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Components that make up the Sustainability Appraisal 
Report 
This Sustainability Appraisal (SA) Report incorporates the requirements for an Environmental Report under the 
Environmental Assessment of Plans and Programmes Regulations 2004 No. 1633, known as the ‘SEA 
Regulations’ which implements the requirements of European Directive 2001/42/EC, known as the ‘SEA 
Directive’.  Where this report meets the requirements of the SEA Directive, this is summarised in the table 
below. 

Information required under the SEA Regulations (Regulation 12 and 
schedule 2) 

Relevant section of this SA 
Report 

Outline of the contents and main objectives of the SPD, and its relationship to 
other plans/programmes 

1 

The relevant aspects of the current environment and likely evolution without the 
SPD – the ‘do-nothing’ baseline. 

4 

The environmental characteristics of areas likely to be significantly affected. 5 

Existing environmental problems relevant to the SPD. 4 

Environmental protection objectives that are relevant to the SPD and the way 
these objectives and other environmental issues have been taken into 
consideration. 

3 

The likely significant effects on the environment (using significance criteria) 5 

The measures envisaged to prevent, reduce and offset as far as possible, 
significant adverse environmental effects of implementing the SPD. 

6, A1 

Outline of the reasons for selecting the alternatives dealt with, description of 
how the assessment was undertaken and any difficulties. 

2 

Description of the measures envisaged concerning monitoring. 7 

A non-technical summary of the information provided. Page 3 

(From:  Schedule 2 of the SEA Regulations) 
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Non-Technical Summary 
The purpose of this SA is to promote sustainable development by integrating environmental, social 
and economic considerations into the preparation and adoption of the Eastfield Road SPD.  The SA 
incorporates the requirements of the SEA Directive and the requirements for sustainability appraisal 
under the Planning and Compulsory Purchase Act. 

The implications of the proposed SPD have been considered in the context of the ‘do-nothing’ 
scenario, which is the main strategic alternative considered in this appraisal.  A framework for 
undertaking the appraisal was devised as part of the Scoping Report for the SA of the Core Strategy 
for North Northamptonshire.  This included baseline data, identification of key issues and identification 
of sustainability topics and objectives. 

The Land East of Eastfield Road Development Brief has been developed gradually over the last two 
years, with feedback from stakeholders and inputs from technical specialists, which has led to the 
development of a number of iterations and alternative options.  The principles of sustainable 
development have been core to the development of the Brief and as such, the Brief includes a number 
of requirements for developers to include sustainable design features.   

This SA appraises the proposed Development Brief in the context of the ‘do-nothing’ scenario, to 
demonstrate areas where sustainability has been integrated and to provide opportunities to identify 
further recommendations for ensuring that the redevelopment of Eastfield Road progresses in a 
sustainable manner, as far as possible. 

Key recommendations arising from the SA/SEA are to: 

• Ensure access for all across the development and the wider area (e.g. access to public 
transport); 

• Ensure that basic facilities and infrastructure are in place to cater for the new population; 

• Careful management of construction activities to minimise environmental effects; 

• Integrated ecological and landscape strategy for the site; 

• Minimise vehicle distance travelled around the site and discourage private car use; 

• Consider measures to encourage site occupiers to use natural resources sparingly; 

• Specify the use of sustainable construction materials; and 

• Integrate the site energy strategy with the wider WEAST development area to increase the 
opportunities for application of sustainable technologies such as combined heat and power. 
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1 Background 

1.1 Purpose of the SA/SEA 

The purpose of this SA is to promote sustainable development by integrating environmental, social 
and economic considerations into the preparation and adoption of the Eastfield Road SPD.  The SA 
incorporates the requirements of the SEA Directive and from henceforth, both SA and SEA are 
together referred to as ‘SA’. 

The implications of the proposed SPD have been considered in the context of the ‘do-nothing’ 
scenario, which is the main strategic alternative considered in this appraisal.  A framework for 
undertaking the appraisal was devised as part of the Scoping Report for the SA of the Core Strategy 
for North Northamptonshire.  This included baseline data, identification of key issues and identification 
of sustainability topics and objectives. A copy of the Scoping report is available from 
www.nntogether.co.uk  

SA is mandatory for Local Development Documents (LDDs) including Supplementary Planning 
Documents (SPDs) under the Planning and Compulsory Purchase Act 20041.   

Current ODPM guidance on implementation of SEA2 states that a determination is required under the 
SEA Regulations on whether or not a plan which deals with the use of ‘small areas at local level’, or 
which makes ‘minor modifications’ to an existing plans is likely to have significant environmental 
effects (positive or adverse).  For the purpose of this appraisal, it is assumed that the Eastfield Road 
SPD is likely to have significant environmental effects (including regeneration of brownfield land, etc).  
Therefore, the SPD is required to be assessed under the SEA Regulations3 which incorporate the 
requirements of the SEA Directive4. 

Although SA and SEA are distinct processes, they have been appraised together within this SA in-line 
with the ODPM’s guidance:  Sustainability Appraisal of Regional Spatial Strategies and Local 
Development Frameworks Consultation Paper, September 2004, and Interim Advice. 

1.2 Eastfield Road Development Brief 

1.2.1 Eastfield Road Development Brief 
The Eastfield Road development area is a area of approximately 21 hectares currently characterised 
by a mixture of uses, including industrial properties, allotments and ancillary buildings such as sheds 
and garages.  Much of the land is vacant, obsolescent or under-used and is classified in the main as 
‘brownfield’ land, owing to its past uses which include quarrying for ironstone and clay.   The site lies 
in-between Findeon Road to the north, Eastfield Road to the east, Mill Road to the south and the 
operational railway to the west. 

Housing demand in Northamptonshire is increasing.  Northamptonshire is also one of the most 
economically buoyant parts of the UK.  As a result, there is a need to allocate sufficient land to meet 
the needs of new and existing businesses.  To make sufficient provision for housing and economic 
growth, Wellingborough’s Local Plan identifies a series of sites for new homes and employment land.  
Sustainable development is being encouraged by prioritising previously developed ‘brownfield’ land, 
such as the land east of Eastfield Road. 

                                                           
1 Planning and Compulsory Purchase Act (2004) 
2 ODPM Sustainability Appraisal of Regional Spatial Strategies and Local Development Frameworks:  Interim Advice 
Note on Frequently Asked Questions, April 2005 
3 The Environmental Assessment of Plans and Programmes Regulations 2004, SI No. 1633. 
4 European Directive 2001/42/EC of the European Parliament and of the Council on the Assessment of Certain plans 
and Programmes on the Environment  
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The Wellingborough East Development Framework was adopted as Supplementary Planning 
Guidance (SPG) in 2003.  Policy U20 of the Local Plan Alteration commits the Borough Council to 
augment this overall framework with a detailed brief that focuses on land east of Eastfield Road. 

The proposed Development Brief is intended to be adopted as SPD.  Although not a formal planning 
document, it will be a consideration in determining planning applications for the site.   

1.2.2 Aim of the SPD 
The purpose of the Eastfield Road SPD Development Brief is to supplement the policies of the Local 
Plan in respect of land east of Eastfield Road by: 

• working with interested parties to establish a shared vision for the area,  

•  establishing the basis for comprehensive regeneration of the area that will serve as the 
framework for implementation and 

•  setting out the detailed planning and urban design parameters and guidelines as a basis 
for the determination of planning applications and highway agreements. 

The overriding intention is to encourage and guide high quality development – to aim high while 
creating fertile conditions for investment.    

1.2.3 Eastfield Road Design Principles  
The SPD development brief requirements are organised according to eight planning and design 
principles (or objectives): 

• An Integrated Community 

o The Council’s vision for Land East of Eastfield Road is to see the creation of a high 
quality sustainable neighbourhood that integrates seamlessly with surrounding 
communities and forms part of the exemplar Wellingborough East urban extension. 

• A Framework of Streets and Squares 

o An urban structure is proposed based on a clear network of streets and public 
squares designed to serve both as routes and public spaces supervised by the 
occupants of surrounding buildings.  A highly permeable layout is envisaged, 
making the area easy to walk and cycle through. 

• Green Spaces for People and Wildlife 

o The main aims of the landscape strategy will be to retain and where possible 
enhance important existing features and habitats, and also to provide a new green 
public open space network that provides a range of wildlife habitats whilst sensitively 
balancing human access. 

• High Quality Allotments 

o The retained area (2.5ha) will provide an improved resource for local cultivation, 
comprising a secure area accessible to allotment holders only.  Clearly identified car 
access servicing and parking will be provided, as will a water source for the 
allotments.   

• A Mix of Housing and Other Uses 

o The development is anticipated to be predominantly residential, with the back 
gardens of new properties abutting the existing back gardens of Eastfield Road and 
Mill Road.  There will be provision for continued presence of commercial/industrial 
premises that have expressed a desire to remain.  Hybrid uses that mix residential 
and workshop (B1) categories will be strongly encouraged in areas between housing 
and employment.  There will be an integrated public open space network.  The 
allotment area to the northwest will be retained. 

• A Strong Sense of Local Identity 

o A number of principles have been identified:  ‘landmark’ buildings at prominent entry 
points; attention to corners on the streets, buildings heights designed to reinforce 
the character of street types, and building form designed to frame public spaces.  
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• Conserving Energy and Managing Waste 

o The Council will require high standards of energy efficiency.  All residential and 
employment developments should have sufficient refuge storage for segregated 
waste to encourage recycling.  A neighbourhood recycling facility should be 
provided.  Encouragement will be given to developers seeking to accommodate 
alternative energy systems. 

• A Sustainable Approach to Drainage 

o SUDS is to be incorporated into proposals to slow down the rate of discharge, 
minimise run-off into the River Ise and avoid aggregating any flooding potential. 
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2 Appraisal Methodology 

2.1 Overview of Method Applied 

As stated in Section 1.1, the current ODPM Guidance has been used to guide the approach to this 
appraisal and to ensure that both the requirements for SA and for SEA have been incorporated. 

