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1.1     The Development

This Planning Statement has been prepared on 
behalf of Bee Bee Developments and is submitted in 
support of the outline planning application for proposed 
development at land to the east of Eastfield Road, 
Wellingborough. 

The application relates to a 16.25 hectare part of 
Wellingborough which lies between Finedon Road to 
the north, Eastfield Road to the east, Mill Road to the 
south, and the Midland Mainline to the west. 

The site is a key brownfield regeneration opportunity 
within the Wellingborough East Strategic Development 
Area (WEAST) – a 360 hectare site that has been 
identified in the County Structure Plan and the 
Wellingborough Local Plan (Policy U20) for a major 
new urban extension for Wellingborough. 

Furthermore Policy U14 of the Local Plan proposes 
a  regulated development programme  for WEAST, 
taking up previously developed land first, in an outward 
expansion of the existing built-up area. It is therefore 
paramount that in order to concur with this policy, 
the proposed Eastfield Road development should 
commence before any other of the proposals for 
WEAST.

Outline planning permission is sought for a 
comprehensive mixed-use development for the whole 
site including residential, live /work, commercial uses 
(B1 and B8), retail (A1 –A5), hotel community uses 
and recreation provision. The proposals also include a 
series of high quality landscaped areas which will be 
publicly accessible together with enhancements to the 
pond and wildlife areas. The existing allotments will 
be realigned to provide an ‘L’ shaped area in the north 
west corner of the site.

The proposal has been developed through discussions 
with Wellingborough Council and Northamptonshire 
County Council, particularly the planning and highways 
departments, statutory consultees and the local 
community.

The following documents are also submitted as 
supporting material to the planning application:

• Environmental Statement – Prepared by Faber 
Maunsell

• Design Statement – Prepared by Clarke Associates

• Transport Assessment – Prepared by Colin 
Buchanan

• Sustainability Appraisal – Prepared by Colin 
Buchanan

• Statement of Community Engagement – Prepared 
by Colin Buchanan

1.0 Introduction
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1.2     Structure

The Planning Statement provides a general 
description of the proposal and an evaluation of the 
proposed development against relevant national, 
strategic and local planning policy guidance. This 
Planning Statement should be read and considered in 
conjunction with the plans and drawings submitted as 
part of the planning application and are structured as 
follows:

• Section 2 provides a description of the application 
site and its surroundings;

• Section 3 offers a planning history of the site;

• Section 4 sets out the key national, regional and 
local planning policies which are relevant to the 
application site;

• Section 5 describes the development proposals; 

• Section 6 sets out the evaluation of the proposals 
against the planning policy guidance set out in 
section 4;

• Section 7 sets out the conclusions. 
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2.1     Location and Site 
Description

Wellingborough’s draft Development Brief ‘Land East 
of Eastfield Road’ describes the application site as 
currently forming a ‘backland’, situated behind the 
residential properties lining Finedon Road to the north 
and Eastfield Road to the west, and mix of uses along 
Mill Road to the south.  The site’s eastern boundary 
is defined by the railway, associated buildings and 
sidings.

The application site covers an area of approximately 
16.25 hectares.  The site is characterised as previously 
developed land, due to its past (including quarrying), 
and present uses.  It is currently occupied by a mix 
of uses including industrial sheds, allotments and 
ancillary buildings such as garages and outbuildings 
relating to the adjacent houses.  Much of the land 
is vacant, obsolescent or under-used which have a 
detrimental impact on the neighbouring residents.

Land uses adjacent to the site are primarily two storey 
suburban housing and related uses. The main feature 
along the eastern flank is the Midland mainline railway 
with associated sidings and buildings. These, and the 
other distinctive land uses on the site can be seen in 
Figure 2.1

The site is within a 5 -10 minute walk from 
Wellingborough Mainline station which is between 400 
– 800m, accessed via a footpath off Mill Road. There 
are four main access points to the application site 
with two emerging from Eastfield Road and one from 
Finedon Road to the north and one from Mill Road to 
the south.

Many of these access routes are of a poor quality 
and provide a difficult and unsafe environment for 
pedestrians and cyclists alike.

