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3.1 Historic Context

3.1.1

Figure 3.1 provides a series of snapshots in time that 
show how the area has evolved.

The area in the late Nineteenth Century (1886 plan)

3.1.2

At this time much of the area was in agricultural use, with 
a clear pattern of fields and hedgerows. However, part 
of the site was being extensively mined for ironstone by 
Thomas Butlin to supply his East End Ironworks. Butlin 
used standard gauge tramways to transport the stone 
- two of which are evident crossing the site roughly 
diagonally from northeast to southwest.

3.1.3

The tramways connected the quarry face with a 
tipping dock over a Midland Railway siding. The siding 
embankment is still a major feature of the site. The 
quarry covered an extensive area of which the current 
redevelopment area is only a part.

3.1.4

The two western tracks off Finedon Road, that now serve 
the allotment, existed at this time as did the remnant 
hedgerow, within the area of allotments, to the rear of 
Eastfield Road.

3.1.5

The only built development in the area was Midland 
Cottages, a street of Railway cottages. Midland Cottages 
was immediately south of Finedon Road on the site now 
occupied by Plumco.

Quarry working declines (1900 plan)

3.1.6

By 1900 the quarry is inactive and much of the area 
is given over to allotments. Midland Cottages are still 
the only development on the redevelopment area, as 
Wellingborough expands ever closer. The Midland Railway 
siding is still in evidence, although the tramways have 
gone.

The arrival of the brickworks (1927 plan)

3.1.7

The major change is the Midland Brick Works set within 
its own quarry pit, the pit being still very much apparent 
today and containing the existing pond.

3.1.8

The Midland Brick quarry was a redevelopment of the 
area earlier mined for ironstone by Thomas Butlin in the 
1880’s. The Midland Brick Company mined primarily 
for clay for bricks but ironstone extraction continued 
intermittently. A hand-operated tramway was used.

3.1.9

2.5 acres of un-worked stone was leased by Midland 
Brick Company to Wellingborough Iron Company Ltd 
for seven years from 1937 but extraction became 
uneconomic and the lease was terminated in 1940.

3.1.10

By this time Mill Road is developed but the redevelopment 
area is still allotments.

Inter-war town expansion 

3.1.11

By 1938 Eastfield Road has been developed and most 
of the houses along Finedon Road constructed. Midland 
Cottages, the Brick Works and railway siding remain, as 
does mining just to the rear of Eastfield Road, served by 
a tramway.

3.1.12

In postwar years the Brickworks has closed and a number 
of industrial buildings were constructed.

3Site and context appraisal
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Figure 3.2 Landscape character
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Figure 3.2 - Landscape Character



3.2 Landscape and townscape assessment 

A patchwork of landscape character areas

3.2.1

The landscape character of the site is substantially 
defined by its edge of town location and by its situation 
on the western slopes of the River Ise valley, as shown in 
Figure 3.2.

3.2.2

Land uses on and immediately adjacent to the site are 
typical of those found in such situations including a 
main road, a railway, suburban residential development, 
an industrial estate, allotments, derelict land and other 
unmanaged areas.

3.2.3

The variety of land uses in and around the site give it a 
wide variety of local landscape characters, but the overall 
impression is of a somewhat untidy and unplanned area 
in a state of change that gives rise to a number of strange 
and conflicting juxtapositions.

3.2.4

The site is defined by roads and associated development 
on three sides and by the Midland mainline railway on the 
eastern side.  Both Finedon Road and Eastfield Road are 
fronted by linear suburban development, consisting mostly 
of semi-detached houses dating from the interwar period. 
These roads are attractive, if unremarkable, and are 
enhanced by being well planted with avenue trees.

3.2.5

The short, southern boundary of the site is defined by 
Mill Road which is mostly fronted by red brick Victorian 
terraced houses, and which relates to a wider area of 
Victorian development to the south and southwest.

3.2.6

The eastern boundary is defined by the railway along 
its whole length.  At the northern end is a large level 
area of former sidings, now lifted.  However the railway 
is cut into the side of the valley along its length, and an 
embankment separates it from the main body of the site.  
The land adjacent to the railway is no longer managed, 
and as a consequence there is considerable scrub 
regeneration with emerging trees.  

