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WEAST Public Meeting 
Thursday 14th October 

The Castle, Wellingborough 
 

1.   WBC Introduction 
 
1.1 Councillor Waters, Chair of the Regulatory Committee explained how the meeting would 

be conducted. 
1,2  Rebecca Yee explained that this meeting was to ensure that people’s views are heard.  

This meeting is for planning queries concerning the outline planning application and 
relevant issues only as opposed to private issues such as valuation. 

1.3 The proposed WEAST scheme comprised 360 hectares of land, 3200 dwellings, 
employment, industry, Country Park, Community, education and health and leisure 
facilities. 

1.4    The outline planning application includes the “means of access” for consideration. Issues 
such as design, external appearance and landscaping are for the detailed applications 
that will follow at a later stage. 

1.5  The meeting includes a presentation from Bovis and others, the applicants of the scheme 
and then there would be a session for questions.  

 
2.   Bovis Presentation – Mark Rose, Lovejoys – Masterplan 
 
2.1 Mark Rose explained that Lovejoys had been appointed in January 2000 by the 

landowners and then were reappointed by Bovis when they were selected by the 
landowners as preferred developers.   

2.2 The Outline Planning Application contains a Statement of Community involvement which 
identifies the work undertaken prior to submitting this application.  There has been 
consultation undertaken by WBC and Bovis all of which has been fed into the designs 
submitted. 

2.3 The Environmental Impact Assessment (EIA) looks at any significant environmental 
impacts the development may have.  Initial baseline topics identifying opportunities and 
constraints have been undertaken.  The development has then been designed around 
EIA tests and mitigations? have been proposed and built into the Masterplan over the 
past 4 years.  

2.4 The Planning Application Masterplan proposes how the area will be developed.  High 
quality mixed use, with a mix of house types including affordable housing.  The 
integration with the town over the River Ise and the Railway are very important. 

2.5 Another important issue is to prevent coalescence, therefore this has been carefully 
looked at in EIA and visual assessment with significant buffers being proposed. 

2.6 Accessibility is important with safe, easy access, which is convenient to use to reduce the 
need to travel by car, including a comprehensive public transport. 

2.7 The proposed scheme uses the land efficiently by raising the density and incorporates 
landscape into the site as well as Sustainable Urban Drainage (SUDs). 

2.8 This is a mixed use development with 3200 dwellings, with density rising in dense areas 
and routes with less density in the valley area.  The overall average density is 36 
dwellings per hectare. 

2.9 The masterplan provides for employment areas incorporating high quality commercial 
premises, with the southern area near Laurence Leyland Industrial Estate being high 
quality office and light industry.  The Northern employment area is proposed for office, 
light industrial and general industrial uses.  The industrial area south of Finedon Road is 
proposed for warehouse distribution and rail related uses. 
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2.10 The main Community provision will be provided in the Neighbourhood Centre on the 
ridge which is the connection of principal routes to site.  This will have a vibrant safe 
focus with a Community Centre, Primary School, shops, residential and commercial 
facilities.  There are two other centres with some community facilities which are the Ise 
Centre and a recreation focus and same community at the Nene Centre.  These Centres 
are designed to be in easy walking distance 400m (5/10 min walk). 

2.11 A Potential site for a Secondary School has been identified if it is needed as the 
development progresses.  Currently the local education authority does not require one. 

2.12 Open space is located near the centres and residential area, with youth and adult 
recreation in various locations.  There are also areas allocated for allotments and a Town  
and Country Park by the River Ise with both informal and formal spaces. 

2.13 Structural landscape, this development is building on the existing town structure by 
introducing green fingers.  The ridge will have some structure planting on it as part of the 
16-17 hectares of structure planting to mitigate the impact of the development. 

2.14 To ensure integration existing accesses will be enhanced and utilised.  New Roads 
include Midland Road extension (Route 4) which links the town to WEAST, the Southern 
Route (Route 2) connection to the A45 near Tesco’s, the Northern Route (Route 6) 
through Finedon Road Industrial Estate to A14.  Eastern Route joining Ditchford Lane 
and the A45 (Route 7), and the Eastern Relief Road (Routes between 6 & 7) which will 
reduce the need for traffic to go through the town and the WEAST development. 

2.15 The internal road structure will be streets, lanes and mews.  Local traffic will be dispersed 
through the development, with traffic in more sensitive areas being discouraged.  The 
detailed designs will look at junction arrangements and design in traffic calming 
measures. 

