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The Section 73 Application

2.2.11. The Section 73 application is submitted to amend 

some of the conditions attached to the existing 2008 

planning permission in relation to the phasing of the 

required infrastructure provision.  

2.2.12. Those amendments are sought principally to 

defer the delivery of the provision of the northern access 

road (Route 6) to the A510 from Finedon Road and eastern 

access road (Route 7) from the A47 to Irthlingborough 

Road. Consequently the provision of the flood mitigation 

areas required to facilitate the delivery of those routes 

also be deferred, together with the associated open 

space and pedestrian/cycle routes.   

2.2.13. The other substantive change in this regard is the 

reduction in the extent of the Country Park (from 33ha 

to 25.10ha) as the proposed grassland to the west of the 

River Ise will no longer form part of the park.  However, 

whilst it will not be accessible to the public (beyond the 

routes indicated on the 2015 Masterplan) it will remain 

in agricultural use and will, therefore, retain a similar 

landscape character and still contribute to the Green 

Infrastructure network. 

2.2.14. Finally, as highlighted above, there have been a 

number of factual updates made to the 2015 Masterplan 

that will be included in the Section 73 application.  The 

most notable of those are:

• the retention of Neilson’s Sidings in its existing rail-

related use;

• the retention of Higgins Yard as a car park for the 

railway station; and

• the revision of the alignment of the Southern Access 

(Route 2) and Station Island Access (Route 9) to 

reflect the detailed reserved matters approval that 

have been secured in the intervening period. 

Summary

2.2.15. In light of the above, the 2015 Masterplan now 

provides for the development of the following key 

elements:

• Residential development providing 3,750 dwellings;

• 9ha of B8 development providing 40,500m2;

• 12.81ha of B1/B2 development providing 51,240m2;

• 19.05ha of B1 development providing 90,432m2; and

Public Open Space including:

• approximately 24ha Town Park; 

• approximately 25ha Country Park;

• 11.25ha of youth & adult sport & recreation space;

• 3.25ha allotments;

• 5.32ha children’s play; and

• green links and Nene Valley green infrastructure.

2.2.16. The specific implications of the proposed 

changes to the wider scheme are described in Sections 

7-11. 
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3.1  LANDSCAPE FEATURES & 
TOPOGRAPHY

The Wider Stanton Cross Committed Site

3.1.1. The committed development site is not subject 

to any specific landscape designation and in general 

terms is of limited landscape quality. Its surroundings 

encompass a gently undulating landform and the most 

notable landscape features within the area are the River 

Ise and River Nene (refer to Figure 6). The site lies to the 

immediate north of where the two rivers converge and 

the respective river valleys (at approximately 40m AOD) 

are divided by a ridge of higher ground (approximately 

65-80m AOD) that runs in a south west direction through 

the centre of the committed site. Both rivers offer 

opportunities for landscape enhancement. The River Ise 

flows south into the River Nene which then flows east 

along the valley adjacent to a number of lakes that were 

formerly sand and gravel pits. 

3.1.2. Trees within the committed development site are 

predominantly ash and oak. Few individually contribute 

to the wider landscape character, but there are some 

significant groups (at Irthlingborough Grange, west of the 

Leyland Works, surrounding the Anglian Water Pumping 

Station, and around the scrapyard south of Finedon 

Road), which are to be retained where possible.

3.1.3. The hedgerow framework varies in size and 

quality, but is generally patchy. All 115 hedgerows were 

assessed using the Hedgerow Evaluation and Grading 

System (HEGS) as part of the Ecology section in the 

original ES. Only 22 hedgerows were categorised Grades 

1 or 2 and, therefore, considered worthy of retention. 

The majority of the hedgerows are Grades 3 and 4. They 

are dominated by hawthorn, with an average of two or 

three other species and few mature trees or associated 

features. Typically they range between 2-4m plus in height 

and 2-3m plus in width. These are unlikely to represent 

important hedges under the Hedgerow Regulations 1997. 

