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Pedestrian and cycle network

3.5.13

Figure 3.9 illustrates the pedestrian and cycle network. 
Key pedestrian links comprise: 

• The Finedon Road, Leys Road and Mill Road links 
to the Castle Ward neighbourhood and the town 
centre beyond to the south-west. These provide the 
main links to nearby community facilities (schools, 
community centres, shops etc.).

• The footpath to the railway station to the south-east, to 
be upgraded as part of the wider Wellingborough East 
plans;

• Mill Road to the east, which will come to be 
an important pedestrian and cycle route for 
Wellingborough East;

• Connections to the north-east - to Finedon Road 
Industrial Estate via Rixon Road, to the garage's small 
convenience shop and to the future Wellingborough 
East employment areas via the Finedon Road railway 
bridge to the north-east.  

3.5.14

In terms of footpath quality, local residents highlight:

• The poor quality footpaths on the west side of 
Eastfield Road (the east side has recently been 
improved); and

• The difficult and unsafe pedestrian conditions on the 
Mill Road railway bridge in relation to HGVs, which 
pass over the Mill Road railway bridge to access the 
Industrial Estate in the valley.

3.5.15

Also illustrated in Figure 3.9 are the cycle routes 
designated in the Local Plan. These include a route 
proposed to run alongside the railway embankment - 
connecting Mill Road and the Finedon Road / Rixon Road 
junction. 

Mill Road, facing West

Mill Road, facing East
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Figure 3.10 Bus network
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Figure 3.10 - Bus Network
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Bus network

3.5.16

As shown in Figure 3.10, the bus network most directly 
relating to the site comprises:

• Route 46, operated by Stagecoach, passes along 
Finedon Road, connecting Northampton and Raunds 
via Wellingborough. This service operates on every 
day of the week, with buses passing every hour.

• Route 27, operated by Stagecoach, passes along 
Midland Road - Senwick Road, linking Wellingborough 
Town Centre and the railway station. This service 
operates Monday - Saturday on an hourly basis.

• Route 26, operated by Stagecoach, passes along 
Rixon Road - servicing the Finedon Road Industrial 
Estate via a route connecting Wellingborough Town 
Centre and Queensway. This service operates Monday 
- Saturday on an hourly basis.

• Route W471, operated by Carters Travel, passes 
along Rixon Road - servicing the Finedon Road 
Industrial Estate via a route connecting Raunds with 
Park Farm South in Wellingborough. This service 
operates Monday - Saturday on an hourly basis.

3.5.17

Until recently a bus route also ran along Eastfield Road, 
but has since been abandoned.

3.5.18

Although almost all of the site is within five minutes 
walk (400m) of a bus stop, services are poorly used. A 
combination of factors contribute to this, including the 
lack of timetable information, lack of comfortable waiting 
facilities, infrequency of service and limited scope of 
routing.  

Parking

3.5.19

Adequate levels of parking are considered to exist at 
present. However, as the site and other areas with 
Wellingborough East are developed, improved parking 
management arrangements will be required. This needs 
to take of the existing garage parking provision for certain 
Finedon Road and Eastfield Road properties and also 
needs to prevent any potential for railway commuter 
parking.
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Figure 3.11 Legibility
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Figure 3.11 - Legibility
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3.6 Legibility

3.6.1

Figure 3.11 illustrates the site's "legibility" - setting out 
how the area is composed and experienced, which 
highlights:

• The main surrounding linkages - notably with the 
Castle Ward community and railway station;

• The fact that the north-eastern corner of the site 
on Finedon Road and south-eastern corner on Mill 
Road form important gateways between the existing 
town and future WEAST expansion, points that have 
commanding views eastwards;

• The Finedon Road / Eastfield Road and Eastfield 
Road / Mill Road junctions as important nodes - 
and potentially the Eastfield Road / Leys Road link 
westwards; 

• The vegetation within the site and its effect on framing 
views;

• The limited public access within the site;

• The tendency for back garden fences to define the 
site's north, west and southern edges.   

Finedon Road – gateway to Wellingborough East

Houses along Eastfield Road back onto the allotments
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Figure 3.12 Existing land use
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Figure 3.12 - Existing Land Use
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3.7 Existing land use

3.7.1

Eastfield Road / Mill Road represent the eastern-most 
edge of the Castle Ward neighbourhood (see Figure 
3.12). This is an extremely mixed community - and one 
that has a strong sense of community cohesion, with low 
crime rates. It is mixed both in terms of its socio-economic 
profile (relating to a variety of housing types and tenures) 
and the diversity of residential, industrial and other 
community uses sitting alongside one another. A key 
issue will be to introduce ways for the new residents to 
fully integrate with this existing community and hopefully 
take on its successful characteristics.

3.7.2

Within the site, the mixed allotment area wraps around 
the northwestern corner, with industrial uses occupying 
the southern and northeastern areas. Railway-related 
scrubland defines the eastern flanks.  

3.7.3 

The respective authorities are considering the impact 
of the projected increased population on existing and 
proposed school and health provision. With a new primary 
school, health centre and town park proposed as part of 
the greater Wellingborough East area, high quality access 
routes to these facilities is extremely important in addition 
to access to existing facilities within the town. 

The closed Post Office

The CEM industrial facility

Existing properties within the site from the air
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Figure 3.13 Land ownership
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Figure 3.13 - Land Ownership
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3.8 Land ownership and tenure 

3.8.1

The pattern of land ownership is extremely complex, 
as shown in Figure 3.13. The principal land owners are 
summarised in the table below.

