a designated flood zone  
 
Analysis - GIS Constraints  

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is brownfield  
 
Analysis - GIS Constraints  

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as the site is currently a 
factory site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response  

- 

Minerals and 
waste 

The eastern edge of the site is partially located on land allocated for sand 
and gravel safeguarding as defined in the Northamptonshire Minerals 
Local Plan / Northamptonshire Minerals and Waste Development 
Framework. 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

- 

Employment Development on the site will result in the loss of employment land within 
the Denington Road industrial estate 
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Analysis - GIS Constraints  

Town Centre The site will have no impact on the town centre 
 
Analysis - GIS Constraints  

- 

Physical 
Constraints 

The site has physical constraints that can be mitigated in the form of 
existing buildings on site  
 
Analysis - GIS Constraints  

- 

Ease of Utility 
Provision 

Easy, average, moderately easy to service 
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is vacant 
 
Analysis - returned site checklist 

 

Vehicular access There are already a number of access points to this site from Denington 
Road. Based on the site accommodating around 68 dwellings, the 
estimated trip generation is expected to be around 41 and 42 combined 
trips to and from the site. There are some capacity constraints in the near 
vicinity; Turnells Mill Lane has been highlighted as requiring 
improvement. With mitigation development possible.  
 
Analysis: NCC Highways Response 

 
 

Ownership The site is held by a developer or land owner willing to develop. 
 
Analysis - returned site checklist 

 

Viability The site is expected to be viable (taking account of CSH Level 3, CIL, 
S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 
using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
Development of the site would result in the loss of employment land in an industrial estate. 
 
Exclude from further consideration 
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Site:  HW37 – Land off of Castle Mews  

Other References: SHLAA: N/A   SSPDPD: N/A 

Site Area:  0.3 ha   Site Capacity:  24 dws 

Proposed Development: Housing  

Site Description:  The site is located off of Castle Mews near the centre of the town, south of All Saints 
Church and North of the Castle Theatre. Swanspool brook runs adjacent to the south of the site.  

 
Criteria Comments Symbol 

Accessibility Overall good proximity to services. The site is clearly within walking 
distance to employment opportunities; All Saints Primary School is also 
less than 1 mile away. A doctors and gym is just over 1 mile away in the 
town centre and there are local shops within walking distance.  
 
Analysis - GIS Constraints and NCC Interactive Mapping 

 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 
 
Analysis - GIS Constraints  

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints  

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities. (Note. The site was once allotments but is no longer in that 
use.)  
 
Analysis - GIS Constraints  

- 

Liveability The site is over 1km away from any source of noise (trunk road, railway 
or other major source) or odour or major source of air pollution  
 
Analysis - GIS Constraints  

 

Residential 
amenity 

The site is within a mixed use area  
 
Analysis - GIS Constraints  

- 
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Biodiversity 
sensitivity  

The site is not within an area of biodiversity sensitivity.  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Biodiversity impact 
on species or 
recognised site  

The site has no known wildlife or geological interest  
 
Analysis - GIS Constraints and NIA response 

 

Visual landscape  The site is not within an area of landscape sensitivity.  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
(2009) 

- 

Existing form of 
the town 

The development of the site for housing would have a neutral effect on 
the existing form and character of the town 
 
Analysis - GIS Constraints and NIA response 

- 

Character and 
setting of the town 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town 
 
Analysis - GIS Constraints  and NIA response 

- 

Cultural heritage Development of the site would not have any effect on any heritage 
assets.  
 
Analysis - GIS Constraints  

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis – Archaeology consultation response 

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints  

- 

Floodrisk The majority of the site is within flood zone 2  
 
Analysis - GIS Constraints 

 

Agricultural land Development would not affect any agricultural land  
 
Analysis - GIS Constraints  

 

Previously 
developed land 

The site is predominately greenfield 
 
Analysis - GIS Constraints 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There is potential for land contamination issue as there are garages on 
site - Risk Assessment will be required 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints based on Northamptonshire Minerals and 
Waste Development Framework 

 

Employment Development on the site will have no impact on employment provision 
 

- 
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Analysis - GIS Constraints  

Town Centre The site will provide housing in the town centre which will increase the 
vitality of the area for example by utilising under-used space  
 
Analysis - GIS Constraints  

 

Physical 
Constraints 

The site has no obvious physical constraints  
 
Analysis - GIS Constraints  

 

Ease of Utility 
Provision 

Easy, average, moderately easy to service 
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is vacant 
 
Analysis - returned site checklist 

 

Vehicular access This site has an existing access from Castle Mews. Based on the site 
accommodating around 24 dwellings, the estimate trip generation is 
expected to be around 14 and 15 combined trips to the site in the AM and 
PM peak. It is anticipated that the impact of the development on the local 
highway network could be accommodated in light of the relatively small 
quantum of development and the location close to the town centre which 
will enable use of sustainable modes. The development should look to 
provide sufficient parking within the development so that on-carriageway 
parking on the relatively narrow Castle Mews is not exacerbated further. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by a landowner willing to develop  
 
Analysis – Letter from owner  

 

Viability Viability of the site is expected to be challenging (taking account of CSH 
Level 3, CIL, S106, Lifetime Homes and 30% affordable Housing (85:15 
tenure split)) using residential land value  
 
Analysis – BNP Viability Study Update Jan 2015 

 

Conclusion: 
 
The site is underutilised. Development supports regeneration of the town centre. 
 
Suitable and achievable site for allocation 
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Appendix 7 
 

 