2.0 Site Description and      
   Surrounding Area

The local bus network is quite extensive and almost 
the entire site is within five minutes walk (400m) of a 
bus stop; however services are poorly used because of 
a lack of timetable information, infrequency of service 
and limited scope of routing.

The character of the site is defined primarily by its 
topography and location on the eastern edge of 
Wellingborough and by its setting on the western 
slopes of the River Ise valley.

The site benefits from it close proximity to both the 
town centre and railway station and has a number of 
interesting environmental features including a sloping 
topography, and woodland areas which have been 
identified as a Site of Nature Conservation Value.  

Fig 2.1: Location Plan
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3.1     Site History

In the late 19th century, a quarry covered an extensive 
area of which the application site is only a small 
part. By 1900 the quarry had become redundant and 
much of the area was set aside for allotments. In 
1927, the Midland Brick works, set within their own 
quarry located on the site of the existing pond, were 
the predominant operator on the  site. By 1938 a 
collar bounding Eastfield Road and Finedon Road 
of suburban housing was developed. However by 
1940 the Midland Brick extraction works had become 
uneconomical and work ceased leaving the site 
redundant. 

3.0 Planning History

Since 1948 the site has been divided in a piecemeal 
fashion and there have been significant industrial 
developments to the south and to the north – east of 
the application site.

There has also been an incremental development 
of small workshop and storage areas on former 
allotments which are currently dispersed and under 
– used. Moreover the extension of a number of rear 
gardens and development of garages to the rear of 
houses along Eastfield Road and Finedon Road has 
replaced many of the existing allotment sites. 

The major planning applications that have been made 
to Wellingborough Council in the last fifteen years are 
outlined in more detail below:

 
Major applications 1990 to 2005

Location Description Outcome Date

Plot 5 Nettlebush Allotments, 
Finedon Road

Single storey building to provide 
garage facility for two skip hire lorries 
and storage of scrap metal.

Refused because private 
road between the site 
and Finedon Road not 
suitable to serve further 
development

3/9/94

Land at Finedon Road Erection of a building for the storage 
and distribution of timber and allied 
building products.

Outline permission granted 1/24/96

Ambron House, Eastfield Road Redevelopment for residential use. Outline permission granted 7/17/96

Land at Finedon Road B1b, B1c and B2 industrial units. Full permission granted 1/7/98

Units 1,2 and 3, land at Finedon 
Road

Change of use from B1b, B1c and B2 
to B1b, B1c, B2 and B8 uses.

Full permission granted 10/7/98

2/3 Midland units Change of use to electrical/
electronic retail.

Personal planning 
permission

8/11/99

Unit 8 Midland Business Units, 
Finedon Road

Construction of new industrial unit 
of 500sqm.

Full planning permission 11/6/02

Unit 9 Midland Business Units, 
Finedon Road

Construction of new industrial unit 
of 600sqm.

Outline planning 
permission

5/3/05
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4.1     Overview

This section sets out a summary of relevant national, 
regional and local planning policy and guidance which 
have to be considered in respect to the proposals at 
Eastfield Road.

The Government is committed to the well-established 
principle of a plan-led system. Therefore the 
development plan that provides the essential 
framework for planning decisions continues to be 
the starting point in the consideration of planning 
applications for the development or use of land.  In 
accordance with the Planning and Compulsory 
Purchase Act (2004), under the new spatial planning 
system, the current Development Plan for the 
Wellingborough area consists of the Regional Spatial 
Strategy 8 (RSS) East Midlands, which incorporates 
the Milton Keynes South Midlands (MKSM) Sub-
regional Strategy (SRS); the Northamptonshire 
Structure Plan; and the Borough of Wellingborough 
Local Plan with the 2003 Alterations.  

PPS12: Local Development Frameworks (2004) sets 
out policy regarding the transitional arrangements for 
the shift to the LDF.  Key objectives are to move as 
quickly as possible to the new system and maintaining 
continuity whilst minimising transitional costs.  Adopted 
structure and local plans and unitary development 
plans will retain development plan status and will 
automatically become ‘saved’ policies for a period 
of three years from commencement of the 2004 
Act.  Local planning authorities should bring forward 
Development Plan Documents as part of their Local 
Development Framework to replace saved policies 
during this three year period.