3.1.4. A complementary historic hedgerow assessment 

was also undertaken for the original EIA, which identified 

a number of hedgerows that predated 1850 (and are, 

therefore, considered ‘historic’). The study found that 

lines of historic hedgerows generally run across the site 

in an east-west direction and along main road corridors. 

3.1.5. There are also a number of vegetation blocks, 

particularly to the north-east that screen the site from 

wider views. These together with the topography of the 

site and the surrounding area limit the visual impact of 

development from Irchester and Finedon. Generally, 

however, there is not a strong landscape framework. 
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FIGURE 6: LANDSCAPE FEATURES
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3.3.4. The southern section, Park Farm South was 

established as a Simplified Planning Zone in 1993. 

Finedon Road Industrial Estate, the largest of the four 

estates, is located at the north eastern edge of the town 

adjacent to the committed development site. The smaller 

Dennington and Leyland Industrial Estates are located to 

the south and east of the town respectively. The latter is 

of particular note as it lies east of the railway line and is 

located within the Strategic Development Area (SDA). 

3.3.5. Victoria Business Park is located to the south 

of the site, east of Denington Industrial Estate. It is 

a significant employment area consisting of several 

large-scale buildings associated, with a diverse mix of 

warehouse and distribution businesses, and is accessed 

via the A45.

3.3.6. Wellingborough town centre is located marginally 

to the east of the geographical centre of the town and 

sits approximately 2km from the centre of the committed 

development site. It is a relatively large centre and acts 

as the principal retail and service centre in the Borough. 

It contains a significant range of retailers and high-order 

service providers, community facilities, a weekly market, 

offices and other employment premises.

3.3.7. The incision of green spaces through the built 

form of Wellingborough, often along stream corridors, 

is a particular characteristic of the town, as illustrated in 

Figure 7. In terms of open space provision, therefore, the 

town is well provided for with many formal and informal 

parks, public gardens and a number of allotment gardens. 

Irchester Country Park to the south of the town is also an 

important local facility.

3.3.8. Key infrastructure includes an existing sewage 

treatment works is located approximately 1km to the 

north of the application site and Sidegate Lane Landfill 

Site approximtely 2km to the east.

3.4  MOVEMENT

3.4.1. Wellingborough has always benefited from its 

central location and its excellent links to the strategic 

road network, including the A509, A510, A6(T) and the 

A45(T). The A45(T) provides an east-west route south of 

the town leading directly to junctions 15, 15A and 16 of the 

M1 and the A14, whilst the A509 provides a north-south 

route which links to the A14, Junction 14 of the M1 and the 

A1(M) (refer to Figure 7).

3.2.3. A significant part of the application site has also 

been subject to quarrying in the past 200 years, where 

there is no potential to contain archaeological evidence.  

Moreoover, as the site currently comprises agricultural 

land, later post-medieval and modern ploughing is likely 

to have had a significant and widespread impact on 

archaeological deposits across those areas not affected 

by the quarrying. 

3.2.4. There is, therefore, very low potential for surviving 

archaeological evidence in the application site, but there 

is some potential for material on the periphery of the 

quarry areas, that would probably be of local significance.

3.3  LAND USE & LOCAL FACILITIES

3.3.1. The historic market town of Wellingborough is 

the largest town in the Borough. Anglo-Saxon in origin, 

Wellingborough expanded rapidly in the 1960’s and 1970’s 

as a result of an agreement between the Urban District 

Council and London County Council / Greater London 

Council allowing Wellingborough to act as an “expansion 

town” to accommodate overspill population from London. 

During that period the population of the town increased 

from 26,000 to 60,000.

3.3.2. Wellingborough has historically developed 

in a radial pattern, with the railway line and River 

Ise previously preventing development further east. 

Wellingborough and the committed development site 

is immediately surrounded by four settlements (refer to 

Figure 7). These comprise the villages of Finedon (3km to 

the north), Irchester (3km to the south-east) and the towns 

of Irthlingborough (3km to the north-east) and Rushden 

(3km to the east), which merge into Higham Ferrars (5km 

to the east).

