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Figure 3.8 Existing land use
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3.11 Property market considerations

3.11.1

Although no specific property market study has been

undertaken focused on Wellingborough East’s
Neighbourhood Centre, 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 or low-cost market housing (see
Housing Need Survey, 2001);

• office-related employment forecasts predict a

significant rise in the number of people employed in
these sectors by 2016. Banking, finance and
insurance, for instance, is set to grow by 4.6% over

the period and public administration, education and
health by some 2.9% in relation to an overall
employment growth of 2.3%1.

• Forecasts of high tech employment land requirements

in Wellingborough predict demand for high tech
floorspace to rise by an annual average of 5.0% from
2000 to 20162. It is important that WEAST provides

sufficient floorspace for these types of uses, as they
will underpin the future strength of the Wellingborough
economy.

• It is considered likely that demand for a range of other

commercial facilities appropriate to the neighbourhood
centre (medium-sized foodstore, other small-scale
shops, a pub, restaurant etc.) will be experienced as

Wellingborough East builds out.

3.12 Infrastructure and services

3.12.1

Existing utility provision is illustrated in Figure 3.9. This

highlights that the principal constraints relate to the
existing pumping station operated by Anglian Water,
which is set to remain. These constraints comprise:

• The imposition of a cordon sanitaire by Anglian Water,

which extends 100m for residential development and
50m for commercial / employment development from
the boundary of the pumping station. This cordon

relates both to existing noise and air quality (odour). It
is expected that mitigating measures are introduced to
reduce both noise and odour impacts (see Chapter 4)

and the Borough Council will seek to reduce the
cordon as much as possible once these measures
have been introduced to enable the land to be put to

productive use; and

• The large sewers extending to/from the pumping
station in easterly and northerly directions, for which
Anglian Water require a 20m - wide easement to be

maintained in the public realm for access.

3.12.2

The only other potentially significant constraint on
development is the existence of water mains routed along

Irthlingborough Road into the Irthlingborough Grange
complex of buildings and a separate mains running into
South Hill Farm. The low voltage electricity cabling is not

highlighted as this will be routed within the service
trenches of new roads and is not considered a constraint
on development.    

3.12.3

Development must be in accordance with an agreed
drainage strategy for Wellingborough East and sewers
must be kept in the public highway or public open space.

The site will drain westwards into the Ise and south-
eastwards into the Nene. 'Sustainable Urban Drainage
System' (SUDS) techniques will need to be introduce to

ensure sensitive discharge of surface-water run-off into
the valley flood plains (see Chapter 4). 

3.12.4

Anglian Water advise 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. This will be undertaken as part of

the Outline Planning Application review process. 

1 + 2  Wellingborough East Major Brownfield Sites Redevelopment
Feasibility Study - Atkins/Lambert Smith Hampton, July 2003.
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Figure 3.9 Existing utility provision
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3.13 SWOT Summary

3.13.1

Strengths, Weaknesses, Opportunities and Threats are

summarised below:

Strengths

• A ‘natural’ focal point – at the ‘crossroads’ of Irthlingborough Road 
and the new east-west link from Midland Road

• Wide open views out across the Ise and Nene Valleys and to the 

existing town
• The majority of agricultural land is of a relatively low-grade quality 

and has relatively little ecological value

• The existence of the ancient trackway extending from Mill Road 
provides an interesting historic feature to be retained

• The close proximity of the railway station  

Weaknesses

• The sewage pumping station, which occupies a visually prominent 
location and constrains development within a 100m radius

• Some potentially unstable ground conditions relating to the former 

ironstone workings and small pockets of land considered to have a 
potential high contamination risk

• The noise impact of the existing kennels

Opportunities

• Potential to make the most of the site’s visual prominence, with 
landmark buildings incorporated to establish a clear sense of centre 

• Land availability to plan the area in a comprehensive way 

• Potential to create a high quality development that serves as an 
exemplar sustainable urban extension (mixed use, high density, mixed 
tenure, sustainable transport and drainage patterns etc.) 

• Potential to establish a sustainable movement pattern that prioritises 
walking, cycling, bus and rail use

• Property demand to stimulate development

• Commitment and investment from public sector

Threats

• Low quality development fails to capitalise on site’s potential.
• Investor conservatism constrains mixed use potential 

• Potential existence of archaeological remains constrains development 
(as yet undetermined)
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Figure 4.1 Illustrative Masterplan This map is based on Ordnance Survey material