The development brief for Eastfield Road, has been developed gradually over the last two years, with 
feedback from stakeholders and inputs from technical specialists, which has led to the development of 
a number of iterations and alternative options.  The principles of sustainable development have been 
core to the development of the brief and as such, the brief includes a number of requirements for 
developers to include sustainable design features.   

This SA appraises the proposed development brief in the context of the ‘do-nothing’ scenario, to 
demonstrate areas where sustainability has been integrated and to provide opportunities to identify 
further recommendations for ensuring that the redevelopment of Eastfield Road progresses in a 
sustainable manner, as far as possible. 

2.2 SA Stages and tasks 

The table below lists the SA stages and tasks based on the ODPM’s guidance for undertaking SA.  

Pre-Production 

Stage A:  Setting the context and 
objectives 

• Establishing the baseline and deciding on the scope. 

• Identify/review relevant policies, plans and programmes and sustainable 
development objectives that will affect or influence the SPD. 

• Collect relevant social, environmental and economic baseline 
information. 

• Identify key sustainability issues for the SA to address and define 
objectives. 

• Develop SA/SEA framework, objectives, indicators and targets. 

• Test the SPD objectives against the sustainability objectives and 
whether the SPD objectives are consistent with one another. 

• Produce scoping report and undertake consultation with the 
Consultation Bodies. 

Production 

Stage B:  Developing and refining 
options 

• Carry out appraisal of the SPD options and make recommendations for 
improvement. 

Stage C:  Appraising the effects of 
the draft SPD 

 

• Predict effects and carry out assessment of the effects of the draft SPD 

• Propose measures to maximise benefits and mitigate adverse effects. 

• Develop proposals for monitoring. 

• Prepare the final SA Report of the draft masterplan. 

Stage D: Consultation on the SA 
Report and draft SPD 

• Consult on the final SA Report along with the Draft SPD. 

• Carry out appraisal of significant changes made as a result of 
consultation. 

Adoption and Monitoring 
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 • Inform consultees that the SPD has been adopted. 

• Issue statement summarising information on how the SA/SEA results 
and consultees’ opinions were taken into account, etc. 

• Make SPD and Final SA/SEA Report available for public viewing. 

Stage E:  Monitoring and 
Implementation of the SPD  

• Monitor significant effects of the SPD. 

• Undertake appropriate remedial action where necessary. 

 

This report completes Stage C. 

2.3 Scope of the SA 

The draft SPD comprises the development brief for the redevelopment of the land east of Eastfield 
Road.  Therefore, the geographical scope of this SA concentrates primarily on the proposed 
development site and adjacent land. 

The SA focuses on the key development principles and proposals stated in the SPD (see section 
1.2.3) and considers how the proposed development brief will accord with these principles, and the 
likely significant effect that implementation of the development brief will have on environmental 
features.  When the SPD is adopted, these principles will form guidance for developers.  Any proposed 
planning application for redevelopment of the site is likely to require an Environmental Impact 
Assessment (EIA) to be carried out.  The EIA will assess in detail, the impact of the proposed 
development on each environmental topic.  Mitigation measures to reduce significant adverse effects 
may be required to be conditioned as part of the development. 

A Scoping Report has been produced for the North Northamptonshire Core Spatial Strategy.  The 
scoping document has been reviewed and considered by various stakeholders.  This document has 
provided the framework for undertaking the SA of the Eastfield Road SPD. 

Two main options/alternatives have been appraised in this SA; these are 1) Implementation of the 
proposed Development Brief SPD, and 2) the ‘do-nothing’ scenario, which assumes that the land east 
of Eastfield Road will not be redeveloped or remediated, and that the existing conditions and uses on 
the site would not change significantly (see section 6.1 for further information regarding the 
alternatives appraised). 

2.4 Appraisal Methodology 

Each of the alternatives was appraised using the SA framework and method detailed in the Scoping 
Report.  Appendix A1 includes the results of these appraisals.  The SA framework, SA topics, 
objectives and criteria used, were those provided in the Scoping Report.   

The assessment of significance considered the following criteria to identify whether the effect of the 
alternatives considered were: Major Positive, Minor Positive, Neutral, uncertain, Minor Negative and 
Major Negative.  In addition, the duration of the effect was considered in the short-term (construction 
phase, or less than 2 years), the medium-term (operational phase first 10 years, or 2-10 years) and in 
the long-term (operational phase after 10 years, or in 10 years time).  The significance of the options 
were assessed against each sustainability objective using the SA framework to ensure that a 
consistent approach was applied.  

Commentary is provided in the appraisal matrix (Appendix A1) to support the appraisal, and provide 
an outline of the effects that each option has in relation to each SA objective.  Mitigation and 
recommendations for further improvement to the sustainability of the options is presented in the end 
column of the matrix. 
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2.5 Consultation on the Final SA Report 

Over Arup and Partners Ltd (Arup) has prepared this SA Report, at the instruction of Wellingborough 
Borough Council, to accompany publication of the Draft Land East of Eastfield Road Development 
Brief SPD for consultation. 

The findings of this SA, along with any consultation responses, will be taken into account prior to 
finalising the Land East of Eastfield Road SPD.  Any significant valid responses that will result in 
modifications to the SPD will also be subject to SA to ensure that there will be no significant economic, 
social and environmental effects resulting from that change. 

Comments regarding the SA Report should be sent to the Council by 28th October 2005 to: 

Borough Council of Wellingborough 

Croyland Abbey  

Tithe Barn Road 

Wellingborough 

Northants 

NN8 1BJ 

When you provide your comments, please include your name, full postal address, email address (if 
available) and provide reference to the section that you are commenting upon. 
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3 Sustainability Appraisal Framework 

3.1 Relationship to other plans, programmes and objectives 

As part of the North Northamptonshire Core Spatial Strategy Scoping Report, a review was 
undertaken of all the plans and programmes influencing the Core Strategy and sustainability appraisal.  
The results are presented in Appendix A2.  The review considered documents at the local, regional, 
national and international level, and was undertaken in accordance with the requirements of the SEA 
Directive. 

The review identified targets and specific objectives/requirements within them which has fed into the 
development of the SA framework, including development of SA objectives. 

3.2 Difficulties, assumptions and limitations 

The baseline information for the SA has been drawn from the site-specific data presented in the Draft 
SPD, which incorporates the relevant baseline identified in the North Northamptonshire Scoping 
Report.   No detailed socio-economic data have been provided in the SPD or SA, but is recognised 
that this information is continuously changing.  As part of any outline planning applications to develop 
this site, it is recommended that the developer be required to undertake a socio-economic impact 
assessment to ensure that the needs of both the existing and new communities are met. 

For the purpose of undertaking the appraisal, the assigning of an impact/effect is the effect in the 
absence of mitigation.  Should the recommended mitigation measure be implemented, then the effect 
is likely to become more positive and less adverse in nature (see Appendix 1).  In addition, it is noted 
that receptors considered in the appraisal, are the existing neighbouring residents and users of the site 
in the short-term (e.g. construction stage) and are expanded to include the new residents in the 
medium to long-term. 

The baseline data presented have been confined to the geographical area of the site. 

3.3 SA Objectives  

3.3.1 Definition of Sustainability Appraisal 
There are a number of different definitions of sustainable development (SA).  For the purpose of the 
developing and applying the SA framework, the definition of the Government’s UK Strategy for 
Sustainable Development, A Better Quality of Life (May, 1999) has been used: 

• Social progress which recognises the needs of everyone 

• Effective protection of the environment 

• Prudent use of natural resources and  

• Maintenance of high and stable levels of economic growth and employment. 

3.3.2 Defining SA Objectives 
The SA objectives and criteria have been developed in consultation with the key stakeholders and 
following a review of the local, regional, national; and international documents that provide a context 
for the North Northamptonshire Core Strategy. 

The following SA topics have been addressed in this appraisal: 

• Social progress which recognises the needs of everyone 

o Accessibility 

o Housing 

o Crime 
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o Community 

o Skills 

o Liveability 

• Effective protection of the environment 

o Biodiversity 

o Landscape 

o Cultural heritage 

o Built environment 

o Climate change (Addressed under Energy Use) 

• Prudent use of natural resources 

o Air 

o Water quality 

o Water conservation and management 

o Soil and land 

o Minerals 

o Energy use 

o Renewable energy 

o Waste 

• Maintenance of high and stable levels of economic growth and employment 

o Employment 

o Wealth creation 

o Town centres 

o infrastructure 

3.3.3 Compatibility of the SPD and SA Objectives 
The ODPM’s current SA Guidance recommends that the SPD objectives and tested against the 
sustainability objectives. 

The Land East of Eastfield Road Development Brief identifies 8 key principles.  These principles have 
been tested against the SA objectives in the table below. 

The aim of this process is to ensure consistency between plan objectives.  The table below highlights 
where the objectives are compatible (+), neutral/no effect ( - ), and where there is possible conflict (?).  
Where conflict is identified, notes providing recommendations are included.  There are no significant 
conflicts.   