3.3.3. The area was the focus of heavy industry such 

as brickworks, gasworks and large ironworks in the 

19th Century. There are several main industrial estates 

located within the town, all located at its periphery (refer 

to Figure 7). The most recent of these developments, 

Park Farm Industrial Estate, lies at the western edge of 

the town outside of the ring road and was established as 

an Enterprise Zone in 1983. 

The Outline Planning Application Site

3.1.6. The application site comprises approximately 

31.39ha of arable farmland and improved grassland to the 

north and east of South Hill Farm.

3.1.7. The outline planning application site is made up 

of sections of seven fields within a tract of farmland to the 

north and east of South Hill Farm. Most field compartments 

are in arable use, except one that is improved grassland. 

3.1.8. Field boundaries are native hedgerows, typically 

managed at a height of 1-2 metres and dominated by 

elm, elder and hawthorn. A small number of trees within 

the hedgerows include ash and oak. Small ditches run 

alongside two of the hedgerows and a double hedge 

forms the boundary between two of the fields.

3.1.9. Trees within the application site are mainly 

restricted to hedgerows and no veteran trees have been 

recorded.

3.2.  CULTURAL HERITAGE AND 
ARCHAEOLOGY 

3.2.1. Cultural and archaeological heritage matters were 

comprehensively considered in in the original ES.  That 

confirms that there is no indication of the survival of any as 

yet unknown Cultural or Archaeological Heritage assets 

of national importance, of schedulable or listable quality, 

and that the effects of development on the known historic 

and significant buildings can be mitigated adequately by 

design. Where some potential is indicated either through 

past discovery, regional patterning or from documentary 

evidence, further evaluation is recommended prior to the 

formulation of a detailed mitigation strategy.

3.2.2 A subsequent desk based assessment has been 

prepared to support the current outline application. This 

confirms that the application site itself does not form part 

of a conservation area and does not contain any listed 

buildings or designated heritage assets.  Heritage assets 

within wider the committed development site include the 

Grade II Listed Railway Station and associated goods 

shed and the Scheduled Ancient Monuments of Chester 

House and Ditchford Bridge (illustrated in Figure 9). 
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3.4.2. Wellingborough is served by a railway station on 

the Midland Mainline, which is accessed from Midland 

Road. This line provides a regular service between Leeds 

and London St. Pancras with journeys to London takeing 

only 50 minutes. The railway line forms the western 

boundary of the site and the committed development 

scheme includes the enhancement of the facilities 

provided at the railway station.

3.4.3. Existing roads that cross the committed 

development site include Finedon Road/Wellingborough 

Road (A510) and Irthlingborough Road (B751). These are 

connected by Sidegate Lane to the east of the committed 

development site. 

3.4.4. The committed site is crossed by relatively few 

public rights of way, but public footpaths UM008 and 

UM010 run through the centre of it. As such they cross 

the outline application site in a north-easterly direction 

from Mill Lane Industrial Estate ( joining with UM009 at 

South Hill Farm) to the point where UM010 meets the 

Irthlingborough Road.

3.4.5. In the southern section of the committed 

development site, public footpath UL012 runs in a north-

easterly direction from the B571 (Irthlingborough Road) to 

Ditchford Bridge. At the northern tip of the site a bridleway 

(UL035) crosses the railway line and heads north to join 

Harrowden Road.

3.4.6. There are a number of recreational and other 

routes through the Nene Valley and proposals to improve 

these include the proposed East Northamptonshire 

Greenway that once complete will link between 

Wellingborough Station, the site, Ditchford Bridge and 

east to Stanwick Lakes.

3.5.  UTILITIES

3.5.1. There are some existing utilities in and close to 
the application site that have informed the development 

of the Masterplan. These include a main foul sewer 

that crosses the application site, connecting east to the 

Broadholme Sewage Treatment Works. There is also a 

pole mounted 33KV electricity pylons, which can be re-

routed underground.