4.0 Policy Context

4.2     National Planning 
Guidance

Sustainable Development

The Urban White Paper (November 2000) builds on 
existing initiatives and identifies four key steps to making 
‘all urban areas places for people’:  1) Getting the 
design and  quality of the urban fabric right;  2) Enabling 
all towns and cities to create and share prosperity;  3) 
Providing the quality services people need; and, 4) 
Equipping people to participate in developing their 
communities;

Sustainable Communities: Building for the Future, the 
Communities Plan, Office of the Deputy Prime Minister 
(OPDM) (February 2003) sets out the Government’s aim 
to achieve a step change to deliver successful, thriving 
and inclusive communities. It identifies growth areas 
in the greater South east, including the Milton Keynes 
South Midlands (MKSM) Growth Area. The MKSM area 
includes the whole of Northamptonshire, Milton Keynes, 
Luton and Bedfordshire and part of Buckinghamshire. 
Two areas have been identified in Northamptonshire to 
support the delivery of the Government’s Sustainable 
Communities Plan and the MKSM growth area agenda. 
North Northamptonshire is one of these areas identified, 
with specific focus on the principal urban areas of Corby, 
Kettering and Wellingborough.

PPS1: Delivering Sustainable Development (2005) sets 
out policy in relation to both planning for and delivering 
sustainable development and provides advice on the 
content of development plans and the determination of 
planning applications.  Sustainable development (ensuring 
a better quality of life for everyone) is the core principle 
underpinning planning.  The planning system should 
promote:  

•    Integrated, sustainable development which achieves 
environmental, social and economic objectives over 
time;  

•     High quality design;  and, 
•     Community involvement.
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Housing

PPG3: Housing (2000) re-affirms the Government’s 
commitment to promoting sustainable development 
and ensuring that sufficient housing is provided for 
everyone.  New housing should:  

•  be well designed;  

•  offer a greater choice and not reinforce social 
distinction;  

•   be focused in existing towns and cities; and 

•  contribute towards the urban renaissance and 
improving quality of life. 

Housing development which makes inefficient use of 
land should be avoided and development plans should 
provide for more intensive housing development in and 
around existing centres and close to public transport 
nodes. 

A sequential approach to the allocation of land should 
be adopted, advocating building on sites within urban 
areas where there is good access to jobs, schools, 
shopping and leisure facilities. The Government is 
committed to maximising the re-use of previously-
developed land in order both to promote regeneration 
and minimise the amount of greenfield land being 
taken for development. 

The development of mixed and balanced communities, 
securing a better social mix, should be encouraged.  
Housing densities should be increased to between 
30 and 50 dwellings per hectare, and higher in more 
sustainable locations.  Local planning authorities and 
developers should be flexible in deciding the affordable 
housing most appropriate to a particular site that will 
contribute to satisfying local housing needs.

Commercial and Retail

PPG4: Industrial, Commercial Development and Small 
Firms (2001) promotes industrial and commercial 
development as part of mixed-use developments 
where it does not cause unacceptable disturbance 
through increased traffic, noise, pollution or other 
effects.  

PPS6: Planning for Town Centres (2005) aims to 
create vital and viable centres.  The sequential 
approach should be adopted for retail site selection, 
demonstrating need for the development, and 
subsequent impact on existing centres should be 
tested.  If need is established, particularly in areas of 
significant growth, new centres should be designated.  
Centres should meet day-to-day needs and be the 
focus for services and facilities, of which the level 
of provision should be consistent with the scale and 
function of the centre and the catchment area that it 
seeks to serve.  



8

Transport

PPG13: Transport (2001) notes that integration of 
land use planning and transport has a key role in 
delivering sustainable development.  Accessibility by 
non car modes, to jobs, shopping, leisure facilities 
and services by public transport is identified as a 
key planning objective.  Day to day facilities in local 
centres should be located so that they are accessible 
by walking and cycling.  Needs of disabled people 
as pedestrians, public transport users and motorists 
should be taken into account when considering how 
best to reduce crime by ensuring the design and layout 
of developments secure community safety and road 
safety.

