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1. INTRODUCTION 

1.1 On 3 April 2012 the Borough Council of Wellingborough ("the Council") resolved to make a 
compulsory purchase order in relation to land located to the east of Wellingborough Railway 
Station and to the south of Mill Road, Wellingborough, to facilitate development of important 
infrastructure on part of the Stanton Cross Strategic Urban Extension site.    A compulsory 
purchase order called the Borough Council of Wellingborough (Stanton Cross Infrastructure) 
Compulsory Purchase Order 2012 ("the Order") was made by the Council on 16 April 2012.  
The land and interests over land proposed to be compulsorily acquired pursuant to the 
Order ("the Order Land") are described in the Schedule to the Order. However, in 
summary, the Order Land is situated to the east of the Wellingborough Railway Station and 
the railway line and to the south of Mill Road.  A more detailed description of the Order Land 
appears at section 2 below. 

1.2 The Order has been made pursuant to section 226(1) (a) of the Town and Country Planning 
Act 1990 (the "1990 Act") and the Acquisition of Land Act 1981 for the acquisition of all 
interests in the land within the area shown coloured pink on the Order Map.  The Order has 
been made to enable essential infrastructure to be provided in connection with the proposals 
for the Stanton Cross development scheme (in accordance with the Outline Planning 
Permission WP/2004/0600/O  dated 28 January 2008, the  adopted North Northamptonshire 
Core Spatial Strategy, the Borough of Wellingborough Local Plan, the Wellingborough East 
Development Framework (adopted as a Supplementary Planning Document in 2003) and 
The Station Island Development Brief (adopted as a Supplementary Planning Document in 
2004)), involving the provision of part of a new link road and other highway infrastructure to 
provide access to a new Railway Station building, enhanced car parking, public transport 
interchange and associated public access and public realm, together with access to the 
Stanton Cross Urban Extension and  a mixed use scheme including employment, 
residential, leisure, live/work, office and retail units and associated facilities other new 
highways and associated infrastructure, drainage, river diversion and associated works ("the 
Infrastructure Scheme"), to be secured.  A location plan identifying the order land 
accompanies this Statement of Reasons. 

1.3 The Council is seeking to assemble in its ownership the land and interests included in the 
Order to facilitate and enable the development of the Order Land for development, 
redevelopment or improvement purposes and facilitate the Infrastructure Scheme. There is 
policy support at national, regional, and local level, referring specifically to proposals for the 
development of the area. The Infrastructure Scheme is an integral and important part of the 
Council's proposals for Stanton Cross. Further details of the Infrastructure Scheme are 
given at section 6 and supporting planning policy is discussed further at section 7. 

1.4 The Council supports the Infrastructure Scheme and wishes it to be brought forward in 
accordance with the planning policies for the area, including the adopted North 
Northamptonshire Core Spatial Strategy, the Borough of Wellingborough Local Plan the 
Wellingborough East Development Framework (adopted as a Supplementary Planning 
Document in 2003) and The Station Island Development Brief (adopted as a Supplementary 
Planning Document in 2004). The Infrastructure Scheme relates to part of the site subject of 
the planning permission (outline permission WP/2004/0600/O) granted to Bovis Homes 
Limited ("Bovis"), the developer. 

1.5 The Order seeks to acquire all estates and interests in the Order Land, including rights, 
easements, the benefit of covenants, rent charges and options except where otherwise 
expressly stated in the Schedule to the Order. The Order Land also includes land in 
unknown ownership or reputed to be in unknown ownership, which needs to be compulsorily 
acquired in order to facilitate the Infrastructure Scheme. 