Tree Preservation Orders

3.2.7

As described later in Chapter 4.3, the Development Brief 
requires that all important existing landscape features 
and habitats should be retained and enhanced where 
possible. In particular, it is important to highlight that 
eight trees are subject to Tree Preservation Orders, as 
indicated in Figure 3.2, namely:

 •   1 deciduous tree on the northern side of the   
 existing Eastfield Road site entrance;

 •   3 deciduous trees – one to the rear    
 of Eastfield Road house numbers 63, 65 and 67  
 respectively;

 • 4 conifers – one to the rear of Eastfield Road   
 house numbers 71, 73, 75, 79/91 respectively    
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Properties on Eastfield Road back onto the allotments
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Figure 3.3 Landscape analysis
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Figure 3.3 - Landscape Analysis
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Analysing landscape quality and characteristics
3.2.8

As a consequence of the uses around the site it is 
generally enclosed and inward looking despite its 
situation on the edge of the Ise Valley, as shown in Figure 
3.3.  Houses that face onto the adjoining roads, back onto 
the site and prevent views in, except where access points 
exist.  There are potential views out of the site eastwards 
to open country of the east side of the Ise Valley, but 
these are now substantially reduced by emerging 
vegetation on the railway cutting on the eastern side of 
the site, by other vegetation within the site, and by some 
large buildings within the site itself.

3.2.9

In order to confirm that proposals are based on a sound 
appreciation of landscape quality and characteristics, 
developers will be required to accompany planning 
applications with a full Landscape and Visual Impact 
Assessment.  This should take full account of the site's six 
landscape sub-areas which are defined as:

1. The railway land to the east - now unused as a 
freight sidings. Trees along the embankment are well 
established and already compose much of the skyline, 
and in a few years they will substantially screen and 
foil the industrial sheds when viewed from the east.  

The importance of this vegetation should not therefore 
be overlooked in any development proposals.

2. The area of established industrial and employment 
uses to the south and east

 Within the north-eastern area large retail sheds are 
surrounded by substantial security fencing.  Adjacent 
to Finedon Road itself, the modern Plumbco block 
has been built.  This development is of a rather higher 
standard than those modern buildings within the site 
itself.  However it is set back from the road behind a 
car park and it does not contribute very positively to 
the street frontage.

 Some of the other longer established industrial uses 
in the south of the site are now only partly used or 
derelict.  

3. The former quarry pit in the centre of the site

 The former quarry pit has become flooded to form 
a small lake.  A steep slope on the western side 
has regenerated as deciduous woodland, and other 
adjacent areas are also well established with trees 
and scrub.  The area of and around the lake forms a 
small hollow in the centre of the site, approximately 
at the same level as the railway, and as such it forms 
a small but surprising area, almost inaccessible and 
undiscovered.  The quarry pit area is designated as a 
Site of Nature Conservation Value and its protection 
established by Policy G18 of the adopted Borough of 
Wellingborough Local Plan.

Facing East across the valley

Existing industrial properties

The railway sidings (facing East)
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Figure 3.4a Survey of allotments: Cultivated and Uncultivated
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Figure 3.4 - Survey of Allotments
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4. The allotments in the northern area

 This area, as illustrated in Figure 3.4a, has been 
subject to the greatest change.  Here, it is clear that 
the allotments, that formerly covered the greater part 
of the northern area, have been gradually falling into 
disuse. It is estimated that less than 50% of the 5.26 
hectare allotment area is being actively cultivated. A 
recent survey has confirmed that a large percentage 
of the land remains unregistered, as shown in Figure 
3.4b below.  

 Many are overgrown and feature an eclectic variety of 
sheds and other structures typical of such areas, most 
of which are in a state of decay.  Abandoned vehicles 
abound.  Amongst the wilderness and decay, other 

allotments, mostly in the northwestern part of the site, 
continue in cultivation creating a curious contrast in 
management and textures.

 As the allotments have gradually fallen into decay, 
so it would appear that other uses have begun to 
emerge.  In one or two instances allotments adjacent 
to houses in Eastfield Road have become extensions 
to existing gardens, others have been converted 
into hardstanding for such uses as skip storage, and 
haphazard and utilitarian buildings have been put up.  

 

 Some taller security fences have been erected.

 The hedgerow running north-south in the western part 
of the allotments is considered to have historic origins 
and is therefore identified for conservation.  

5. The block of mature trees off Finedon Road to the 
north-west

 This small group of trees provides an important wildlife 
link and an interesting visual break in the Finedon 
Road frontage.

6. The northern-most corner site

 The most substantial frontage of the site onto an 
external road occurs at the north-east corner of the 
site.  This is potentially an important point since it is 
situated at the north-east entrance into the town.  

  

The allotments area includes a mix of buildings and uses

Existing activities within the allotment area

Figure 3.4b Allotment Survey; Registered and Unregistered Land (July 2004)
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Figure 3.5 Land form
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Figure 3.5 - Land Form
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Gateways and views in

3.2.10

The principal gateway features here are the existing 
railway bridge, and to a lesser degree the tree lined 
avenue of Finedon Road and pub. The frontage of the site 
itself is defined by scrub and an advertisement hoarding.  
Clearly there is a real opportunity to create a new 
‘gateway’ into the town at this point.