2.16 Currently the Station is underused, taking a road past the Station will improve public 
transport, the station building will be protected and mirrored on the east with the Station 
area becoming a multi-modal interchange. Bus stops will be provided 400m walk from 
houses (a 5-10 min walk). 

2.17 WEAST will be a walkable environment, with cycleways East/West.  Mill Road have 
pedestrian and cycle access to continue/enhance public footpath connectivity. 

2.18 Phasing of the development provides some difficulties, an outline strategy has been 
developed to ensure the development grows organically.  Phase 1 proposes residential 
and employment for Irthlingborough Road with the Midland Road extension and Southern 
access.  Phase 2 proposes residential, employment, the Station Interchange, 
Neighbourhood Centre and Ise Valley Centre as people are needed to support the 
facilities. Phase 3 proposes residential and employment on the outer edges of the 
development. 

2.19 There will be character areas with distinct neighbourhoods which have different scales, 
massing and materials. 

2.20 Illustrative development plan shows Station Island south as more contemporary and the 
Ise Valley area as more traditional with lower density.  With the Neighbourhood  Centre 
being the heart of the development 

 
3. Bovis Presentation - Steve Oliver, Steer Davies Gleave – Transport 

 
3.1 A  Bus Strategy, Walking Strategy, Cycle Strategy and Travel Plan have been submitted 

with the application and a Travel Plan co-ordinator will be employed to ensure public 
transport is promoted. 

3.2 Traffic Assessments for the development have also been submitted with the application, 
these indicate that there will be substantial increase. The assessment indicated approx 
5000 traffic movements in the morning peak and 4400 traffic movements in the evening 
peak, these are additional trips in the overall development not in one place. 
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3.3 The increases are 15% on the Northern Route (Route 6), 10% on the Southern Access 
(Route 2), 10% to the East, 10-20% at Wilby Way and 40% increase between WEAST 
and Midland Road. 

3.4 Each junction has been assessed with and without development.  The Town Centre has 
been assessed to 2016, with the A45 junctions being assessed to 2026 as required by 
the Highways Agency. 

3.5 The A45 Turnells Mill Lane roundabouts near Tesco’s is proposed as a larger roundabout.  
This is an optimum design to take traffic off onto different dedicated lanes, cycle ways will 
also be provided. 

3.6 Midland Road/Senwick Road/Elsden Road – Midland Road will have signals on.  
Currently most movements are North/South, the WEAST development will change this so 
that priority is given to Midland Road. Senwick Rd will be widened and there will be no 
right turn from Midland road, other routes will need to found through the town.  

 
4. Bovis Presentation - John Hawkins, MLM  – Flooding and Drainage 
 
4.1 WBC Local Plan policy states that serious consideration on flooding is needed and where 

possible less flood risk delivered as a result of new developments , this is enforced by 
WBC and the Environment Agency.  Halcrow consultants previously undertook a model 
and this work has been built on.  The WEAST development proposed improves the river 
Ise reducing flooding. 

4.2 Some of the Midland Road extension is in the floodplain. 
4.3 The River Ise bank to east of river will be raised at Neilson’s Siding.  The Town and  

Country Park will be improved by introducing a 2 stage channel this promotes good flow 
and bio-diversity, the river will widen out when flow improves and meanders will be 
increased. 

4.4 Sustainable Urban Drainage (SUD’s) is being proposed, this entails the use of water 
butts, filter drains, soakaways, swales etc.  Water permeates into the ground to improve 
drainage and soaks away over time percolating to the river much more slowly than with 
normal drains. 

 
5. Questions 
5.1   Tony Jackson, 4 Senwick Road 

Q – Concerned about the widening of Senwick Road, where will he park, and how 
difficult it will be to cross the road?  Also questioned how wide the road will be?  What 
new parking there will be at the station?  He is concerned that this is degrading the 
quality of life for people around this junction. 
A – Bovis explained that there will be 2 lanes one each for left and right movements, 
with a little bit of widening due to the signals on all approaches.  If people want to go 
from and to Senwick Road from Elsden Road this movement will be allowed.  This 
application is currently at the consultation stage, Bovis has a meeting with the Highways 
Agency, NCC and WBC next week to review proposals as part of an ongoing process.  
Some of the details are not yet known, for example, can’t say the length of any no 
parking restriction, however it is felt that traffic signal will help to control the junction. 
 