© Crown copyright, All rights reserved. 2013 Licence number 0100031673
FIGURE 7: MOVEMENT, LAND USE & LOCAL FACILITIES
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3.6.  DRAINAGE

3.6.1. Existing site drainage is determined by the site 
topography and ground conditions. The committed 
development site and surrounding area are dominated 
by the west-east flowing River Nene and the north-south 
flowing River Ise (and their associated floodplains).

3.6.2. A Flood Risk Assessment (FRA) and 
comprehensive drainage strategy was prepared for the 
committed scheme as part of the original ES. The FRA 
identified the required mitigation and flood storage 
requirements to control surface water discharge and 
compensate for floodplain storage loss through the 
development of the access routes.

3.6.2. A further FRA has been prepared for the 
application site. This also highlights the proximity of the 
Rivers Nene and Ise, and considers the potential impact 
of the development and identifies the required mitigation 
and flood storage requirements. 

3.6.3. All of the built development is located outside of 
the floodplain defined in the original FRA approved as part 
of the extant outline planning permission. Furthermore 
there is no change to the proposed mitigation related 
to the access routes that pass through the effective 
floodplains. The proposed mitigation works, therefore, 
reflect the drainage strategy established in conjunction 
with the committed development and include the control 
of surface water discharge from the development areas 
via infiltration and on-site storage and flow improvements. 

3.7.  CONTAMINATED LAND AND WATER 
QUALITY

3.7.1. The committed development site lies within an 
area where historically contaminated land, landfills, waste 
treatment and pollution are likely to be present. The 
original ES confirmed that the committed development 
site does not lie above a major groundwater resource 
or important aquifer, but is bounded by the Rivers Ise 
and Nene that would be sensitive to pollution impact or 
contamination.  The ES also confirmed that the proposed 
clearing of existing contamination and the implementation 
of appropriate construction methods would reduce any 
associated risks of pollution and reduced the potential 
impact that this might have on water quality to an 
acceptable level. This approach will also be applied to the 
application site.

3.8.  NOISE

3.8.1. The detailed assessment of noise and vibration 
undertaken in respect of the committed site confirmed that 
the main sources of noise in the area were road traffic, rail 
traffic, industrial and commercial activity and construction 
activity. Effective mitigation for that was identified in the 
original ES. However, noise is not a constraining issue for 
the application site given the distance from these sources. 

3.9  VISUAL AMENITY

3.9.1 The Nene Valley landscape has an open character 

providing long views to neighbouring settlements to the 

south and southeast. The area is dominated by a number 

of linear features including the railway line (and the 

attractive viaduct where its crosses the river), electricity 

pylons that run along the valley, the A45(T) set against 

Irchester Country Park to the south and the string of lakes 

along the valley floor that have been formed as a result 

of historic mineral extraction. Victoria Business Park and 

the Chettles plant is also prominent in the landscape. 

It is not possible to screen the long distance views of 

the committed development site, but the careful use of 

strategic planting and the design of the urban fringe will 

break up the mass of built development and ensure the 

provision of an appropriate frontage to the Nene Valley. 

3.9.2. The Ise Valley is contained by the south-

westerly ridgeline to the east and the built form of the 

town to the west. In this respect the area appears to 

visually relate more to the town than it does to the 

surrounding countryside, although the Midland Mainline 

and floodplain act as physical and physiological barriers 

between the town and the site. Views out of the Ise Valley 

are contained and dominated by the town, and St. Mary’s 

Church is a key visual reference points.

3.10  AGRICULTURAL LAND QUALITY

3.10.1. Work undertaken as part of the EIA included a 

detailed Agricultural Land Classification (ALC) survey 

of the committed development site. The majority of 

the application site is considered to be best and most 

versatile agricultural land, classified as Grades 2 and 3a.

3.11.  ECOLOGY

The Wider Stanton Cross Committed Site

3.11.1. The findings of ecological site surveys carried out 
in conjunction for the original ES confirmed that the site’s 
hedgerows, Rivers Ise and Nene, the restored sand and 
gravel workings, and the main line railway provided areas 
of the greatest nature conservation value in the area 
(refer to Figure 8).  The other areas were generally of low 
value. The ES also confirmed that there were no statutory 
or non-statutory sites within the committed development 
area.   