SPD Principles SA Topic* 

 Integrated 
Community 

Streets 
and 
Squares 

Green 
Spaces  

High 
Quality 
Allotments 

Mix of 
Housing 
and 
Other 
Uses 

Sense of 
Local 
Identity 

Conserving 
Energy and 
Managing 
Waste 

Sustainable 
Approach 
to Drainage 

Accessibility   + + - - + + - - 

Housing  + + - + + + + + 

Health + + + + + + + + 
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SPD Principles SA Topic* 

 Integrated 
Community 

Streets 
and 
Squares 

Green 
Spaces  

High 
Quality 
Allotments 

Mix of 
Housing 
and 
Other 
Uses 

Sense of 
Local 
Identity 

Conserving 
Energy and 
Managing 
Waste 

Sustainable 
Approach 
to Drainage 

recommended 

that provision 

of health 

facilities are 

considered by 

developers

Crime + + + + + + + - 

Community + + + + + + + + 

Skills ? consider 
requirement 
for local 
employment 
during 
construction 

- - + + - - - 

Liveability + + + + + + + + 

Biodiversity + - + + - + + + 

Landscape + + + + - + + + 

Cultural 
Heritage 

- - - - - - - - 

Built 
Environment 

+ + ? 
recommend 
green 
spaces are 
integrated 
into the built 
environment 

- + + + + 

Energy Use 
and Climate 
Change 

- - + + - - + + 

Air - - + - - + + - 

Water Quality - - - - - + + + 

Water 
Conservation 

- - - - - + - + 

Soil and 
Land 

- - + + - + + + 

Minerals - - - - - - - - 

Energy Use - - - - - - + - 
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SPD Principles SA Topic* 

 Integrated 
Community 

Streets 
and 
Squares 

Green 
Spaces  

High 
Quality 
Allotments 

Mix of 
Housing 
and 
Other 
Uses 

Sense of 
Local 
Identity 

Conserving 
Energy and 
Managing 
Waste 

Sustainable 
Approach 
to Drainage 

Renewable 
Energy 

- - - - - - + - 

Waste + - - + + - + - 

Employment + - + - + + - - 

Wealth 
Creation 

+ - + + + + + - 

Town 
Centres 

- - - - - - - - 

Infrastructure + + - - + - + + 

*See Appendix 1 for details of the SA objectives relating to each topic. 
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4 Baseline Characteristics 

4.1 Environmental, Social and Economic Data 

4.1.1 Introduction 
The baseline characteristics have been identified in detail in the draft Development Brief SPD 
document.  The information below provides a summary of the baseline characteristics of the land east 
of Eastfield Road, and the Draft SPD should be referred to for further detail and accompanying figures. 

The following topics have been addressed: 

• Existing Land Use 

• Land Ownership and Tenure 

• Property Market and Housing 

• Landscape Character 

• Tree Preservation Orders 

• Gateways and Views  

• Land Form 

• Ground Conditions 

• Contamination Risk and Ground Stability 

• Archaeology 

• Flood Risk 

• Infrastructure and Services 

• Transport  

o Surrounding Movement Network 

o The Railway Land 

o Site Access 

o Pedestrian and Cycle Network 

o Bus Network 

o Parking 

o Legibility 

4.1.2 Existing land Use 
Eastfield Road/Mill Road represents the eastern-most edge of the Castle Ward neighbourhood. 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. 

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.   

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.  
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4.1.3 Land ownership and tenure  
The pattern of land ownership is extremely complex. The principal land owners include Network Rail, 
Wellingborough Council (freehold) and areas in multiple occupation. 

Ownership of the allotment area is particularly fragmented.  A separate detailed study is being 
undertaken to ascertain the ownership details of this area.  

4.1.4 Property Market and Housing 
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, shared ownership of low-cost market housing (see Housing Need Survey, 
2001); 

• demand for B1 light industrial facilities of a kind compatible with this predominantly 
residential area will continue to grow. Indeed 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 32,480m2 in 2000 to a high of 70,711 m2 by 2016.5 

4.1.5 Landscape character  
The landscape character of the site is defined by its edge of town location and by its situation on the 
western slopes of the River Ise valley.  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. 

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. 

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. 

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. 

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.   

The landscape characteristics of the site divide into six sub-areas: 

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. 

                                                           
5 Wellingborough East Major Brownfield Sites Redevelopment Feasibility Study – Atkins/Lambert Smith Hampton, July 2003. 
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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. 

4.  The allotments in the northern area:  this area 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.  

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.   

4.1.6 Tree Preservation Orders 
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: 

• 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.     

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.  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. 
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4.1.7 Gateways and views in 
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. 

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.   

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. 

4.1.8 Land Form 
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. 

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.  

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. 

4.1.9 Ground Conditions 
From historical records it is clear that the majority of the site has been subject to clay pit workings. 
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. 

4.1.10 Contamination Risk and Ground Stability 
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.  

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”.  

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.  
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• 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 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. 

4.1.11 Archaeology 
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. 

4.1.12 Flood Risk 
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).  EA 
consent will be required for any proposed development within the floodplain area. 

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. 

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 the 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.  

4.1.13 Infrastructure and Services 
Existing utility provision indicates 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. 

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. 

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. 

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.  

4.1.14 Transport – Surrounding Movement Network 
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.  

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.  
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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.    

The Eastern Relief Road proposed as part of the wider Wellingborough East Development Framework 
is intended to significantly alleviate levels of through-traffic. 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.  

There is a 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. 

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

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

The former sidings alongside the railway tracks along the north-eastern edge of the site is 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.  

4.1.16 Site Access 
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. 

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.    

4.1.17 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.   

 
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 
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• 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. 

The cycle routes designated in the Local Plan include a route proposed to run alongside the railway 
embankment – connecting Mill Road and the Finedon Road/Rixon Road junction.  

4.1.18 Bus Network 
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. 

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

Although almost all 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.   

4.1.19 Parking 
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. 

4.1.20 Legibility 
The sites legibility sets 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 affect 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.    

4.1.21 Baseline Trends 
The site is located between the existing suburban community to the west and the rural slopes of the 
Ise Valley to the east.   The existing housing to the west is not expected to see significant physical 
changes over the medium to long term.  However the rural land to the east is identified in the local 
plan as the “WEAST” development area and will be subject to significant development and change.  
This will alter the setting of the site from the urban fringe to an urban/suburban location.   

On the site itself, the following general trends would be expected to occur: 
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• The landscape and visual character of the site would deteriorate over time with continued ad-
hoc development and deterioration of the existing buildings and allotments.  This would be 
further exacerbated by the new development to the east, which would place the site within a 
transitional area between the new development and existing suburban areas.  The site would 
form a physical barrier between these areas, reducing opportunities for integration of the 
WEAST development into the existing community on the east side of Wellingborough. 

• The ecological value of the site would improve in the short to medium term as vegetation 
matures.  However, without management, the site’s value may be degraded over the long 
term as the lake edges become overgrown and habitat becomes less diverse. 

• The effect on local amenity would continue to decline gradually due to decreasing 
environmental conditions on the site.   
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5 Key Sustainability Issues and Problems 
Key sustainability issues were identified in the North Northamptonshire Core Spatial Strategy Scoping 
Report.  These issues have been considered, as well as key issues identified within the Draft SPD. 

The table below summarises the key social, economic and environmental issues and problems (both 
positive and adverse). 

Issue Summary  

The area is economically buyout Opportunity for maximising the economic and employment potential of the 
area should be sought. 

Increasing population The Local Plan identified the requirement for a large number of new homes. 

Poor local access Following consultation with residents, it has been identified that significant 
improvements (physical and perception/comfort) could be made the existing 
bus networks and facilities, public rights of way and access across the site to 
public transport/other services. 

Contaminated land  The site is contaminated and requires full remediation.  The existing 
allotments are also identified as being contaminated.   

Brownfield land The site has been previously used as a quarry and for industrial purposes 
and has since become underused and in some areas derelict.  There is 
significant opportunity for remediating and redeveloping this land. 

Important habitats There are some areas on the site that are considered to be important in the 
context of nature conservation, and which should be retained/mitigated 
should the site be redeveloped.  These include the pond (Site of Borough 
Importance) and important hedgerows.  

Abandoned vehicles There are a number of abandoned vehicles on the site.  If the site is not 
redeveloped, further abandoned vehicles and fly-tipping are likely to 
continue, which could encourage anti-social behaviour. 

Overgrown and unmanaged site There are a number of derelict areas that have become overgrown with 
grasses and scrub.  Although these areas offer potential habitat for species 
and are of conservation interest, left unmanaged, they also detract from the 
landscape of the area in terms of attracting potential new business. 

Nuisance from HGVs  HGVs need to access the site.  They have been noted as being of nuisance 
to neighbouring residents.   
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6 Appraisal of Options 

6.1 Appraisal of Alternatives 

A requirement of SA is to consider reasonable alternatives in the assessment process.  Following a 
period of initial studies, an ‘enquiry by design’ event was held in July/August 2003 which comprised an 
open evening presentation and discussion, followed by seminars and workshops at which local 
residents, landowners, prospective developers, local authority councillors and officers and other 
stakeholders came together to agree the way forward. 

A number of concept sketches were devised.  These designs were progressed further and then in 
December 2003 – February 2004 they were issued for further public consultation.  During this period, 
further technical studies were undertaken, and based on this work plus the feedback from 
stakeholders, a preferred development brief has been devised.  This proposed development brief is 
proposed to be adopted as SPD. 

For the purpose of this SA, the proposed development brief has been appraised against the ‘do-
nothing’ option, which is assumed to be the existing site without any regeneration or development, and 
assumes that there will be no significant change to the existing management/development of the site 
in the long-term.  

Both the Development Brief SPD and the Do-Nothing option have been appraised against the SA 
framework.  This enables a comparison against the options, highlighting any implications on 
sustainability; this also highlights the positive effects that have arisen through the SA that will arise 
through implementing the proposed SPD. 

A summary of the overall strengths and weaknesses of the two options has been undertaken and is 
presented in the table overleaf.  This clearly demonstrates how the proposed development brief SPD 
is the preferred option in regards to economic, social and environmental benefits to the local area. 

The full appraisal matrices for each option are included in Appendix 1. 
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 Option 1 – Implement Proposed SPD Option 2 – Do-Nothing 

Overall 
sustainability 
strengths 

• Improved access across the site and to and from the site. 

• Improved existing streetscapes 

• improved bus services and infrastructure 

• New housing including affordable housing, and enhanced 
public open spaces 

• New employment space 

• Removal of contamination  

• Transport infrastructure improvements 

• Design to improve security.  Gated access to private 
allotments 

• Potential reduction of anti-social behaviour 

• Opportunities for employment during construction 

• Retention of sites important for nature conservation.  
Includes an educational facility  

• Improvements to air/noise as result of transport 
improvements 

• Creation of a wildlife corridor 

• Implementation of SUDs 

• Retention of TPOs and existing topography 

• BREEAM rating of ‘very good to excellent’ to be achieved. 