5.2 David Hall – Dryden Road 
Q – You are increasing the level of traffic and degrading the quality of life for people 
around that junction which is currently a nightmare.   
A – Bovis explained that traffic will increase, conditions are currently not good, these 
proposals will control the traffic better and more safely however there will be an 
increase in pollution and noise. 
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5.3 Mr Smith – Midland Road 
Q - Why don’t you move the road down to the embankment rather than Midland Road?  
Is there an alternative proposal? What consultation has there been? Also asked if there 
would be any more meetings? 
A – WBC explained that the Council has already consulted on the location of the roads 
through the Development Framework and Development Briefs.  For the Outline 
Application the Council has undertaken appropriate steps to consult statutory and non-
statutory bodies. The relevant adjoining neighbours were notified and invited to make 
comments. The submitted plans were displayed both at the Council offices and the local 
library for public viewing. The current plans are not the final plans, they are consultation 
plans and people will be re-consulted on any amended plans which include significant 
changes compared with the originally submitted plans.  Bovis explained that they had 
considered a number of different options before submitting these plans. 

 
5.4 Mrs Evans – Senwick Drive 

Q – Are objections going to make any difference?  How will homes be accessed? Are 
there any alternatives?  Will the public’s concerns be taken on board? 
A – WBC confirmed that concerns should be put forward in writing to WBC who will 
consider these as part of the planning consultation and will re-consult on any amended 
plans which consist of significant changes.  Notes are being made tonight and 
comments will be taken on board. 
 

5.5 David Warren 
Q – Questioned the publishing and transparency of information, don’t have confidence 
on how WBC talk to Bovis.  Will tonight’s presentation and notes be put on the website?  
Will minutes of meetings with Bovis be published? 
A – Minutes and reports of Council meetings are public information.  Private meetings 
are likely to take place, but the outcomes of these meetings are likely to result in 
proposals which will go in public reports.  A development of this size will have a large 
number of meetings and not all of these are minuted.  The WBC website has got 
information on the WEAST outline planning application and relevant plans and we will 
put notes of this meeting and try to put slides on website.   

 
5.6 Caroline Baker – Castle Street  

Q – Questioned the London Road roundabout and if you could turn right into Tesco’s 
and right from the Embankment.    Also no consideration had been made for existing 
residents; there is nothing good about this for resident’s only extra traffic, pollution and 
degrading quality of life. Questioned if traffic will be re-directed to prevent use of 
Midland Road, Senwick Road, Elsden Road, Castle Street etc? 
A -  Bovis explained that all moves are allowed at London Road roundabout.  The 
Midland Road extension will be first, with the first 300 homes being accessed from 
Midland Road, Irthlingborough Road and Sidegate Lane.  Traffic will be signed away 
from the town, Bovis are looking at doing a survey to investigate where the traffic on 
Eastfield Road/Senwick Road/Elsden Road goes.  The Eastern Relief Road should 
relieve this, with additional signage to this relief road and upgrading of Ditchford Road 

 
5.7 John Percival – Midland Road  

Q – The area has deteriorated over the last 30 years.  There has been increased use of 
the station and therefore parking in the surrounding streets.  Road sweeping/drain 
cleaning cannot be undertaken as they cannot get near to the street edge due to 
parking which creates flooding from rain.  He also explained that at the Elsden Road 
junction with Midland Rd there were vibrations due to traffic.  He also commented on 
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traffic finding alternative routes which would be Castle Street, which was already 
saturated and also questioned if there would be speed restrictions on these roads.   

 
5.8 Mrs Loveridge – Chase Road 

Q – How will people be stopped coming through Chase Road and Colwell.  What is the 
next stage, will speed restrictions be changed?   
A – Brian Wooding from NCC explained that there would be a review of parking 
restrictions, speed limits and weight restrictions 

 
5.9 Suzanne Walmsley -  Nest Lane 

Q - What is Wellingborough going to get (retail/town centre facilities), people won’t mix?   
A – WBC said that the enhancement and links to Wellingborough are important and 
there would be no significant facilities on WEAST but approximately 3000 houses 
should increase the spending in the town to enhance town centre facilities.  

 
5.10 Councillor Bob Nightingale – ENDC 

Q - Concerned about construction traffic increasing and going through Irthlingborough 
as signing is poor. Also questioned if the sewerage treatment plant could take the 
increased sewage.  Also questioned what Travel Plans were in place to phase out car 
movements especially public transport to the station?   
A – Bovis explained that there had been extensive discussions with Anglian Water and 
there were no perceived problems at this stage.  A Travel Plan has been submitted and 
the proposed bus services proposed are important to introduce early regular bus 
services. 