3.11.2. The committed development site does not fall 
within any international, national or regionally important 
nature conservation designation. The closest designated 
site is Irthlingborough Grange and Upper Nene Valley 
Gravel Pits, located approximately 680m to the south. 
English Nature has designated the River Nene and 
surrounding lakes to the south as part of a large Special 
Protection Area (SPA), Ramsar Site and Site of Special 
Scientific Interest (SSSI). 

3.11.3. A number of non-statutory designated sites are 
located within 1km of the site, including Bungalow Field 
(1km to the south west), Finedon Top Lodge Quarry 
(700m to the north east), Old Brickpit Lake (700m to 
the west), Wellingborough East Pits (950m south) and 
Irthlingborough Grange Gravel Pits (600m south). 

3.11.4. Species identified in the committed development 
site over recent years included common lizard, grass 
snake, badgers, otters, bats and a number of bird species. 
Most protected species are concentrated around more 
structurally diverse habitats and features of interest such 
as waterbodies, rivers and railway lines. The local records 
centre identified no protected species records within 1 km 
of the site. 

3.11.5. Where the access routes cross through the Nene 
Valley, ecology compensation areas have been identified 
to extend Local Wildlife Sites (LWS) in this location.  

3.11.6. Some of the semi-mature and mature trees 

contained features that may be suitable for roosting bats, 

as well as providing foraging habitat for invertebrates and 

nesting habitat for birds, and should be retained where 

possible. 

The Outline Planning Application Site

3.11.7. An Ecological Appraisal was undertaken by 
FPCR in February 2015 (refer to Figure 8 and inset) that 
confirms there are no designated nature conservation 
sites within the outline application site. The site itself 
comprises predominantly managed arable land and 
improved pasture bounded by hedgerows. Improved 
grassland within the site is characteristically species 
poor, comprising only common and widespread species, 
and is intrinsically low nature conservation value. The loss 
of arable habitats is not considered to be significant. 

3.11.8. Species identified within the site include one 
active badger sett and farmland birds, some of which are 
ground-nesting. The site also contains some small areas 
of potential reptile habitat. No bats were identified within 
the site and no GCN were recorded in ponds considered 
suitable within 500m of the boundary.  

3.11.9. Mitigation for the badger sett has already been 
approved in conjuntion with the construction of Route 4 
and an artificial sett has been created. 
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3.11.10. Overall, the retained and newly created habitat 

will be managed to enhance the nature conservation value 

of key parts of the site in conjunction with the committed 

development. The proposals set out within the approved 

EMP and the key principles for the provision of green 

infrastructure are enshrined in the 2008 Masterplan. 

These are all retained in conjunction with the current 

proposals.

Bovis Homes

Stanton Cross, Wellingborough
(Enhanced Planning Application)

PHASE 1 HABITAT PLAN
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FIGURE 9: STRATEGIC PLANNING CONTEXT
© Crown copyright, All rights reserved. 2013 Licence number 0100031673
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Environment

3.12.11. Figure 9 illustrates the local and strategic 

planning policy designations in the area, and indicates 

that the site is not subject to any specific designations 

(other than the allocation). The RAMSAR / SPA and SSSI of 

Upper Nene Valley Gravel Pits are situated to the south of 

the committed site and outline application site. The SSSI 

Finedon Top Lodge Quarry is also located to the north 

east of the site. There are also 2 LWS on the route of the 

southern access. The migitation for these areas has been 

agreed as part of the committed development proposals 

(as identified in Figure 8).

3.12.12. Development is required to deliver appropriate 

green infrastructure (CSS Policy 5 and JCS Policy 19) and 

emphasis is placed on the prioritisation of Nene and Ise 

Valleys for investment in green infrastructure.

3.12.13. The CSS and emerging JCS support sustainable 

construction methods to secure energy efficiency and 

carbon reduction (CSS Policy 14 and JCS Policy 9).