1.6 The Order has been made and will be submitted to The Secretary of State for Communities 
and Local Government ("the Secretary of State") for confirmation pursuant to the above 
Acts. 
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1.7 Implementation of the Infrastructure Scheme requires the acquisition of land and property 
interests. The Council has been in discussions with key interests in the Order Land, in an 
attempt to secure the Infrastructure Scheme by agreement, for approximately 5 years but 
without success and has therefore made the order to facilitate the scheme. The Council has 
sought to notify all those who have an acquirable interest within the proposed Compulsory 
Purchase Order (CPO) area. Although efforts to secure the land by negotiations have been 
unsuccessful, negotiations continue.  It is clear, however, that if implementation of the 
Infrastructure Scheme is to be achieved within a realistic timescale and the requisite land 
secured (including land in unknown ownership or reputed to be in unknown ownership), 
compulsory purchase powers must be employed to achieve land assembly of all of the land 
required for it. ODPM Circular 06/2004 advises that it is often sensible for the formal CPO 
process to be initiated in parallel with negotiations to acquire the Order Land. 

1.8 The Council recognises that a compulsory purchase order can only be made if there is a 
compelling case in the public interest (paragraph 17 of Office of the Deputy Prime Minister 
(ODPM) Circular 06/04 refers).  It is considered that a compelling case exists here. 

1.9 The Council has consequently made the Order to secure all interests required to enable 
implementation of the Infrastructure Scheme necessary to achieve the Council's adopted 
policy objectives for the area and meet identified need.  Discussions will however continue 
with owners of relevant interests who are willing to sell by agreement at market value in 
accordance with the compulsory purchase compensation code, with a view to limiting the 
number of interests which need to be acquired compulsorily.  The approach adopted by the 
Council is in accordance with the advice contained within ODPM Circular 06/2004. 

1.10 On confirmation of the Order, the Council intends either to serve a Notice (or Notices) to 
Treat or execute one or more General Vesting Declarations, in order to secure 
unencumbered title of the Order Land. 

2. DESCRIPTION OF ORDER LANDS AND THEIR CONDITION 

2.1 The Order Land extends to approximately 63,881 square metres (6.3881 hectares) and is 
situated to the east of Wellingborough Railway Station and the railway line and to the south 
of Mill Road, Wellingborough. 

2.2 Full details of the Order Land appear in the Schedule to the Order but in summary in 
includes part of Mill Road, part of pasture land, drainage ditches, disused access track, the 
sites of sewer heads and a storm water pipe and part of the River Ise. 

2.3 Details of known interests to be acquired are listed in the Schedule to the Order. The Order 
land also includes areas in unknown or reputed to be in unknown ownership. The Schedule 
to the Order has been prepared based upon information gathered through inspection of 
Land Registry title documents, site inspections and enquiries, and the responses to the 
notices issued under Section 16 of the Local Government (Miscellaneous Provisions) Act 
1976.   The order does not affect any special category land, listed buildings or land in a 
conservation area. 

3. EXPLANATION OF THE USE OF ENABLING POWERS 

3.1 The use of compulsory powers in section 226(1)(a) of the Town and Country Planning Act 
enables the compulsory acquisition of land where an acquiring authority thinks the 
acquisition will facilitate the carrying out of development, redevelopment or improvement of 
the economic, social or environmental well-being of the authority area.  The Council believes 
both that the acquisition of the Order Land will facilitate the development of the Order Land 
and secondly that the resulting development will result in an improvement to the 
environmental, social and economic well being of the authority's area.  ODPM Circular 
06/2004 provides guidance to acquiring authorities on the use of compulsory purchase 
powers and the Council have taken full account of this guidance in making this Order.  The 
Council is utilising its powers under section 226(1)(a) because it is not certain it will be able 
to secure the land required for the Infrastructure Scheme (including the land in unknown or 
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reputed to be in unknown ownership) by agreement, although efforts will continue in parallel 
with this process.  The purpose in seeking to acquire the land and utilising section 226(1)(a) 
is set out in detail in paragraph 4 below. 

4. THE PURPOSE OF THE ORDER AND THE NEED TO USE CPO POWERS 

4.1 The purpose of seeking to acquire land compulsorily is to facilitate the comprehensive 
development of the Order Land.  These proposals would, in the opinion of the Council, meet 
its planning policy objectives within a realistic timescale. 