3.2.11

In views from the railway bridge on Finedon Road 
and from lower ground in the Ise Valley (the site of the 
proposed park), the vegetation and sheds on the eastern 
part of the site form a local skyline.  The various roofs of 
the sheds appear utilitarian and unremarkable and do not 
contribute positively to the overall quality of the setting of 
the town, particularly at an important entrance.  

3.2.12

In other views from higher ground to the west, the site 
sits well below the skyline and the industrial buildings 
that exist are far less intrusive.  Nonetheless, the site is 
an important part of the overall composition of the town 
in views from the west, and the effect of redevelopment 
proposals on them should be an important consideration.

3.3 Land form

3.3.1

As shown in Figure 3.5, the site slopes significantly from 
west to east, from an uppermost point of 78m AMSL in 
the western corner to 52m AMSL besides the railway line. 
This 36m drop provides certain houses along Eastfield 
Road and Finedon Road with views out to the east across 
the valley.

3.3.2

The former quarry pit provides an interesting feature in 
the centre of the site, with steep walls around its western 
side leading down to the pond. 

3.3.3

Also indicated is the direction that buildings should turn 
towards for optimum solar orientation. Properties facing 
within 20 degrees of due south provide the greatest 
opportunities for passive solar design, favouring certain 
parts of the site such as the northern edge of the quarry 
bowl, for instance.

The railway sidings occupy a visually prominent site.

The view from Finedon Road bridge
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Figure 3.6 Ground conditions
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Figure 3.6 - Ground Conditions
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3.4 Ground conditions

3.4.1

From historical records it is clear that the majority of 
the site has been subject to clay pit workings, as shown 
indicatively in Figure 3.6. Indeed past occurrences of 
subsidence have been experienced in certain properties 
along Eastfield Road and Mill Road. To the north-east, 
beyond the limits of the site, the area was previously 
worked for ironstone.

Flood risk

3.4.2

Also indicated in Figure 3.6 is the existing indicative limit 
of the flood plain, as advised by the Environment Agency 
(EA). This confirms that none of the site is at risk of 
flooding. Within the Ise Valley, to the east of the site, the 
EA distinguishes between areas classified as flood zone 
3 (high risk area) and flood risk 2 (medium risk area). 
Also shown is the potential reduced flood plain area once 
flood alleviation measures have been introduced. This is 
purely indicative and Environment Agency consent will 
be required for any proposed development within the 
floodplain area.

3.4.3

A Flood Risk Assessment of the site has been 
undertaken for the Council by Posford Haskoning which 
confirms the above and recommends a combination 
of on-site storage and a ‘thin layer’ Sustainable Urban 
Drainage System (SUDS) as the most robust and 
sustainable drainage solution. This would include the use 
of the pond for drainage retention.

3.4.4

Given the intention to open up public access to the 
pond area as a Site of Nature Conservation Value, a 
further study has been undertaken for th Council by 
Royal Haskoning. The ‘East of Eastfield Road Pond: 
Environmental Sampling’ report (Jan 2005) includes 
a risk assessment of contaminants found in samples 
taken from the pond. The initial conclusions of this 
report suggest that in relation to proposed residential 
development adjacent to the pond there is a negligible to 
low risk. Glass fragments were found on the pond edge 
and a clean up of the pond will need to be undertaken. 
Landscape measures will also need to be introduced for 
safety purposes to prevent public access to the pond 
itself. 

Archaeology

3.4.5

Northamptonshire County Council has undertaken 
a desktop archaeological review of the site (‘Desk-
Based Assessment for Land East of Eastfield Road’, 

NCC, 2004). This has confirmed that no significant 
archaeological records are known to exist relating to the 
area.

Contamination risk and ground stability

3.4.6 
Information supplied by other parties have identified 
that, due to the legacy of former or existing uses, four 
areas within the Eastfield Road area have been identified 
as having a risk of contamination. Three of the areas 
relate to former industrial uses, including the Midland 
Brickworks, the other to the railway sidings. The risk of 
contamination does not necessarily imply confirmed 
actual contamination. 

3.4.7

However, a ‘Ground Engineering and Geo Environmental 
Assessment’ was prepared by Nichols Colton for the 
Council in 2004 using borehole investigations. This 
identifies the geology beneath the site as comprising of 
made ground overlying the Upper Lias Clay. The majority 
of the made ground on the site originates from backfilling 
of former ironstone and brick clay workings. The report 
indicates that “the made ground has a significant content 
of soft and very soft clays and is unsuitable as a founding 
stratum in its current condition”. 