3.12.14. JCS Poilcy 4 seeks a net gain in biodversity and 

protect features of geological interest, and aims to protect 

assets in accordance with the hierarchy of biodiversity 

and geodiversity designations.

3.12.15. All current and emerging policy documents reflect 

the principles of the NPPF in relation to reducing the 

impact of flood risk (JCS Policy 5 and BWLP Policy G2), 

requiring appropriate flood protection and mitigation to 

compensate for the impact of the development.

3.12.5. The NNJPU and BCW are currently preparing 

new development plan documents for the period to 2031, 

comprising Part one: The North Northamptonshire Joint 

Core Strategy (JCS) 2011-2031 and Part two: The Plan for 

the Borough of Wellingborough (PBW).

3.12.6. Once adopted, both documents will form the 

local plan within Wellingborough and will manage future 

development in the District to 2031. The JCS (Part 1) will 

set out the strategic policies for the area together with 

general development management policies. The PBW 

(Part 2) Issues and Options document will provide greater 

local detail, but is at a very early stage in its preparation 

and does not yet contain any draft policies.

Site Allocation

3.12.7. The committed site and outline application site 

are both included in the (BWLP) as a land allocation 

(Policies U14 & U17) for housing, employment, community/

leisure and open space. The committed site extends north 

of Finedon Road where land is allocated (Policies U14, 

U18 & U19) for employment and east of Eastfield Road 

where land is allocated (Policies U14 & U20) for housing 

and employment.

Design

3.12.8. CSS Policy 16 refers specifically to the 

development of sustainable urban extensions and seeks 

to ensure that masterplans for such areas provide: an 

appropriate housing mix; variations in density; range 

of employment opportunities; education provision; 

sustainable access facilities; green networks; and take 

into account the surrounding character.

3.12.9. The provision of these key features of 

development are further supported by detailed policies, 

including CSS Poilcy 15 and JCS Poilcy 30, which seek 

a balanced mix of housing types and tenures, including 

30% affordable and 100% lifetime homes. 

3.12.10. JCS Policies 7 and 8 provide additional emphasis 

on the need to incorporate and enhance community 

facilities in conjunction with development and to create 

accessible, safe and distinct environments.

3.12.  PLANNING POLICY DESIGNATIONS

3.12.1. Policies relevant to design and access of the 
application site and proposals are summarised in the 
following section (also refer to the Planning Statement). 
The National Planning Policy Framework (NPPF) is also a 
material consideration.

NPPF

3.12.2. NPPF paragraphs 56 - 66 specifically emphasises 
the importance of the design of the built environment, 
noting “good design is a key aspect of sustainable 
development, is indivisible from good planning, and 
should contribute positively to making place better 
for people”. Notably it also proposes that policies and 
decisions should aim to ensure that developments:

• function well and add to the overall quality of the area;

• establish a strong sense of place;

• optimise the potential of the site;

• respond to local character and history;

• create safe and accessible environments; and

• are visually attractive.

3.12.3. Paragraphs 69 - 75 highlight that the planning 
system has an important role in facilitating social 
interaction and creating healthy, inclusive communities. 
It states that planning decisions should aim to achieve 
places which promote opportunities for meetings 
between members of the community, provide a safe 
environment, contain clear and legible pedestrian routes, 
and high quality public space, which encourage the active 
and continual use of public areas.  It also refers to access 
to high quality open spaces and opportunities for sports 
and recreation, and to the protection and enhancement 
of public rights of way. 