Environment

PPG17: Planning for Open Space, Sport and 
Recreation (2002) underpins people’s quality of 
life. Well-designed and located facilities assist in 
supporting urban renaissance and rural renewal. 
They promote social inclusion, community cohesion, 
health and well being, and the achievement of more 
sustainable development.  Local authorities should 
set locally derived standards for the provision of open 
space, sports and recreational facilities in their areas.  

4.3     Regional Planning 
Guidance

Regional Spatial Strategy (RSS) 8 for the East 
Midlands (2005) sets out proposals for the sustainable 
development of the region’s economy, infrastructure, 
housing and other land uses.  The document provides 
strategic guidance in terms of future development in 
Wellingborough.  More detailed guidance is provided 
within the MKSM Sub-regional Strategy (SRS) that 
forms part of the RSS.

The Milton Keynes and South Midlands (MKSM) Sub-
regional Strategy (SRS) was prepared by the regional 
planning bodies for the East of England, East Midlands 
and the South East. It sets out the context and 
guidance for planned growth in the Sub–Region, which 
covers Northamptonshire, Bedfordshire and Luton, 
Milton Keynes and Aylesbury Vale in Buckinghamshire. 
The Sub– Regional Strategy was adopted in March 
2005 as an alteration to the regional spatial strategies 
for the strategic land-use planning context for 
Northamptonshire.

In particular it recommends that the drive for 
sustainable communities and the growth agenda 
presents a unique set of challenges and opportunities 
for North Northamptonshire in terms of delivering 
new homes, services and amenities and investment 
in infrastructure, the environment, jobs and skills, 
education and health. 
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4.4     County and Local 
Planning Guidance

Structure Plan

The adopted Northamptonshire County Structure Plan 
(1996-2016) sets out the land-use strategy for the 
County.  Wellingborough is identified as an urban area 
to which new development is allocated.  Policy GS1 
states that the scale of housing development must 
relate to both local needs and national and regional 
guidance.  Policy GS4 encourages the strategy for 
accommodating future development is based on 
‘compact urban growth and transport choice’.

Local Plan

The Borough of Wellingborough Local Plan was 
adopted on the 16th April 1999 (covers period 1988 to 
2006). An Alterations Plan was adopted in 2003, which 
principally concerns housing and employment policies.  
The review of the Local Plan has commenced and will 
involve the replacement of the Local Plan and also the 
Structure Plan with a Local Development Framework 
(LDF).  However, the four Local Authorities of Corby, 
East Northamptonshire, Kettering and Wellingborough 
(collectively referred to as North Northamptonshire) 
are intending to produce a joint Local Development 
Framework. The Borough’s existing adopted Local 
Plan policies will automatically be saved until 2007.  
The Local Plan was approved before the publication 
of both RSS8 and the Structure Plan and does not 
therefore take account of their policies and proposals.  

The guiding principles of the Local Plan are expressed 
in a series of aims, which are to: 

•  provide for development which will secure the 
economic well-being in the local economy and the 
housing requirements of population growth; 

•  enhance the quality and amenity of the local 
environment for all residents; and  

•  ensure that in providing for the need for homes, 
work and other activities, the best of the local 
environment is safeguarded and that natural 
resources are conserved for future generations.

General Policy

Policy G1 states that proposals for development 
will normally be granted permission where the 
development exhibits:

• High standard of design and enhances local 
character;

• No effect on amenities of neighbouring proprieties 
or widespread impact;

• Suitable means of access, adequate parking, 
servicing and manoeuvring facilities and be served 
by public transport;

• No adverse impact on the road network or highway 
safety;

• Adequate sewage, drainage and other utility 
infrastructure;

• No risk of widespread pollution;
• No risk to the quality of groundwater or surface 

water;
• No sterilisation of known mineral resources;
• Security and crime prevention; and,
• Consistency with the principles of sustainability.
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Environment

The site is not located within the defined limit of the 
Ise Valley Flood Plain, however, Policy G2 regarding 
flooding still applies.  In addition, the former quarry 
pit in the centre of the site is designated as a Site 
of Nature Conservation Value and its protection is 
established by Policy G18.  Policies G2 and G18 
respectively stipulate that development that increases 
flood risk and has an adverse affect on a nature site 
will not be permitted unless there are flood protection 
and mitigation measures to compensate for the 
impact.  The site also contains a number of mature 
tree blocks and also a hedgerow which runs north-
south in the western part of the allotments.  The 
hedgerow is considered to have historic origins and 
thus is identified for conservation. Policy G21 affords 
the protection of hedgerows, trees (covered by TPOs) 
and any woodland from loss or damage. In exceptional 
cases, where trees are felled then a condition will be 
required for their replacement. 