4.2 The Infrastructure Scheme (as described below in section 6) has been identified by the 
Council as the best means by which to meet the Council's adopted planning objectives for 
the area. 

4.3 The Order Land comprises an important part of a comprehensive development programme 
for the Stanton Cross area ("the Stanton Cross Scheme"), which is a major mixed use 
scheme planned for the east of Wellingborough. 

4.4 The Council is promoting the Order in partnership with Bovis, with whom the Council is to 
conclude an indemnity agreement in relation to the costs of promotion of the order. Stanton 
Cross is a major development scheme which the Council is taking forward in partnership 
with Bovis. The implementation of the Stanton Cross Scheme is Bovis's responsibility, 
including the Infrastructure Scheme which will provide essential infrastructure to serve 
Stanton Cross and facilitate mixed use development on the Order Land as well as providing 
essential infrastructure to the town and region. 

4.5 The Northamptonshire County Structure Plan and Wellingborough Local Plan identified the 
360 hectare site to the east of Wellingborough as a Strategic Development Area (SDA). The 
North Northamptonshire Core Spatial Strategy identifies the location as the initial 
Sustainable Urban Extension (SUE). The site was selected as the best location for 
developing Wellingborough in a sustainable way. There are also strategic advantages to the 
Wellingborough East site with its central position at the heart of the UK's motorway and rail 
network.  It also lies within the important "Oxford to Cambridge Arc". 

WP/2004/0600/O - Outline planning permission was granted in 2008 for: 

• 3100 residential units 

• Industrial and commercial development (15.25ha of B8, 12.81ha of B1/B2 and 22.35ha of 
B1 development) 

• New station building with improved public access, public transport links and interchange. 

• New Town  and Country Parks 

• New and enhanced walking and cycling routes 

• A neighbourhood centre with doctors surgery, small supermarket and other shops, a 
community hall and primary school 

• 2 further secondary local centres including a further primary school and further community 
facilities 

• Construction of access roads, bridges and cycle/footways 

• Significant flood and ecological improvements to both the River Ise and River Nene flood 
plains 
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4.6 The Infrastructure Scheme proposed for the Order Land will include new highways providing 
essential access into the development site – vehicular, cycle and pedestrian access 
(including a bridge that will cross the railway) as well as employment land and a new public 
transport interchange – sited at the railway station.  This will consist of enhanced station 
facilities, additional car parking, bus and taxi stopping points and provides scope for 
additional facilities on the eastern side of the railway line. 

4.7 Areas of mixed use will include employment, residential, leisure, and live/work, office and 
small retail. 

5. BACKGROUND TO THE PROJECT 

5.1 Stanton Cross is situated to the east of Wellingborough. It forms part of an area known as 
Wellingborough East. Wellingborough East covers the area of land north of the A45 - 
ProLogis Park, land south of the railway - along Irthlingborough Road including Kangaroo 
Spinney, land between Finedon Road and the railway - the main Stanton Cross site, land 
north of Finedon Road, Neilsons Sidings and east of Eastfield Road - Bee Bee Eastfield 
Urban Quarter. 

5.2 The Borough of Wellingborough Local Plan adopted April 1999 allocated land to the east of 
Wellingborough for a mixed used development including 1915 dwellings. The 
Northamptonshire County Structure Plan for the period 1996 – 2016 was adopted in 2001, 
this identified the need for a Strategic Development Area (SDA) to the east of 
Wellingborough. The Borough of Wellingborough Local Plan Alteration (adopted 2004) 
identified an enlarged mixed use development area (including 2875 dwellings) to meet these 
requirements under Policies U14 – U20.  The Local Plan Alteration asserts that the site is 
considered the most sustainable option for developing Wellingborough in that it offers the 
most potential for utilising brownfield land and maximises the use of the railway. 