• Generation of employment opportunities within the site. 

• The site vegetation becomes 
established as it is left to 
colonise naturally, resulting in 
creation of stable habitats for 
local species. 

 

 

Overall 
sustainability 
weaknesses 

• Increased air and noise/vibration during the construction 
phases of the development on neighbouring residents 

• Adverse effects on ecological resources during 
construction and loss of habitat 

• Significant increase of energy resources 

• Development will increase existing traffic movements, 
contributing to furl consumption. 

• Minor emission to air from boiler/plant 

• Potential for contamination of soil/ground water resources 
during construction operations such as spillages and 
piling. 

• The sites water demand will increase 

• The volume of municipal waste generated on the site will 
increase 

• Further investment on water and sewerage infrastructure 
will be required 

• The site is under-used for 
housing, employment, 
commercial development and 
transport/access. 

• There are no public rights of 
way to enable full access of 
the site.  Poor condition 
footpaths and bus services 

• Pressure elsewhere for 
housing development. 

• Poor quality environment, 
likely to deteriorate if left. 

• HGVs cause nuisance to local 
residents 

• Site contamination remains. 

• Unused allotments. 

• Existing abandoned vehicles 

• Unstable ground conditions 
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6.2 Conclusions and Recommendations  

The development proposals outlined in the SPD for the Land East of Eastfield Road are largely 
compatible with the principles of sustainable development.  The proposals have arisen as a result of a 
strategic requirement for housing and employment space to meet the demands resulting from 
economic and population growth in the region.  The site has been selected through a strategic 
exercise undertaken to identify suitable development land, favouring intensification of existing 
developed areas or reuse of brownfield sites, in preference to the development of greenfield land.  The 
site comprises a mixture of low density commercial and industrial uses, allotments and derelict land.  It 
is located close to a rail station and is within easy reach of the facilities in Wellingborough town centre 
by public transport.   

The environmental effects identified in the SEA/SA are generally positive, as the existing site 
environment is poor and in need of upgrading and management.  This is reflected in the impact scores 
shown in Appendix 1.  Key benefits of the SPD that have been identified are: 

• Creation of a high quality neighbourhood with provision of public spaces for new and existing 
residents; 

• Local economic benefits during construction and operation; 

• Long-term biodiversity benefits through site wide ecological management; 

• Visual and amenity benefits and reduction of opportunities for crime; 

• Indirect health benefits resulting from local environmental improvements; 

• Sustainable buildings, designed to minimise energy consumption and water usage; 

• Minimisation of waste, promotion of recycling and reuse, and maximum use of sustainable 
materials. 

However there are a number of areas where adverse effects have been identified.  These are primarily 
associated with the construction phase, when noise, dust, traffic impacts will need to be managed to 
minimise adverse effects on the local community.  Waste generation and the consumption of 
resources during construction will be reduced by proposals to refurbish existing buildings within the 
site where possible and achieve a neutral cut and fill balance. 

The increase in site population and activity will put additional strain on the local infrastructure and 
basic community services and facilities.   This will need to be addressed strategically by the Council to 
ensure that the needs of the population are met before the site is occupied. 

Key recommendations arising from the SA/SEA are to: 

• Ensure access for all across the development and the wider area (e.g. access to public 
transport); 

• Ensure that basic facilities and infrastructure are in place to cater for the new population; 

• Careful management of construction activities to minimise environmental effects; 

• Integrated ecological and landscape strategy for the site; 

• Minimise vehicle distance travelled around the site and discourage private car use; 

• Consider measures to encourage site occupiers to use natural resources sparingly; 

• Specify the use of sustainable construction materials; 

• Integrate the site energy strategy with the wider WEAST development area to increase the 
opportunities for application of sustainable technologies such as combined heat and power. 
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7 Implementation and Monitoring 

7.1 Proposals for monitoring 

In order to assess the performance of the development against the sustainability and environmental 
objectives, targets will be set and monitored.  Ongoing monitoring of the significant sustainability 
effects of the development is an important element of the SA/SEA process.  The purpose of this 
exercise is to: 

• Determine whether the predicted effects were accurate; 

• Confirm to what degree the scheme contributes to the achievement of local, regional and 
national sustainability targets; 

• Assess the effectiveness of mitigation measures; and 

• Identify the need for any remedial action. 

The targets set will be specific, measurable and time related, and link directly to the core objectives of 
the SPD and other relevant plans and policies.  Responsibility for monitoring and reporting of results 
will be defined.  The following indicators could be used in the site’s performance monitoring: 

• Proportion of total trips made to and from the site by private car, public transport and 
alternative modes such as walking and cycling; 

• Crime, road traffic accidents and other safety and security issues; 

• Proportion of construction workforce employed from the local area; 

• Ecological value measured against BAP, SAP and site specific targets; 

• Quality and volume of surface water run off; 

• Site water usage; 

• Site energy consumption; 

• Proportion of construction materials sustainably sourced; and 

• Waste volumes and types generated during construction and operation of the site. 

H:\ED\WORD\WELLINGBOROUGH EAST\PLANNING ISSUES - URBAN 
DESIGN\DEVELOPMENT BRIEFS\EAST OF EASTFIELD ROAD\FINAL EAST 
OF EASTFIELD ROAD\FINAL DRAFT\EASTFIELD ROAD SA REPORT FINAL - 
SEPT 05.DOC 
  

Page 26 Ove Arup & Partners Ltd
Draft 1    19 September 2005

 



 
 

A1 Appraisal Matrix Tables 
Sustainability Appraisal Matrix – Option 1 ‘Do-Nothing’ 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

Accessibility Enable people all to 
have similar and 
sufficient levels of 
access to services, 
facilities and 
opportunities 

• Improve access for the 
disabled? 

• Improve access to public 
transport? 

• Improve public transport 
services? 

• Improve access to local 
services and facilities 

• Improve access to IT? 

• Improve access by foot / 
cycle? 

• Ensure services and located 
to maintain the viability of 
settlements? 

• Reduce the need to travel? 

• Reduce travel distances 

   Existing bus services are underused.  Bus stops along 
Eastfield Road have recently been discontinued.   

There are no public rights of way across the site, which 
creates a barrier to movement from Finedon Road to the 
south of the site and to the train station.  There are 
existing poor quality footpaths on the west side of 
Eastfield Road.  Residents have highlighted that there are 
fairly difficult and unsafe pedestrian facilities along Mill 
Road towards across the railway. 

Limited internal transport access through the site.   

Improve/enhance 
footpath and cycle 
access and the internal 
road access through the 
site. 

Improve local bus 
facilities (i.e. bus stops 
and signage) and 
services. 

Housing Provide the 
opportunity for people 
to meet their housing 
needs 

• Reduce homelessness? 

• Provide affordable housing? 

• Reduce the number of unfit 
homes? 

• Provide housing to meet 
local needs in the rural 
area? 

• Provide a range of house 
types and sizes? 

  The site has been allocated for housing in the Local Plan.  
If this site is not developed for housing, there will 
increased pressure elsewhere for housing and potential 
pressure on greenfield sites.   

The local population is increasing, plus there is demand 
for more housing due to smaller family units.   

The current site is considered to detract from existing 
houses. 

None recommended. 

Health Improve overall levels 
of physical, mental 

• Improve levels of physical or 
mental health?   Existing ad hoc development has led to creation of a poor 

quality environment.   
Improve existing public 
rights of way network 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

and social well-being, 
and reduce disparities 
between different 
groups and different 
areas. 

• Encourage healthy 
lifestyles? 

• Increase physical activity 
levels? 

• Increase access to 
affordable locally produced 
fruit and vegetables? 

• Improve sporting or 
recreational facilities? 

• Improve access to high 
quality health facilities? 

There are some risks associated within unstable ground 
as a result of previous quarrying.   

Poor quality public rights of way discourage 
walking/cycling.   

Heavy goods vehicles using the site use roads adjacent to 
residential areas, causing some nuisance to local 
residents.  

There is a presence of arsenic in some areas on the site.  
Allotments are positive for health but are considered to be 
under-used and remain fairly inaccessible.  There is 
existing contamination in the allotments and the SPD 
identifies the need to upgrade the allotments so that 
cultivation can be undertaken without harm to human 
health. 

(both footpath and cycle 
way) to encourage 
people to walk/cycle. 

Enhance and remediate 
allotment land quality. 

Crime Reduce the incidences 
of crime and the fear 
of crime 

• Reduce incidents of crime? 

• Reduce the fear of crime? 

• Ensure design and layout 
minimise  the opportunity for 
crime? 

   A large extent of the area has fallen into dereliction and is 
vacant, and become overgrown with grasses, scrub and 
trees.  Much of the land is unregistered.  The buildings on 
the site are considered to be haphazard and utilitarian in 
appearance.   

This area if left as it is has a high potential for further fly-
tipping and anti-social behaviour. 

Manage the site 
(undertake clearance 
and open-up the site to 
discourage anti-social 
behaviour). 

Address access issues 
to improve safety and 
comfort. 

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

• Increase the ability of 
people to influence 
decisions? 

• Improve cultural diversity? 

• Create or sustain vibrant 
community? 

• Encourage engagement in 

   There is no existing residential community living within the 
proposed development area, but the site does fringe on 
existing residential areas along Eastfield Road and 
Finedon Road.  This option does not offer any positive 
improvement to the existing community and if left, could 
encourage anti-social behaviour. 

None recommended. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

community activities? 

• Meet specific needs of a 
section of the community? 

Skills Assist people in 
gaining the skills to 
fulfil their potential and 
increase their 
contribution to society 
and the economy. 

• Improve access to 
educational / learning or 
training facilities for all 
ages? 

 

-   - - The current site does not provide facilities or opportunities 
for education or skills training. 

None recommended. 