3.4.8

This report has also confirmed the existence of significant 
levels of soil contamination in several locations throughout 
the site. The Council subsequently commissioned 
Bullens in 2004 to take account of this data in preparing 
a ‘Ground Engineering and Geo Environmental 
Assessment: Interpretive Report’. This identifies: 

• Ground stability - three “locations where construction 
may affect slope stability”, namely:

   - the top of the slope to the west of the pond

   - land to the north-east of Plumbco, south of  
  the Finedon Road roundabout

   - a small area of land south of the former   
  quarry pit.

• Building foundations - The area east of the pond 
as requiring “piles up to 10m deep” due to the 
geotechnical conditions. 

• Contamination - Significant levels of soil 
contamination at several locations within the site. The 
reports notes: “There is widespread naturally occurring 
arsenic contamination associated with the ironstone 
quarry backfill material. However, it is considered 
that contamination … is generally concentrated 
within discrete ‘hotspots’ and is not a site-wide risk... 
Contamination was recorded in sediment samples 
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Figure 3.7 Surrounding movement network
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recovered from the pond in the centre of the site.”

 It is important to note that potentially harmful 
concentrations of contaminants have been found in 
some of the allotment land.

Recommendations

3.4.9 
As a result of these technical studies, three proposals are 
incorporated into the Development Brief:

• Ground stability - It is proposed to leave the 
three identified locations of unstable ground free of 
development, to be included as part of the landscaped 
public open space network.

• Building foundations - In this area where deep piling 
is necessary it is proposed to locate flats (instead of 
houses) to offset the increased construction costs.

 Contamination – significant contamination of the site 
has been identified.  This varies between widespread 
contamination with some contaminants and “hot spots” 
of others.  Further detailed risk assessment and 
remediation will be required.

3.5 Transport 

Surrounding movement network

3.5.1

Figure 3.7 illustrates the movement network within which 
the site is located.

3.5.2

Finedon Road is a major arterial linking northwards to the 
A6 and southwards to Wellingborough Town Centre and 
beyond to the A45 / M1. This carries significant levels of 
HGVs, many of which access the Finedon Road Industrial 
Estate via Rixon Road to the north-east of the site. 

3.5.3

Eastfield Road has also come to serve as a through-
route, with traffic using it as a short-cut to the A45 and 
A509. Speed humps introduced to slow traffic down have 
not only failed but add further noise, to the annoyance of 
local residents. 

3.5.4

As well as carrying through-traffic, industrial premises 
within the site are also a source of HGV movement. HGV 
Access off Eastfield Road and Mill Road provide a source 
of conflict with the adjacent residential community.   

3.5.5

The Eastern Relief Road proposed as part of the 
wider Wellingborough East Development Framework is 
intended to significantly alleviate levels of through-traffic. 
As indicated in Figure 3.7, this will extend from Northen 
Road, through Finedon Road Industrial Estate and over 
the railway lines to connect with Finedon Road. From here 
it will skirt around the eastern periphery of the proposed 
development to link with Mill Road and onwards to the 
A45. 

3.5.6

Also shown is the proposed extension to Midland Road, 
which will connect with Wellingborough East’s new 
neighbourhood centre via a bridge that will cross the Ise 
Valley north of the railway station.

3.5.7 
It is important that good access to existing and future 
schools, healthcare and other facilities within the town are 
provided. 

3.5.8

It is important that good access to existing and future 
schools, healthcare and other facilities within the town are 
provided. 

Finedon Road, Facing East
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Figure 3.8 - Site Access
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Figure 3.8 - Site Access
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The Railway land

3.5.9

Most of the site is within 5 – 10 minutes walk of the 
railway station (400 – 800m), accessed via the footpath 
off Mill Road.

3.5.10

The former sidings alongside the railway tracks on the 
north-eastern edge of the site are included within the 
development site. Whereas this land may come to be 
released for development in the longer term, at present 
the land is reserved by Network Rail for potential rail 
freight - related use.

Site access

3.5.11

Access opportunities into the site are shown in Figure 3.8. 
The principal vehicular site access points comprise:

• Talbot Road North, off Mill Road, which serves the 
industrial premises to the south;

• Flanking this to the west is an existing short cul-de-
sac and to the east a private access-way runs along 
the railway embankment to serve the now derelict 
industrial premises in the centre of the site;

• To the west, a private drive leads off Eastfield Road to 
serve the CEM industrial premises;

• To the north-east, industrial/commercial premises are 
accessed via Finedon Road.

3.5.12

Three tracks off Finedon Road provide access to 
the allotment area and garages to the rear of certain 
properties along Eastfield and Finedon Road. The 
western-most of these is close to the Eastfield Road 
junction and is not considered suitable for upgrading. In 
addition, a private lane extends the Rixon Road / Finedon 
Road junction to serve the railway-related land.   

Talbot Road North

Site access onto Mill Road

Access to the allotments off Finedon Road
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Figure 3.9 Pedestrian and cycle network
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Figure 3.9 - Pedestrian & Cycle Network