3.8.2 

Ownership of the allotment area is particularly 
fragmented, with small land-divisions privately owned. 
A separate study is being undertaken to ascertain the 
ownership details of this area. 

3.8.3 

In the case of the private landholding labelled 'E' above, 
the Council has received a representation from the 
landowner indicating that redevelopment for a residential 
scheme might be considered in the future.  Should this 
be pursued, the Council will look to see that the planning 
and design principles identified in this brief are applied to 
ensure that a high quality proposal comes forward that is 
fully compatible with wider regeneration objectives.   

3.9 Property market considerations

3.9.1 

Although no specific property market study has been 
undertaken focused on land east of Eastfield Road, 
it is clear that:

• demand for private housing is projected to continue 
rising;

• a significant need has been established for different 
types of 'affordable housing', whether social rented 
or shared ownership of low-cost market housing (see 
Housing Need Survey, 2001);

• Forecasts of high tech employment land requirements 
in Wellingborough predict demand for high tech 
floorspace to rise by an annual average of 5.0% from 
2000 to 20162 . It is important that WEAST provides 
sufficient floorspace for these types of uses, as they 
will underpin the future strength of the Wellingborough 
economy.

 *The approximate areas within the table have been measured from the CAD plan 

in Figure 3.13.

  
2 

Wellingborough East Major Brownfield Sites Redevelopment Feasibility Study 

– Atkins/Lambert Smith Hampton, July 2003

Table 3.1 - Land ownership summary*

Site reference  Description of land Approximate area  

(see Figure 3.13)  (hectares) 

A  Derelict industrial 4.16 (inc. 

   0.78ha nature 

   conservation site)

B  Business premises 3.47

C Network Rail Railway embankment 4.33

  and adjacent land  

D Wellingborough Buisness premises 0.70

 Borough Council

 (freehold)  

E  Business premise and 1.55

  private landholdings

F  Buisness premises 0.61

G  Buisness premises 0.63

H  Buisness premises 0.67

I  Buisness premises 0.50

J Area in multiple Allotment area (inc. 4.73

 ownership storage, garages etc.) 

Total   21.35
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Figure 3.14 Infrastructure and services
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Figure 3.14 - Infrastructure and Services
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3.10 Infrastructure and services

3.10.1

Existing utility provision is illustrated in Figure 3.14. 
This shows that major services tend to route along 
surrounding streets. Most therefore do not pose a 
constraint on development. However, a major sewer does 
cut across the north-eastern corner of the site, which may 
require diversion should this particular area be developed. 
All sewers must be kept within the public highway or in 
designated public open space.

3.10.2

Anglian Water advises that significant investment in water 
and sewerage infrastructure will be required and that they 
will undertake an investigation of requirements once firm 
proposals are received as part of the Outline Planning 
Application review process.

3.10.3

Development must be in accordance with an agreed 
drainage strategy for Wellingborough East. The site drains 
eastwards into the Ise. ‘Sustainable Urban Drainage 
System’ (SUDS) techniques will need to be introduce to 
ensure sensitive discharge of surface-water run-off into 
the Ise Valley flood plain (see Chapter 4.8).

3.10.4

The nearest waste recycling centre is located besides the 
Hindu Centre on Highfield Road. The new development 
will need to make provision for a new neighbourhood 
recycling facility, in accordance with policies 4 & 6 of 
the Northamptonshire Waste Local Plan Proposed 
Modifications (January 2005).  Such local waste 
management facilites will be determined by the Waste 
Planning Authority in consultation with the Borough 
Council of Wellingborough.
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Figure 3.15 Development opportunities
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Figure 3.15 - Development Opportunities
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3.11 Development parameters

3.11.1

Figure 3.15 illustrates the status of developable   
land according to four categories:

•  Land to be preserved for nature conservation

•  Land where owners have shown interest in 
redevelopment

•  Land where businesses are economically active and 
wish to remain

•  The allotment area (including storage, garages   
etc.) which is in multiple ownership and within   
which 2.5 hectares of allotments are to remain

3.12 SWOT Summary

3.12.1 

Strengths, Weaknesses, Opportunities and Threats are 
summarised below:

Strengths 

• Pivotal location – close to town centre and new Wellingborough East  
 expansion to the town
• Environmental features including interesting sloping topography, and  
 clay pit pond and woodland.
• Wildlife value of house gardens, allotments and pond/woodland area,  
 attracting deer, foxes, a variety of birds etc.
• Attractive surrounding suburban townscape character
• A local community keen to participate in forging a new future

Weaknesses

• Areas of vacant, derelict and under-used land and property
• Potentially unstable ground condition in former clay pit area and   
 pockets of potential contamination risk
• High traffic volume, levels of HGVs and vehicle speeds along 
 Finedon Road and Eastfield Road
• Ineffective traffic calming along Eastfield Road
• Train noise
• Complex, fragmented land ownership  

Opportunities

• Potential land availability to make lasting improvement 
• Potential to create a high quality development that serves as an   
 exemplar of sustainable regeneration in practice 
• Property demand to stimulate development 
• Land owner interest in bringing forward development
• WEAST transport improvements (particularly the Eastern Relief Road  
 and extension to Midland Road) can reduce through-traffic
• Increasing population can help improve viability of community facilities  
 eg. bus service provision
• Footpath and cycle network can better integrate the site and   
 surrounding communities
• Commitment and investment from public sector

Threats

• Ad hoc low-grade development and vacancy continues, dragging 
 the overall quality of the area downwards
• Low investment fails to unlock true opportunities 
• Unsympathetic low quality development fails to capitalise on potential
• Increased run-off will aggravate flooding without SUDS measures