Liveability To create healthy, 
clean and pleasant 
environments for 
people to enjoy living, 
working and for 
recreation and to 
protect and enhance 
residential amenity 

• Reduce noise pollution? 

• Improve the cleanliness of 
the environment? 

• Reduce unpleasant odours? 

• Improve the satisfaction of 
people with their 
neighbourhoods? 

   The site is not considered to detract from the local quality 
of the environment for existing residents, due to the issues 
discussed above (e.g. contamination, derelication).  
Existing HGV movements across and to and from the site 
have noise and air effects on neighbouring residential 
areas. 

None recommended. 

Biodiversity To protect, maintain 
and enhance the 
diversity and 
abundance of species 
and their habitats to 
implement a net gain 
and to avoid habitat 
fragmentation. 

• Protected and enhance sites 
of acknowledged 
importance for wildlife? 

• Avoid harm to and enhance 
opportunities for protected 
species and other listed in 
the Northamptonshire Red 
Data Book. 

• Create habitats of value for 
wildlife in particular those 
which meet BAPO targets? 

• Avoid fragmentation of 
habitats? 

• Improve the connectivity of 
green space and green 

   A large area of the site is unmanaged in terms of the 
natural environment.   This has resulted in a range of 
grassland and scrub habitats which provide for a range of 
different habitats for local species.   

The pond area is designated as a Site of Borough 
Importance for its nature conservation interest.   

There is also an important hedgerow which crosses the 
site to the west. 

Retain important 
habitats, including the 
pond and hedgerow. 

Implement management 
of the areas of 
importance to nature 
conservation. 

 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

networks? 

• Create new greenspace 
networks? 

• Improve appropriate access 
to natural areas? 

• Improve the management of 
habitats? 

Landscape Maintain and enhance 
the quality, character 
and local 
distinctiveness of the 
landscape, including 
its contribution to the 
setting and character 
of settlements 

• Ensure landscape character 
is used to assess the 
capacity of areas to absorb 
new development thereby 
influencing the locations and 
scale of development? 

• Ensure Landscape 
Character Assessment 
influences design of the built 
environment and networks 
of green infrastructure? 

   The landscape character of the site is recognised as being 
untidy and unplanned, giving rise to conflicting 
juxtapositions.   

There is considerable scrub and trees emerging.  Eight 
trees are subject to Tree Preservation Orders.   

The landscape is likely to change considerably in the long-
term due to the evolving habitat, if left unchanged 

Implement a 
management 
programme for the site, 
comprising removal of 
unsafe and derelict 
buildings. 

Cultural 
Heritage 

Protect and enhance 
sites, features and 
areas of historical, 
archaeological, 
geological and cultural 
value and their 
settings 

• Protect and enhance sites, 
features and areas of 
historical, archaeological 
and cultural heritage value 
and their setting? 

• Protect and enhance sites of 
geological value? 

   Site is considered to be of low archaeological potential.  
Much of the area has been quarried and is therefore 
unlikely to have significant potential archaeological 
resources. 

None recommended. 

Built 
Environment 

Maintain and enhance 
the quality and 
distinctiveness of the 
built environment 

• Maintain and enhance the 
quality of built settlements? 

• Protect, maintain, enhance 
and expand good quality 
open space within and 
adjacent to settlements? 

• Create buildings and spaces 
hat are attractive, functional, 
adaptable and durable that 

-   - - Many of the existing buildings along Eastfield Road and 
Finedon Road were developed by 1938.  Since the 
closure of the brickworks, a number of industrial buildings 
have been constructed. 

Decommissioning of 
derelict and unsafe 
buildings 

Refurbishment of 
existing buildings as 
appropriate to improve 
buildings standards. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

compliment, enhance and 
support local character? 

• Encourage the re-use and 
refurbishment of the existing 
built environment? 

Air Reduce all forms of air 
pollution in the 
interests of local air 
quality and the 
integrity of the 
atmosphere 

• Reduce traffic related 
pollution? 

• Minimise or reduce light 
pollution? 

• Reduce levels of dust or 
particulates? 

- /  - /  

 

- /  

  
There are no known significant air polluting sources on 
site.   

Existing road use on the site is not considered to pose 
significant air pollution.  However, HGVs may transfer dust 
and other particulate matter across the site. 

None recommended. 

Water Quality Maintain and improve 
the quality of ground 
and river waters 

• Minimise or reduce the risk 
of pollution to water? 

• Ensure adequate waste 
water infrastructure is 
available? 

 

   Existing water body on-site (pond) as a result of quarrying.  
A previous risk assessment of contaminants found in 
samples taken from the pond concluded that in relation to 
proposed residential development adjacent to the pond, 
there is negligible/low risk. 

Pond to be cleaned to 
ensure removal of 
existing glass, etc from 
surrounding area. 

 

Water 
Conservation 
and 
Management 

Ensure adequate 
water supply, 
maximise water 
efficiency and reduce 
the risk of flooding 

• Reduce waste water 
consumption? 

• Improve water efficiency? 

• Reduce the risk of flooding? 

• Avoid development in 
floodplains? 

• Encourage Sustainable 
Urban Drainage (SUDs)? 

-   - - The site does not lie within a flood risk area.  There are 
existing water services to and from the site. 

None identified. 

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

• Maintain the best and most 
versatile agricultural land? 

• Reduce the risk of land 
contamination? 

• Remediate contaminated 

  The site is a brownfield site which has previously been 
quarried.  The site has been determined as being 
contaminated through previous surveys, and requires 
remediation.   

Remediate the land to an 
acceptable standard. 

Encourage use of 
allotments following 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

land? 

• Minimise the loss of green 
field land? 

• Maximise the use of 
brownfield land? 

• Maximise densities? 

Some allotment provisions are unused.   

There are unstable ground conditions recorded at three 
locations on the site. 

remediation. 

Minerals Ensure the efficient 
use of minerals and 
primary resources 

• Avoid the sterilisation on 
known minerals reserves? 

• Promote the appropriate use 
of primary and secondary 
aggregates? 

-   - - The site has previously been used to mine ironstone and 
clay, until 1900 when the quarrying was given over to 
allotments.   

Approximately 2.5 acres remains of un-worked stone.  
Extraction became uneconomical in the 1940’s. 

None recommended. 

Energy Use 
and Climate 
Change 

Minimise energy 
consumption, increase 
energy efficiency and 
maintain the stock of 
non renewable energy 
sources.  

Reduce the emissions 
of greenhouse gases 
and protect people 
from the effects of 
climate change 

• Reduce emissions of 
greenhouse gases? 

• Increase tree cover? 

• Ensure adaptability of 
environments and buildings 
to natural hazards? 

• Minimise or reduce energy 
use? 

• Promote energy efficient 
buildings? 

-   - - The existing site comprises large areas of industrial use, 
which are not known to be significant contributors of 
pollutants/contamination.   

The site has widespread grass/scrub coverage.  

None recommended. 

Renewable 
Energy 

Increase the 
opportunities for 
energy generation 
from renewable 
sources  

• Encourage the development 
of renewable energy 
generation schemes? 

• Encourage community 
heating schemes or 
combined heat and power? 

• Encourage small scale 

-   - - Not applicable to the existing site. None recommended. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

schemes in development? 

Waste Reduce the 
consumption of finite 
materials and increase 
reuse and recycling 

• Promote resource efficient 
buildings? 

• Encourage the use of 
recycled materials? 

• Reduce the production of 
waste? 

• Provide recycling facilities? 

- /  - /  - /  The site is currently generating a relatively low level of 
waste from existing uses. 

Provide potential for 
improved recycling 
facilities / waste 
segregation at source. 

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

• Provide new jobs? 

• Encourage efficient patterns 
of movement? 

• Increase the proportion of 
knowledge based and high 
tech businesses? 

• Encourage and support the 
rural economy? 

• Increase the diversity and 
quality of employment 
opportunities in the rural 
area? 

• Provide quality accessible 
childcare opportunities? 

   The site lies within an economically buyout area in 
Northamptonshire and there are significant opportunities 
to increase inward investment.   

The site is currently underused.  If there is no further 
remediation/development of the site, then the potential for 
encouraging new investment and employment to the area 
would not be reached. 

Improve access to public 
transport, public rights of 
way, buses and trains, to 
access employment 
opportunities. 

Wealth 
Creation  

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

• Encourage enterprise and 
innovation? 

• Exploit opportunities for new 
technologies? 

• Encourage innovation in 
sustainable design and 
construction? 

• Enhance and promote the 
image of the area as a 
business and a sustainable 

   Presently, the site is considered to have a fairly poor 
quality environment and landscape, comprising derelict 
buildings, unmanaged vegetation, etc, and is not 
considered to be an attractive site to inward investors. 

Manage and regenerate 
the site.  Improve the 
existing landscape and 
streetscape quality 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

tourist location? 

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

• Retain and develop a wide 
range of uses, attractions 
and amenities? 

• Ensure good accessibility to 
and within the centre? 

• Attract continuing 
investment in development 
or refurbishment? 

• Encourage the evening 
economy? 

• Encourage increased 
housing? 

-   - - The site is not considered to affect the viability or vitality of 
adjacent town centres. 

None recommended. 

Infrastructure Ensure that the 
capacity of the existing 
infrastructure is 
sufficient to serve new 
development or that 
new infrastructure can 
be viably provided. 

• Ensure there is sufficient 
capacity in existing 
infrastructure to serve new 
development? 

• Ensure new infrastructure 
required to serve the 
development can and will be 
provided? 

-   - - The site is in current uses by a number of industrial and 
commercial units and existing services are present. 

None recommended. 

Key 

 minor positive or indirect positive impact   major positive effect  

 minor negative or indirect negative effect   major negative effect 

- neutral impact or no relationship 

* Short-term = construction phase (or 2 years), Medium-term = operational phase within 10 years (or 2-10 years), Long-term = operational phase over 10 years (or over 
10 years) 

 

 



 
 

Sustainability Appraisal Matrix – Option 2 Implement SPD 
Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

Accessibility Enable people all to 
have similar and 
sufficient levels of 
access to services, 
facilities and 
opportunities 

• Improve access for 
the disabled? 