New development should provide satisfactory 
landscaping ensuring sensitive integration with the 
local environment and screen unsightly activities 
as set out in Policy G22.  Policy G25 stipulates that 
development will not be granted permission unless 
the following exist or will be provided by means of 
condition/obligation.  These include: 

•  Any infrastructure or physical works or operations 
made necessary for the development;

•  Open space, social, educational, recreational, 
sporting or other community provision, the need for 
which arises from the development; and, 

•  Provision, where required, to offset the loss of 
or adverse impact on any amenity or resources 
caused by the development. 

Housing and Employment

A number of the housing and employment policies 
contained in the Local Plan have been superseded 
by the Local Plan Alteration. However, the following 
policies are still applicable.

The Council seeks a reasonable density and mix 
of types and sizes of dwellings for residential 
development on sites of a substantial scale, as stated 
by policy H5.  Policy H8 regarding affordable housing 
states that the local planning authority will also 
negotiate the provision of an element of affordable 
units reserved in perpetuity to meet an identified local 
need for developments over 25 or more dwellings 
or 1 or more ha in settlements of more than 3,000 
population. 

Policy E3 regarding new employment development 
states that proposals for outside existing industrial 
estates but within the town will be granted permission 
provided that the scale, and nature of the proposed 
development are compatible with surrounding existing/
proposed development, there is no adverse impact 
on form, appearance, character and setting of the 
settlement, and not detrimental to the amenities or to 
environmental quality. 
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Transport

The following transport policies are relevant to the 
development at land to the East of Eastfield Road:

• Policy T3 states that development proposals 
likely to generate high levels of traffic, especially 
heavy goods vehicles through residential areas, 
the town centre or particularly the B573 Eastfield 
Road-Embankment route, will normally be refused. 
Supporting paragraph 7.10 explains that there are 
proposals for an eastern relief road together with a 
link between Finedon Road and Northern Way and 
therefore policy T3 is introduced in the Interim. 

• Planning permission for development proposals 
in allocated sites will be conditional upon the 
provision of effective routes for buses as stated by 
policy T4. 

• Policy T5, T6 and T7 refers to pedestrians and 
cycling facilities in new developments. Provision 
of safe and secure facilities should be provided for 
new developments.

Retail, Community and Leisure Facilities

The Council considers it important to maintain a 
healthy retail base, appropriate with the town’s 
status as a minor sub-regional centre.  New retail 
development will not be permitted if it will result in a 
significant adverse impact upon the vitality of the town 
centre as a whole as stipulated by Policy S1.  

Policy S5 advises that permission for shopping 
development will be granted to developments 
considered to be small scale and located within a local 
centre, or within a group of shops.  New Community 
facilities will be permitted where they serve local 
residents and are small in scale as stated by Policy L2.

Policy L7 states that planning permission for new 
housing development involving 10 or more dwellings 
will only be granted where adequate provision is 
made for either new recreational open space, to 
include playing pitches, informal amenity space or 
children’s play space.  A minimum standard of 0.35ha 
per 50 dwellings (pro rata) is set.  Provided that no 
development site shall have a resultant recreational 
space of less than 0.04ha and no dwelling is located 
more than 250m away from an area of open space. 
Policy L8 seeks planning contributions from developers 
for the maintenance of small open spaces, in the 
form of a commuted sum to cover on-going costs in 
perpetuity.  

Town Centre Masterplan

The Borough has commissioned Atkins to formulate 
a town centre masterplan for Wellingborough.  At 
present the plan is in draft form and the Council is 
processing feedback from the consultation exercise.  
The masterplan is proposed in response to growth 
targets up to 2021 set out in the SRS as the Council 
intends that shopping, financial services and leisure 
uses should develop and expand.