 
5.11 John Barraclough – Riverside, Mill Road 

Q – Commented that the date for comments had actually passed as the initial letter 
states 21 days. 
A – WBC refers to the 21 days is a statutory limit, any comments will be taken into to 
consideration prior to application’s determination.  The 16 weeks need for the EIA runs 
until 16th December so the report could possibly go to Full Council in January 2005. 
 

5.12 Pauline Cuthbertson – St Marys Paddock, Knox Rd 
Q – Midland Road/Elsden Road/Senwick Road are extremely busy due to traffic from 
A509 using this route. How will this be accommodated? 
A – The Eastern Relief Road should relieve some of this and accommodate traffic in 2nd 
phase.  A study will be undertaken by Bovis to look at where the traffic is coming from 
on these roads. 
Q – The route of the Eastern Relief Road has changed why? 
A – WBC explained that the Highways Agency did not want another junction on A45 
and requested that enhancing the capacity of existing junctions be considered first.  The 
previous scheme for the Eastern Bypass was public funded, it is now funded by 
developer contributions.  It would be unfair for all the infrastructure to be put in upfront.  
The Midland Road extension can go in early due to a £10.6million grant from the 
Government.  

 
5.13 Lucy Jones – Midland Road 

Q – Offered that anyone could sit in her living room to hear the noise and feel the 
vibrations.  Also asked if there would be hospital in WEAST as Kettering is 
overcrowded?  
A – WBC explained that a hospital was not needed for WEAST, however with additional 
growth this may be required and WBC would want it planned in at appropriate stage.  
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David Campbell of Heartland PCT also explained that they are looking at redeveloping 
the Isebrook Hospital for minor injuries. 

 
5.14 Gentleman from Chase Road  

Q – WEAST will be excellent for newcomers from London due to the Station as a main 
selling point, but will Wellingborough people be able to afford properties? 
A – WBC explained that there will need to be 27% Affordable Housing in the scheme, 
we want to provide a mixed development accessible for existing residents within 
Wellingborough. 

 
5.15 Q – What about the 40ft lorries from Saxbys’ that go down Senwick Road. Also with the 

new traffic scheme on London Rd/Embankment, what will happen to flood water?  
A – Bovis said they would look at the Saxby’s lorries and that the work would be 
beneficial to the area reducing flooding.  WBC explained that the Environment Agency 
are being consulted regarding the flooding issue – it is their responsibility to ensure that 
the flood risk mitigations are adequate. 
 

5.16 Q – The Eastern Relief Road has been talked about for 18 years, if a less than 
adequate route will be provided this will course problems. 

 
5.17 Mrs Beaver – Saxby Crescent 
 

Q - What about the access to site via Midland Road and from the A45 near Chester 
House.   
A – Bovis explained that construction traffic would access the site via Irthlingborough 
Rd, with traffic lights and diversion of construction traffic from the town centre and 
signed from Sidegate/Ditchford Rd to prevent traffic going through Irtlingborough. 

 
5.18 Judith Thompson – Civic Society 

Q – Doesn’t think the scheme has been thought through, more could have been done 
with the Midland Rd route.  The original Eastern Relief Road would have relieved the 
traffic however this won’t.  She is concerned about Ditchford Bridge being ruined, is 
worried about the trees on the walks on London Road and destroyed by the new 
London Rd roundabout.  A45 currently bad and will get worse. She asked why they had 
been told this was part of the MKSM growth?   
A – The 3000 houses of WEAST are now part of the MKSM total.  The Highways 
Agency has requested that the existing junctions on the A45 are to be used if possible. 

 
5.19 Mr Hall – Talbot Road 

Q – The Midland Road extension crosses the railway between Mill Rd and the station, 
could an existing route not be used? 
A – Bovis explained they were not sure where Mr Hall is referring to, The Midland Road 
would also service Station Island North and South as Mill Road and Mill Road bridge 
are not suitable for traffic. 

 
5.20 Q - Thank you to those who gave presentations.  Can you confirm that these plans are 

not too far advanced for review or amendment?   
A – Bovis explained that they would review the Midland Road, Senwick Road, Elsden 
Road junction and it was not fixed in its current form. Midland Road junction may be 
reworked but the extension to Midland Road and its alignment will still go ahead as 
there is no other practical alternative to link the development back to the town. 

 
5.21 Mr Smith, Midland Road 
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Q What will Higgins be developed as? 
A – Bovis explained that Higgins will be a temporary car park and then residential 
development.     

 
5.22 Mr Smith, Midland Road 

Q – Are there any plans to recycle rain water? 
A – Such things are currently being looked at in particular the provision of rain water 
butts. 

 