• Improve access to 
public transport? 

• Improve public 
transport services? 

• Improve access to 
local services and 
facilities 

• Improve access to 
IT? 

• Improve access by 
foot / cycle? 

• Ensure services 
and located to 
maintain the viability 
of settlements? 

• Reduce the need to 
travel? 

• Reduce travel 
distances 

- 
 

  The Development Brief aims to maximise 
the permeability of the site.  Two major 
and four minor site access points are 
proposed, with junction improvements at 
major access points.  New vehicle routes, 
footpaths and cycleways will follow desire 
lines through the site and link with the 
existing strategic networks.   Access to 
the rail station will be improved, and safer 
routes to school will also be addressed.   

Streetscape improvements to Eastfield 
Road and Mill Road will enhance the 
pedestrian environment around the site 
perimeter. 

The site is well located in terms of public 
transport access, being within walking 
distance of the rail station.  Bus services 
along Eastfield road have reduced due to 
lack of demand, but the Council intends 
to negotiate with operators to increase 
services and improve local bus 
infrastructure. 

The residential development on the site 
will include a range of unit types and 
tenures to provide for all needs.  10% of 
affordable housing will meet “lifetime 
homes” standards, and wheelchair units 
will be provided. 

It is recommended that accessible design 
principles are applied to all internal and 
external areas, particularly and along key 
routes, such as routes to bus stops and the 
rail station.  Steps and level changes are to 
be avoided wherever possible, and disabled 
parking provided where necessary.   Access 
for all should be considered in the renovation 
of existing buildings retained on the site. 

The provision of facilities to serve the new 
population will be a key factor in reducing the 
need to travel. 

Access to information technology should be 
available to the business and live-work units. 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

Housing Provide the opportunity 
for people to meet their 
housing needs 

• Reduce 
homelessness? 

• Provide affordable 
housing? 

• Reduce the number 
of unfit homes? 

• Provide housing to 
meet local needs in 
the rural area? 

• Provide a range of 
house types and 
sizes? 

-  The development would provide 
approximately 290 new residential units 
with a mix of sizes, types and tenures.  
Affordable housing will be provided in 
accordance with the SPG requirements.  
The Development Brief puts an emphasis 
on the provision of high quality homes.  
Changes in local and national lifestyle 
and household patterns are reflected in 
the proposed mix of units, which includes 
live-work units, and community 
consultation has also helped to identify 
local needs.  

The phasing of the development should be 
managed to ensure that sufficient facilities 
are in place to cater for each phase of 
residential development before it is occupied.  

Health Improve overall levels of 
physical, mental and 
social well-being, and 
reduce disparities 
between different 
groups and different 
areas. 

• Improve levels of 
physical or mental 
health? 

• Encourage healthy 
lifestyles? 

• Increase physical 
activity levels? 

• Increase access to 
affordable locally 
produced fruit and 
vegetables? 

• Improve sporting or 
recreational 
facilities? 

• Improve access to 
high quality health 
facilities? 

   The creation of a new neighbourhood 
with high quality housing and public 
spaces will lead indirectly to 
improvements in determinants of health 
by improving the environment in which 
people live.  The provision of 
employment space, focusing on hi-tech, 
knowledge based industries in response 
to local needs, will also indirectly benefit 
health by encouraging prosperity.  Direct 
health and safety benefits will result from 
the removal of contamination from the 
site and fewer HGV movements on local 
roads.  Junction and crossing 
improvements are planned, and “home 
zone” principles will be applied to the site 
interior, with a 20 mph speed limit.  The 
proposed pedestrian and cycle links 

The capacity of local health care facilities will 
need to be increased to provide for the new 
site population.  This will be addressed in 
combination with the wider WEAST 
development area.   Other local facilities that 
benefit health directly or indirectly, such as 
leisure facilities, community centres and 
basic shops will also be required.   

The effects of construction on the health of 
the existing local population and occupiers of 
early development phases will need to be 
carefully managed. 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

would encourage physical activity.   
“Pepper-potting” of affordable housing 
throughout the site will help to avoid 
health inequalities related to 
environmental conditions. 

Crime Reduce the incidences 
of crime and the fear of 
crime 

• Reduce incidents of 
crime? 

• Reduce the fear of 
crime? 

• Ensure design and 
layout minimise  the 
opportunity for 
crime? 

   Passive design measures to increase 
security and reduce fear of crime are a 
key priority in the Development Brief.   
Measures include active frontages and 
overlooking of public spaces, and clear 
through routes across the site.  The mix 
of residential units has been planned to 
create a diverse community and 
encourage self-policing. Access to the 
private allotments will be controlled with a 
security gate.  The redevelopment of 
derelict land will reduce opportunities for 
crime and anti-social behaviour. 

The local police service should be consulted 
on the design of the development and 
management of the construction site, to 
identify key local security issues and 
concerns.    

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

• Increase the ability 
of people to 
influence decisions? 

• Improve cultural 
diversity? 

• Create or sustain 
vibrant community? 

• Encourage 
engagement in 
community 
activities? 

• Meet specific needs 
of a section of the 

  Consultation has been carried out with 
the local community to identify their 
aspirations for the site.  The site will be 
planned to integrate with the surrounding 
streets, with careful consideration of the 
transition between uses.  A diverse mix 
of household types will be encouraged by 
the mix of units on the site, to create a 
balanced community.  The development 
will use public spaces and landmark 
buildings to create a sense of place and 
identity.  A locally based ownership and 

Specific community needs will need to be 
provided for.  This will include facilities such 
as community centres and local shops, either 
within or close to the site.  Construction 
impacts on the existing community will need 
to be carefully managed. 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

community? management regime is planned, with 
unified ownership of the allotments, and 
public spaces managed by the occupiers 
of surrounding buildings.   

Skills Assist people in gaining 
the skills to fulfil their 
potential and increase 
their contribution to 
society and the 
economy 

• Improve access to 
educational / 
learning or training 
facilities for all 
ages? 

 

   The construction of the development will 
provide opportunities for local people to 
develop skills.  Additionally, the provision 
of an educational facility based around 
the former quarry Site of Nature 
Conservation Value will provide a 
valuable resource for local schools and 
communities in the medium to long term. 

Opportunities for employment and training 
during construction should be targeted at 
local communities with the greatest need.   

The capacity of local primary and secondary 
schools may need to be increased to meet 
the needs of the new population. 

Liveability To create healthy, clean 
and pleasant 
environments for people 
to enjoy living, working 
and for recreation and to 
protect and enhance 
residential amenity 

• Reduce noise 
pollution? 

• Improve the 
cleanliness of the 
environment? 

• Reduce unpleasant 
odours? 

• Improve the 
satisfaction of 
people with their 
neighbourhoods? 

   The development of the partially derelict, 
underused site will contribute positively to 
the liveability of the local area.  A key aim 
of the Development Brief is to provide a 
safe, high quality neighbourhood.  
Amenity issues such as noise and local 
air quality are likely to improve slightly 
despite the increased activity on the site, 
due to planned improvements to the local 
road network.   

There will be significant adverse effects 
in the short term during the construction 
of the development, through noise, dust, 
traffic and other effects. 

Construction effects will need to be carefully 
managed to minimise adverse impacts on the 
local community and occupiers of early 
development phases. 

Biodiversity To protect, maintain and 
enhance the diversity 
and abundance of 

• Protected and 
enhance sites of 
acknowledged 
importance for 

   The development will have adverse 
effects on ecological resources during 
construction, when disturbance and 

The ecological management plan should be 
developed in consultation with local wildlife 
groups and contribute to the achievement of 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

species and their 
habitats to implement a 
net gain and to avoid 
habitat fragmentation. 

wildlife? 

• Avoid harm to and 
enhance 
opportunities for 
protected species 
and other listed in 
the 
Northamptonshire 
Red Data Book. 

• Create habitats of 
value for wildlife in 
particular those 
which meet BAPO 
targets? 

• Avoid fragmentation 
of habitats? 

• Improve the 
connectivity of 
green space and 
green networks? 

• Create new 
greenspace 
networks? 

• Improve appropriate 
access to natural 
areas? 

• Improve the 
management of 
habitats? 

habitat loss will occur.  However the 
Council will require an ecological 
management plan to ensure long term 
improvement.  Retention and 
enhancement of existing habitat features, 
including mature trees and hedgerows 
and the former quarry nature 
conservation area, is a key element of 
the Development Brief.  The proposed 
landscape structure includes a network of 
green spaces designed for habitat value 
and human access, and a wildlife corridor 
linking the existing woodland, allotments, 
former quarry area and rail embankment.  
The lake will be enhanced and will form 
the central feature of the site’s 
sustainable drainage system. 

objectives in the local biodiversity action 
plans and species action plans. Species 
identified in the Northamptonshire Red Data 
Book should be particularly targeted.  During 
construction, careful management will be 
required to protect important features such as 
the former quarry site and Important 
Hedgerow from degradation.   

Landscape Maintain and enhance 
the quality, character 
and local distinctiveness 
of the landscape, 
including its contribution 
to the setting and 

• Ensure landscape 
character is used to 
assess the capacity 
of areas to absorb 
new development 
thereby influencing 
the locations and 
scale of 

   The site is located on the fringe of 
existing suburban development and 
adjacent to the WEAST development 
area.  The surrounding landscape is of 
high quality but is not highly sensitive to 
the proposed low rise residential 

A landscape character assessment should be 
used to inform the urban design of the site.  
Landscape design should be integrated with 
urban design and ecological mitigation 
measures. 

Visual effects during construction should be 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

character of settlements development? 

• Ensure Landscape 
Character 
Assessment 
influences design of 
the built 
environment and 
networks of green 
infrastructure? 

development, which is in keeping with the 
local landscape.  The most sensitive 
landscape area is the Ise Valley, to the 
east of the site. 