5.3 As detailed in paragraph 4.5 above, outline planning consent WP/2004/0600/O for the 
Stanton Cross Scheme, including the Infrastructure Scheme, was granted on 28 January 
2008. 

5.4 The Government's Sustainable Communities Plan identified the Milton Keynes South 
Midlands (MKSM) area as one of four growth areas for the greater south-east. Following 
this, a Sub Regional Strategy for the area was prepared. This was incorporated within the 
Regional Spatial Strategy for the East Midlands, adopted in March 2005. The review of this 
plan adopted in 2009 and known as the East Midlands Plan also contains these provisions. 
This plan identifies Wellingborough as a key growth location with a need to bring forward 
sustainable urban extensions. 

5.5 The Councils of Corby, Kettering, Wellingborough and East Northamptonshire together with 
Northamptonshire County Council have worked together to prepare the overall planning 
strategy for the area and deliver the requirement of the Regional Strategy. The North 
Northamptonshire Core Spatial Strategy was adopted in June 2008. The Strategy plans for 
a step change in delivering growth in homes and jobs with an urban focused development 
framework. Sustainable Urban Extensions (SUE) at the growth towns are key elements to 
delivering the overall strategy. Wellingborough East is identified as the initial SUE to be 
delivered at Wellingborough with another identified to the north west of the town. The SUEs 
were identified in the Core Strategy following a review of all potential growth sectors around 
the towns in an Urban Extensions Study (Oct 2005). The key principles for the development 
of the SUEs are set out in Policy 16. 

5.6 The Borough Council commenced work on a Site Specific Proposals Development Plan 
Document in 2006 to provide detailed policies on particular sites and uses and to assist in 
the determination of planning applications. The Preferred Options document (Oct 2010) 
identifies an extended site at Wellingborough East to provide for development needs for the 
existing plan period and beyond. It is anticipated that the extended site could ultimately 
deliver in the region of 6000 dwellings, together with substantial employment land, leisure 
and associated facilities and infrastructure. 
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5.7 In 2006, that part of Wellingborough East subject to the outline planning application (land 
between Finedon Road and the railway, Neilson's Sidings and land north of Finedon Road) 
was renamed 'Stanton Cross'.  The name refers to the former Stanton Ironworks company 
which operated in Wellingborough in the 1930s. Stanton is also derived from the Anglo-
Saxon for stone farm and the Cross part of the name refers to the river and rail crossings 
required to link the development to Wellingborough. 

5.8 The Stanton Cross Scheme is a mixed use development providing 3100 residential units, 
industrial and commercial development, a new town park, new public transport interchange 
at the railway station, a new primary school, a neighbourhood centre, small retail units and 
community facilities such as a community hall and doctors surgery. Further details of the 
scheme are provided in paragraph 4.5 above. 

5.9 The Infrastructure Scheme provides the vital first phase of infrastructure and access into the 
site via Route 4 which leads from Midland Road, over the railway and into the development 
site comprising the Stanton Cross Scheme. This will ensure that the provision of 
infrastructure and community facilities comes forward with the residential and employment 
development.  It takes account of the Local Plan policy proposed development phasing of 
infrastructure, residential and employment, the findings of the Transport Assessment in 
respect of the infrastructure provision and construction practicalities. 

5.10 A number of possible routes were identified at the inception stages of the design process.  
Four routes were chosen as the main access roads from the existing public highway 
network to the development.  These seek to integrate the new development with the town by 
building upon the new development with the town by building upon the existing radial 
structure.  The four selected routes all start from the existing highway network and approach 
the development from different directions. 