Development Plan

3.12.4. The Development Plan for the area currently 

comprises of the North Northamptonshire Core Spatial 

Strategy (CSS) prepared by the North Northamptonshire 

Joint Planning Unit (NNJPU) and adopted in June 2008 

that sets out the spatial planning framework for the 

period to 2021. Saved policies from the Borough of 

Wellingborough Local Plan (BWLP) (adopted April 1999) 

(Alteration adopted March 2004) also forms part of the 

Development Plan for the area. However, both documents 

pre-date the publication of the NPPF and should be 

considered in the context of its provisions.
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4.1.4. Key matters that have been raised and addressed 

in the assessment and development of the proposals: 

• Increase in the size of primary school provision to 

provivde an additional form entry of capacity to serve 

the additional residential development proposed;

• Review the provision and location of public open 

space associated with the application site and 

committed scheme;

• Incorporate existing key features within the site and 

address the wider landscaping strategy;

• Review the proposed SUDs strategy;

• Required ecological surveys in new outline application 

area; and

• Scope of highways assessments and required 

mitigation for access and off-site junctions and links.

4.0  CONSULTATION

4.1.1. The development of a sustainable urban 

extension east of Wellingborough is a critical element in 

the residential and employment development strategy 

set out in both the adopted and emerging development 

plan documents.  

4.1.2. The adopted CSS and saved policies from the 

BWLP were subject to significant consultation procedures 

and considered in detail in independent inquiries, 

which confirmed that the Stanton Cross site is the most 

sustainable and deliverable development opportunity to 

meet the area’s identified development needs.

4.1.3. Similarly there is ongoing consultation by NNJPU 

and BCW in relation to the emerging JCS and PBW, which 

will be followed  by an independent examination prior to 

adoption.

4.1.4. Furthermore, extensive public and stakeholder 

consultation was undertaken by both the applicant and 

BCW in respect of the committed development when that 

outline application was submitted and determined.

4.1.3. Detailed discussions in respect of the proposed 

revisions to Masterplan have taken place with BCW 

planning, environmental health and drainage officers, 

NCC highways, education and heritage officers and a 

number of the statutory consultees including Highways 

England, the Environment Agency, Natural England and 

the Northamptonshire Wildlife Trust.  These discussions 

have informed the technical and environmental studies 

that have been produced to accompany the outline 

application, and have influenced the form and nature of 

the revised scheme proposals.
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• Enhancement of the existing highway network and 

provision of further links and new access points into 

the site, including the provision of direct links to the 

town centre.

• Support for the vitality and viability of the town centre 

through an increase in the population and their 

spending power.

• Regeneration and revitalisation of Wellingborough’s 

eastern urban fringe.

• Development of the railway station to provide a 

Station Interchange also acting as a hub for wider bus 

services to the benefit of the whole town.

• Development of community facilities to meet local 

needs arising from the proposed development.

• Enhancement of the existing network of rights of way 

to connect the town, proposed development and 

surrounding countryside.

• Open space provision for children’s play space, sports 

pitches and more informal open space.

• Ecological and recreational enhancements to the Ise 

Valley to provide a Town and Country Park to the 

benefit of the whole town.

• Management of public access to Nene Valley.

• Retention and enhancement of characteristic 

landscape features.

• Implementation of landscape treatments and 

woodland planting to mitigate the visual impact of 

development 

• Retention of visual links from the site to existing 

focal points / landmark developments, particularly 

St Mary’s Church, Irthlingborough Grange, and 

the viaduct south of the site, to provide clarity and 

character.

Evaluation of Application Site

5.1.2. Drawing upon the assessment findings, the 

current application site is relatively unconstrained. Key 

features that need to be incorporated into the masterplan 

are existing hedgerows and the prominent ridgeline as 

shown in Figure 10.

*

*

****
*

*

*

5.0  EVALUATION

FIGURE 10: SITE SYNTHESIS

5.1   OPPORTUNITIES AND CONSTRAINTS

5.1.1. The comprehensive assessments undertaken 

during the preparation of the 2008 Masterplan and 2015 

Masterplan Update have demonstrated that there are no 

technical or environmental constraints to development 

that cannot be appropriately mitigated.  

Constraints

• The presence of the River Ise and River Nene 

floodplains within which development is restricted.

• Direct connections to the town would require access 

over the railway line and River Ise.

• Fears of coalescence with neighbouring settlements 

notably Finedon, Irthlingborough and Rushden.

• The open landscape structure potentially provides 

wide views of the site and any development on it.