There is a general aspiration for a high 
quality of architecture and urban design 
in the new development.  Specific 
measures required include the need to 
respect the distinctive topography of the 
site and preserve views across the Ise 
Valley.  Important landscape features 
such as Tree Preservation Orders and 
mature screening vegetation will be 
retained.  

minimised through the use of screening and 
retention of vegetation. 

Cultural 
Heritage 

Protect and enhance 
sites, features and areas 
of historical, 
archaeological, 
geological and cultural 
value and their settings 

• Protect and 
enhance sites, 
features and areas 
of historical, 
archaeological and 
cultural heritage 
value and their 
setting? 

• Protect and 
enhance sites of 
geological value? 

-   - - The site has been quarried and 
previously developed, and as such the 
potential for encountering archaeological 
remains is low.  The development will not 
directly affect any listed buildings of 
features of heritage significance.  The 
site has some natural heritage value in 
terms of its distinctive topography and 
the Development Brief requires that this 
be maintained in the new development. 

An archaeological watching brief will be 
required during earthworks and excavations. 

Built 
Environment 

Maintain and enhance 
the quality and 
distinctiveness of the 
built environment 

• Maintain and 
enhance the quality 
of built settlements? 

• Protect, maintain, 
enhance and 
expand good quality 
open space within 

   The overarching aim of the SPD is to 
create a new neighbourhood which is an 
exemplar of high quality sustainable 
development on previously developed 
brownfield land.  The aim is to combine 
modern architectural techniques with 

Existing commercial buildings retained within 
the site will need to be carefully integrated 
into the new development, and refurbished 
where necessary to achieve the required 
quality.   

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

and adjacent to 
settlements? 

• Create buildings 
and spaces hat are 
attractive, 
functional, 
adaptable and 
durable that 
compliment, 
enhance and 
support local 
character? 

• Encourage the re-
use and 
refurbishment of the 
existing built 
environment? 

traditional building styles appropriate to 
the local area.  The development is 
based on a clear three-tier street 
structure, with building design 
parameters defined of for each street 
type.  Public spaces, landmark buildings 
and public art will be used to enhance the 
built environment.   

Air Reduce all forms of air 
pollution in the interests 
of local air quality and 
the integrity of the 
atmosphere 

• Reduce traffic 
related pollution? 

• Minimise or reduce 
light pollution? 

• Reduce levels of 
dust or particulates? 

 -  - There are no significant emissions 
associated with the proposed 
development.  The main source of direct 
emissions will be the boiler plant in the 
residential and commercial buildings.  
The additional activity on the site will 
result in an increase in traffic emissions.  
However this is not expected to have a 
significant detrimental effect on local air 
quality, as planned road improvements 
associated with the WEAST development 
will reduce traffic on local minor roads 
and reduce journey times.  The change in 
usage on the site will reduce the 
proportion of HGVs.  The site location is 
favourable in terms of encouraging the 
use of public transport and reducing the 

The layout of the site road network and 
parking areas should be planned to minimise 
the distance travelled by vehicles around the 
site and minimise queuing at key junctions 
and access points.   A Green Travel Plan 
should consider measures such as car clubs 
to discourage car ownership.  During 
construction, air emissions should be 
carefully managed and minimised.  Emission 
generating activities should be located as far 
as possible from sensitive receptors. 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

need to travel.   Maximum parking 
provision is set out in the SPD in line with 
local and national policy.   

Construction of the development may 
affect local air quality, primarily through 
dust, traffic and plant emissions. 

Water Quality Maintain and improve 
the quality of ground 
and river waters 

• Minimise or reduce 
the risk of pollution 
to water? 

• Ensure adequate 
waste water 
infrastructure is 
available? 

   The site will require remediation prior to 
redevelopment.  This will reduce the long 
term risk of pollution of surface and 
groundwaters by contamination leached 
from the site.  The quality of water 
discharged from the site is expected to 
improve as a result of the development.  

During construction there will be a 
potential for contamination of water 
resources by suspended solids, fuels and 
other chemicals. 

Ongoing consultation with Environment 
Agency will be required with regard to water 
quality issues on and around the site.  The 
risk of contamination arising as a result of 
construction will be managed through a Code 
of Construction Practice. 

Water 
Conservation 
and 
Management 

Ensure adequate water 
supply, maximise water 
efficiency and reduce 
the risk of flooding 

• Reduce waste 
water consumption? 

• Improve water 
efficiency? 

• Reduce the risk of 
flooding? 

• Avoid development 
in floodplains? 

• Encourage 
Sustainable Urban 
Drainage (SUDs)? 

   The development will increase the 
impermeable surface area on the site.  
However the SPD requires the 
implementation of a sustainable drainage 
strategy for the whole site, with the use of 
permeable surfaces, swales, and 
attenuation in the central lake.  This will 
mitigate the effects of site run off and 
support the site’s natural water cycles.   

The site’s water demand will increase 
significantly.   Measures included in the 
SPD to mitigate this effect include a 

Site occupiers should be encouraged to 
reduce their water usage through awareness 
initiatives and incentives. 

 

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

requirement for low-flow fittings, and 
investigation of rainwater harvesting and 
grey water recycling systems. 

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

• Maintain the best 
and most versatile 
agricultural land? 

• Reduce the risk of 
land contamination? 

• Remediate 
contaminated land? 

• Minimise the loss of 
green field land? 

• Maximise the use of 
brownfield land? 

• Maximise densities? 

  The site has been identified as an 
underused brownfield site in an urban 
setting, close to existing facilities and 
transport connections.  As such the 
development of the site is consistent with 
the principles of sustainable 
development.  The SPD reduces 
pressure for development of greenfield 
sites and helps to protect rural land. 

Remediation will improve the ground 
conditions on the site, which is 
particularly important in the allotment 
area.  The site has been planned to avoid 
housing on areas of unstable land 
associated with former quarrying. 

The plot ratio should enable the site to meet 
the Council’s requirements for provision of 
residential and employment space, while also 
achieving an appropriate scale and high 
quality of development. 

Minerals Ensure the efficient use 
of minerals and primary 
resources 

• Avoid the 
sterilisation on 
known minerals 
reserves? 

• Promote the 
appropriate use of 
primary and 
secondary 
aggregates? 

 -  - The site is no longer economically viable 
as a source of mineral extraction, and its 
development is not considered to have 
an adverse effect on the availability of 
mineral reserves. 

Mineral resources will be used in the 
construction of the development.   

Reducing the consumption of raw materials 
in construction will need to be addressed in 
the Waste Management Strategy for the 
site.  Measures considered could include 
maximising the use of reused and recycled 
materials, avoiding the over-specification of 
structural components, and using resources 
efficiently to minimise off cuts and waste. 

Energy Use 
and Climate 
Change 

Minimise energy 
consumption, increase 
energy efficiency and 

• Reduce emissions 
of greenhouse 
gases? 

• Increase tree 

   The site’s energy consumption will 
increase as a result of the intensification 
of activity.  However the Development 

A site-wide energy strategy is needed to set 
out the approach to energy reduction.  A 
hierarchical approach should be taken 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

maintain the stock of 
non renewable energy 
sources 

cover? 

• Ensure adaptability 
of environments 
and buildings to 
natural hazards? 

• Minimise or reduce 
energy use? 

• Promote energy 
efficient buildings? 

Brief specifies that a BREEAM rating 
“very good” to “excellent” should be 
achieved across the site.  The Planning 
and Design principles specify that 
passive solar design should be applied to 
all buildings, in terms of building 
orientation, glazing and insulation 
standards, and the use of combined heat 
and power systems to improve energy 
efficiency should be considered. 

The development will generate additional 
traffic movements, which will contribute 
to fuel consumption.  However, the close 
proximity of the site to public transport 
nodes and measures to encourage 
walking and cycling will mitigate this 
effect. 

The site is on high ground not within a 
floodplain, and the risk of flooding is 
considered to be low.  

The Council’s SPG “Building Better 
Places: How to Contribute to Sustainable 
Development” will be adhered to. 

 

whereby the first step is to reduce the base 
energy demand through effective building 
envelopes.  Technologies considered to 
reduce energy consumption could include 
heat exchange units, CHP and gas driven 
fuel-cell CHP.  The strategy could be 
integrated with the wider energy strategy for 
the WEAST area.  Combined heat and power 
may not be feasible for the largely residential 
development, but could be achieved over the 
wider WEAST area, depending on the 
proposed mix of uses.  The boiler plant and 
pipework should be compatible with a CHP 
system to enable such an approach to be 
adopted.   

Occupier monitoring should be utilised as a 
means of encouraging the sustainable use of 
energy, by including independent metering of 
all residential and commercial units.   

A green transport plan for the site should 
encourage alternative transport modes over 
private car use. 

Renewable 
Energy 

Increase the 
opportunities for energy 
generation from 
renewable sources  

• Encourage the 
development of 
renewable energy 
generation 
schemes? 

• Encourage 

   The SPD aims to provide an exemplary 
sustainable development and as such the 
use of innovative energy solutions is 
encouraged.  For example, the 
consideration of measures such as 

The site energy strategy should set targets 
for the proportion of energy to be obtained 
from renewable sources.  The opportunities 
for on-site renewables such as photovoltaics, 
wind and ground source heat pumps should 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

community heating 
schemes or 
combined heat and 
power? 

• Encourage small 
scale schemes in 
development? 

photovoltaic cells by the developers is 
required.  The proportion of sustainable 
energy use on the site is likely to improve 
in the medium to long term as a result of 
the development.   

be investigated. 

Waste Reduce the 
consumption of finite 
materials and increase 
reuse and recycling 

• Promote resource 
efficient buildings? 

• Encourage the use 
of recycled 
materials? 

• Reduce the 
production of 
waste? 

• Provide recycling 
facilities? 

   The amount of municipal waste 
generated by the site will increase 
significantly with the intensification of 
use.  This is addressed in the SPD 
through the requirement for space to 
segregate domestic waste streams, local 
bring sites and a possible central 
composting scheme.   