5.11 Route 4 (the main route within the Stanton Cross Infrastructure CPO Scheme) will be the 
principal 'community link' to the development from the town and vice versa.  Its route will link 
the town centre, the proposed interchange at the Railway Station and the Neighbourhood 
Centre with the new development.  This route involves the construction of a new single 
carriageway road from the eastern end of Midland Road, past the Station, over the railway 
and into Stanton Cross.  Improved public access would be provided to the new station 
building and enhanced car parking.  Bus stops would be provided and a taxi rank created. 
Pedestrian access to the existing railway facilities on the western side of the railway will be 
available via an extension to the existing pedestrian bridge. 

5.12 The basic highway alignment was adopted so that the station would be on a through route 
which is favoured by public transport operators.  This alignment also follows the existing 
topography compared to the alternative alignment crossing the railway to the south which 
would require large embankments on both sides of the railway and significantly impact on 
existing residential properties. 

5.13 There are strategic advantages for the improvements to the station, improved access and 
Stanton Cross to greatly enhance the town as the 'Gateway for the East Midlands'.  Its 
central position at the heart of the UK's motorway and rail network and direct access to the 
South East (with London only 45 minutes away by train) make it an excellent location for 
business.  It also lies within the important Oxford-Cambridge Arc, midway between these 
two centres of innovation and so has the potential for the growth of science and high tech 
companies. 

5.14 From the outset of the development of proposals for Wellingborough East, the Borough 
Council placed a significant emphasis on community involvement and consultation.  The first 
consultation event was in June 2001, facilitated by the John Thompson Partnership to 
review the issues, principles, challenges and opportunities for the site and its development. 
This was followed by two separate events facilitated by the Princes Trust Foundation.  The 
first, held in November 2001 was a three day masterplanning exercise to prepare a 
development framework for the SDA.  Key stakeholders including community groups, 
residents, Council Officers, local Members, parish councillors, landowners and developers 
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attended and contributed to the event.  At the end of the event, an illustrated masterplan 
was presented which reflected the findings and outputs of the groups. The second 
consultation event took place in March 2002 and sought to build on the illustrative 
masterplan prepared at the previous event.  It considered detailed design issues related to 
the development of a sustainable new community in specific areas of the SDA, including the 
Station Island site, the Town Park and the Neighbourhood Centre. 

5.15 In September 2002, Bovis presented a Masterplan which had been developed in the light of 
environmental and technical studies undertaken and the outcome of the various community 
consultation events, to the key stakeholders. 

5.16 In October 2004, following the submission of the outline planning  application to BCW in 
August 2004, a public presentation was made in The Castle, Wellingborough, which 
provided the public with an opportunity to seek clarification in respect of the planning 
application proposals.  A further 3 day public exhibition was held in a local shopping centre 
in December 2004. 

5.17 In 2005, Bovis submitted a revised masterplan incorporating the following amendments: 

• Amendments to the principal access route alignments (with some subsequent 
changes to the application red line) 

• An increase in the proposed density of the residential development 

• Provision of the further detail in respect of the proposed construction phasing 

• The identification of floodplain and ecology compensation areas and 

• Minor amendments in respect of the road hierarchy, open space and landscape 
strategy. 

5.18 The planning application was also amended to exclude the reserve development areas. 
However, their location was still indicated in the Masterplan to ensure that the site was 
comprehensively planned. 

5.19 The planning application (WP/2004/0600/O) for the Stanton Cross Scheme was approved 
by the Borough Council of Wellingborough on the 28

th
 January 2008. 

5.20 The development strategy proposed by Bovis ensures the provision of infrastructure and 
community facilities comes forward with residential and employment development.  It takes 
account of the Local Plan policy proposed development phasing of residential and 
employment development, the findings of the Transport Assessment in respect of the 
infrastructure provision and construction practicalities. 

5.21 Phase one includes the construction of Route 4 (the main route within the Stanton Cross 
Infrastructure CPO Scheme) which will be the principal 'community link' to the development 
from the town and vice versa.  Its route will link the town centre, the proposed interchange at 
the Railway Station and the Neighbourhood Centre with the new development. 