• Parts of the site are considered best and most 

versatile agricultural land.

• Potential impact of access routes and visitor pressure 

as a result of existing SPA and RAMSAR sites.

• Two County Wildlife Sites are located on one of the 

proposed access routes.

• Existing important habitats and fauna within the site.

• Ecologically and historically important hedgerows 

are present on the site.

• The Railway Station is Grade II listed and the Chester 

House and Ditchford Road SAMs are in close 

proximity to the site.

• The presence of areas of contamination within and 

close to the site.

• The presence of the existing utilities within the site 

and the requirement to retain a 100m buffer zone 

around the Anglian Water pumping station.

• The proximity of noise generating uses to potential 

development areas and the implications for the 

amenity of the new development.

Opportunities

• Residential development to meet identified needs 

including local affordable housing needs.

• Promotion of complementary mixed-uses including 

significant commercial and industrial development 

in accordance with the Economic Strategy for the 

Borough.
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6.1. INTRODUCTION

6.1.1. The following sections represent the ‘product’ 

aspect of the Design and Access Statement as it 

describes the development proposal as shown in Figure 

11.  It follows on logically from the assessment of the site 

and context, consultation undertaken and analysis to 

explain the application proposals in a structured way. 

The key product of this stage is the Masterplan, and 

the development principles being applied for within this 

outline application. 

6.1.2. The development proposals are communicated 

in the following order:

• Design & Access Concept (Section 6.0)

• Use, Amount & Scale (Section 7.0)

• Layout (Section 8.0)

• Landscape (Section 9.0)

• Appearance (Section 10.0)

• Movement & Access (Section 11.0)

6.1.3. The proposals demonstrate how a high quality 

mixed use development will be delivered that is well 

related to the settlement and committed development, 

respects its relationship with the countryside, uses the 

site in an effective and efficient manner, and will provide 

positive environmental enhancements.

6.0  DESIGN & ACCESS CONCEPT

6.2. CONCEPT

6.2.1. The 2008 Masterplan emphasises the existing 

radial structure of the town, and that remains the 

case in the 2015 Masterplan.  It proposes to utilise the 

existing and proposed transport routes and enhance the 

existing landscape structure in such a manner that the 

development appears to be a natural and, therefore, fully 

integrated mixed-use extension to town.  

6.2.2. The 2015 Masterplan in Figure 12, therefore, 

continues to provide a comprehensive and viable 

land use, transport and landscape framework for the 

sustainable development of Stanton Cross.

6.2.3. The following key development principles have 

been established in the Masterplan:

• Provide for social inclusion and cohesion in a 

balanced community, by development of a mixture 

of sizes and types of housing, including affordable 

and special needs, at a net density in excess of 35 

dwellings per hectare.

• Minimise the need to travel and distances travelled 

through the incorporation of a mix of complementary 

residential, employment, community and leisure 

development.

• Provide for economic investment and development.

• Provide community facilities and recreation space not 

only for new residents, but to complement existing 

provision in the town.

• Facilitate innovative design that will create a safe and 

attractive living environment.

• Maximise physical integration with the existing built-

form and focus on the existing town centre.

• Maximise public transport penetration into the 

development site to promote the use of alternative 

modes of travel.

• Contribute to and enhance the pedestrian and cycle 

network, and particularly links to the centre and the 

surrounding countryside.

• Provide new access infrastructure.

• Contribute to the green network, retaining where 

possible the existing landscape structure and 

incorporating a comprehensive landscaping scheme 

including structure planting to address the visual 

impact of the proposed development.

• Preserve the character and setting of the listed 

railway station.

• Incorporate habitat management and creation and 

protect existing features of importance, notably the 

SPA / RAMSAR site.

• Avoid, where possible, areas of best and most 

versatile agricultural land.

• The provision of a Sustainable Urban Drainage 

System.

6.2.4. These proposals are fully reflected in the 

proposed changes and extension to the scheme as 

embodied in the 2015 Masterplan that underpins both the 

new outline planning application and Section 73 planning 

application.