Construction and demolition waste will be 
reduced by the proposal to refurbish 
some existing buildings and to maintain 
the existing topography, reducing cut and 
fill. 

A Waste Management Strategy should be 
developed to minimise construction waste.  
This should include a hierarchical approach 
to reduce, reuse, recycle and recover energy 
from waste in order of preference, with 
disposal as a last resort.   

Waste should be minimised through design, 
for example by avoiding over-specification of 
materials, specifying prefabricated units and 
standard unit sizes to reduce off-cuts, and 
selecting materials that can be easily 
recycled.  The earthworks strategy should 
minimise the need to remove re-useable spoil 
from the site. 

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

• Provide new jobs? 

• Encourage efficient 
patterns of 
movement? 

• Increase the 
proportion of 
knowledge based 
and high tech 
businesses? 

• Encourage and 
support the rural 

   The SPG will increase employment 
opportunities within a region of economic 
prosperity.  Some businesses will be 
displaced from within the site, but those 
who wish to remain will be enabled to do 
so.  The new employment area in the 
northeast corner of the site will focus on 
hi-tech, knowledge based sectors.  There 
is also an option for future industrial 
development on the adjacent rail sidings.  

Employment opportunities during 
construction should be targeted to relieve 
unemployment and provide training 
opportunities. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

economy? 

• Increase the 
diversity and quality 
of employment 
opportunities in the 
rural area? 

• Provide quality 
accessible childcare 
opportunities? 

Employment space will be designed to be 
flexible to accommodate different 
business types and respond to local 
needs.  The provision of “live-work” units 
on the site responds to national trends in 
employment patterns. 

There will also be opportunities for 
employment on the site during the 
construction period.  

Wealth 
Creation  

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

• Encourage 
enterprise and 
innovation? 

• Exploit opportunities 
for new 
technologies? 

• Encourage 
innovation in 
sustainable design 
and construction? 

• Enhance and 
promote the image 
of the area as a 
business and a 
sustainable tourist 
location? 

   The SPD will enhance the image of the 
local area, which will encourage inward 
investment.  The new population will 
increase demand providing a boost to 
local businesses, and the new 
employment area will increase 
opportunities for business linkages.  As 
well as new customers, local businesses 
will benefit from a larger local workforce. 

The construction workforce will cause the 
local population to temporarily swell, 
boosting the local economy. 

N/A 

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

• Retain and develop 
a wide range of 
uses, attractions 
and amenities? 

• Ensure good 
accessibility to and 
within the centre? 

• Attract continuing 
investment in 

-   - - The proposed development will not 
detract from the vitality and viability of 
Wellingborough own Centre. 

N/A 
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Commentary Mitigation recommendations 

development or 
refurbishment? 

• Encourage the 
evening economy? 

• Encourage 
increased housing? 

Infrastructure Ensure that the capacity 
of the existing 
infrastructure is 
sufficient to serve new 
development or that new 
infrastructure can be 
viably provided. 

• Ensure there is 
sufficient capacity in 
existing 
infrastructure to 
serve new 
development? 

• Ensure new 
infrastructure 
required to serve 
the development 
can and will be 
provided? 

-   - - Significant investment in water and 
sewerage infrastructure will be required 
to facilitate the development.  It is 
assumed that all infrastructure 
requirements will be met. 

Proposals for additional infrastructure will 
need to be developed in consultation with 
Anglian Water and other statutory authorities.   
Other infrastructure requirements such as 
telecommunications and IT services will need 
to be provided. 

Key 

 minor positive or indirect positive impact   major positive effect  

 minor negative or indirect negative effect   major negative effect 

- neutral impact or no relationship 

* Short-term = construction phase (or 2 years), Medium-term = operational phase within 10 years (or 2-10 years), Long-term = operational phase over 10 years (or over 
10 years) 

 



 
 

A2 Resume of planning policies at National, Regional 
and County Level 

A2.1 National guidance 

 
At the national level, planning policy is set out in Planning Policy Guidance Notes (PPG’s) 
and Planning Policy Statements (PPSs), most particularly: 

• PPS1 advocates sustainable development that is concentrated where there is good public 
transport accessibility, is mixed-use and has good urban design. 

• PPG3 on Housing advises that the most sustainable way to meet housing need is to 
accommodate housing on previously developed land in urban areas. It also stresses the 
need for high densities and reduced parking standards to make the most efficient use of 
land and prevent sprawl.   

• PPS9 advocates the need to conserve, enhance and restore the diversity of wildlife, by 
enhancing the biodiversity of greenspaces and ensuring that developments take account 
of the role and value of biodiversity in supporting economic diversification and contributing 
to high quality environment. 

• PPS12 advocates that Development Briefs are adopted as “supplementary planning 
documents”. 

• PPG13 on Transport promotes more sustainable travel patterns by encouraging public 
transport and sets out how transport infrastructure should be fully integrated with urban 
form and land use arrangements. 

• PPG17 on Open Space, Sport and Recreation sets out how local networks of high quality 
and well-managed/maintained open spaces, sports and recreational facilities can help 
support an urban renaissance.  

• PPG25 Development and Flood Risk sets out how in planning development measures 
should be taken to reduce the risk of flooding and associated damage. 

 
A range of additional guidance backs this up with more detailed advice, notably: 

• “By Design: Urban design in the planning system” (DETR and CABE, 2000), a companion 
guide to PPG1. 

• “By Design: Better places to live” (DETR and CABE, 2001), a companion guide to PPG3 
which advises on best practice in housing design. 

• “Places, Streets and Movement” (DETR, 1998), a companion guide to Design Bulletin 32 
which details how highway design should be integrated into designs for residential and 
mixed use areas.  

 
Two other documents are extremely relevant: 

• “Urban Design Compendium” (English Partnerships and the Housing Corporation, 2000), 
which provides detailed best practice advice on urban design. 

• “Urban Design Guidance” (Urban Design Group, 2002), which details how Development 
Briefs should be prepared. 

A2.2 Regional guidance 

 
• Regional Spatial Strategy for the East Midlands (RRS 8), March 2005 establishes the 

need for the East Midlands to accommodate significant levels of future growth.  

• The “Sustainable Communities Plan” issued by the ODPM in February 2003 looks to 
provide for major development in four new growth areas in the ‘Greater South-East.’ One 
of these is Milton Keynes-South Midlands - within which Corby / Kettering / 
Wellingborough is identified as a key growth node. The intention of the Sustainable 
Communities Plan is to bring together the best of design and planning to ensure that the 
built environment in new and expanded communities is of a high standard and the 

 



 
 

surrounding countryside is protected and enhanced. Wellingborough East is referred to as 
a good practice case study of partnership working in action. 

 
 
County Council Policies and Guidance 

• The 2001 Northamptonshire County Structure Plan (Policy SDA1) identifies land east of 
Wellingborough as a Strategic Development Area (SDA). It emphasises the importance of 
high quality design and sustainable development and the need to plan layout and form to 
reduce the dependency on the private car. 

 
Transport 
The main transportation policy document for the area is the Northamptonshire Local 
Transportation Plan (LTP), of which the Council Council has to produced every 5 years.  The first 
LTP was published in 2000 covering the period 2001/02 – 2005/06.  In 2005 a provisional second 
LTP was published covering the period 2006/07 – 2010/11.  A full LTP will be submitted to central 
government by March 2006. 
 
The plans reaffirm the County’s commitment to promoting sustainable travel patterns. The other 
key County transport documents are: 
 

• ‘Northamptonshire Bus Strategy’ (2003);  

• ‘Supplementary Planning Guidance: Parking’; and 

• ‘Design Guide for Residential Roads’ (2000). 

 
Landscape 
The County Council has also prepared the following relevant documents, which should be used in 
the preparation of landscape / open strategies for WEAST developments: 
 

• ‘Landscape Character Assessment’;  

• ‘Biodiversity Action Plan’; and 

• ‘Draft Playing Fields Strategy’ (2002). 

 
Crime prevention 
The SPG document ‘Planning Out Crime in Northamptonshire’ (February 2004) is also an 
important reference point. 
 
Guidance issued by other relevant bodies 
 
Northamptonshire Partnership 
‘Northamptonshire Partnership Sub Regional Economic Strategy’ (Northamptonshire Partnership, 
May 2000) identifies the following themes and objectives which should be used to shape 
proposals: 
 

• Theme 1 - Learning and skills. Objective: Develop workforce skills and enhance the 
employment potential of the people of Northamptonshire to meet employer and individual 
needs 

• Theme 2 – Enterprise and innovation. Objective: Stimulate the creation, development and 
growth of competitive business to further strengthen Northamptonshire’s economy 

• Theme 3 – ICT Revolution. Objective: Use the global Information and Communications 
Technology Revolution to create the capability for everyone in the County – individuals 
and businesses – to use information and knowledge to maximum benefit 

• Theme 4 – Climate and investment. Objective: To promote Northamptonshire as a prime 
business investment location to secure additional employment opportunities 

 



 
 

• Theme 5 – Sustainable communities. Objective: Maximise the participation of 
communities and disadvantaged groups in the local economy to provide for a more 
equitable society  

 
Association of Chief Police Officers 

• Good practice ‘Secured by Design Guidelines’ have been prepared by the Association of 
Chief Police Officers and are available at www.securedbydesign.com.  

 
Strategic Rail Authority and Network Rail  
Two documents are particularly relevant for development adjacent to the operational railway: 
 

• “Rail Partnerships: A best practice guide to development and delivery”, published by the 
Strategic Rail Authority, Network Rail and ATCO, which focuses on how to achieve good 
working practices; and 

• Secure Stations Scheme: Guidelines for Operators” published in 1998 by the DETR, 
British Transport Police and The Crime Concern Trust, which establishes design principles 
relating to: 

o site perimeters, entrances and exits 

o formal surveillance 

o informal surveillance 

o landscaping 

o lighting 

o visibility 

o passenger information 

 

http://www.securedbydesign.com/
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