5.22 Overall, the Council and Bovis aim to create at Stanton Cross no fewer than 3100 new 
dwellings, industrial and commercial development, a new town park, new public transport 
interchange at the railway station, a new primary school, a neighbourhood centre, small 
retail units and community facilities such as a community hall and doctors surgery. Further 
details of the Stanton Cross Scheme are provided at paragraph 4.5 above. 

5.23 The Infrastructure Scheme will provide essential access into the development site – 
vehicular, cycle and pedestrian access (including a bridge that will cross the railway) as well 
as employment land and a new public transport interchange – sited at the railway station.  
This will consist of enhanced station facilities, improved public access, additional car 
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parking, bus and taxi stopping points and provides scope for additional facilities on the 
eastern side of the rail line. 

5.24 Areas of mixed use will include employment, residential, leisure, live/work, office and small 
retail. 

5.25 The development will be built to a high standard of design that will encourage a sense of 
pride in living and working within Stanton Cross. 

6. DESCRIPTION OF THE STANTON CROSS SCHEME INCLUDING THE 
INFRASTRUCTURE SCHEME 

6.1 The Order has been made to facilitate the implementation of the Infrastructure Scheme. An 
outline planning application for the Stanton Cross Scheme (WP/2004/0600/O) was granted 
on 28

th
 January 2008. 

6.2 As explained in paragraph 4.5 above, the proposed  Stanton Cross Scheme comprises a 
mix of:- 

• 3100 residential units 

• Industrial and commercial development 

• New public transport links and interchange at the station 

• A New Town Park 

• New and enhanced walking and cycling routes 

• A neighbourhood centre with doctors surgery, small supermarket and other shops, a 
community hall and primary school 

• 2 further secondary local centres 

• Construction of access roads, bridges and cycle/footways 

6.3 The Infrastructure Scheme will provide essential infrastructure to facilitate the provision of 
part of a new link road and other highway infrastructure to provide access to the new 
Railway Station building, enhanced car parking, public transport interchange and associated 
public access and public realm.  The new link road will also provide access to the Stanton 
Cross Urban extension consisting of vehicular, cycle and pedestrian access (including a 
bridge that will cross the railway) as well as access to employment land. 

6.4 Areas of mixed use will include employment, residential, leisure, live/work, office and small 
retail. 

6.5 The planning application was accompanied by a number of supporting documents; 

• Environmental Statement (comprising of the ES, Figures, Appendices and Non-Technical 
Summary) 

• Wellingborough East Traffic Assessment consisting of; 

• Bus Strategy 

• Cycling Strategy 

• Walking Strategy 
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• Travel Plan 

• Junction Assessment Report on all junctions affected by the new infrastructure 
routes. 

• Design summaries for all major routes. 

• Flood Risk Assessment 

• Foul Drainage Strategy 

• Geo-Environmental Assessment Routes 

• Geo-Environmental Assessment Development Site 

 

6.6 The Order is needed to facilitate implementation of the Infrastructure Scheme, which will 
provide an essential link road to serve essential infrastructure at the railway station as well 
as facilitating the  mixed use development of Stanton Cross 

6.7 The development of the Order Land to secure the Infrastructure Scheme will assist in 
achieving the Council's comprehensive proposals for the development of Stanton Cross and 
the Infrastructure Scheme in particular, in line with the Council's planning policies for the 
area. 

6.8 The Council is using its powers for the compulsory purchase of land contained in section 
226(1)(a) of the Town and Country Planning Act 1990 because it believes that securing the 
acquisition of the land will transform the area by improving the physical environment and the 
economic well being of its residents and thereby achieve development. 

6.9 Mindful that it should not use a more general compulsory power when a more specific one is 
available, the Council considers that the section 226(1)(a) power is the most appropriate. 

7.  PLANNING POLICY 

7.1 The redevelopment proposed is in line with National, Regional and Local Policies. 

7.2 National Planning Policies 

7.2.1 DCLG published the National Planning Policy Framework (NPPF), on 27 March 
2012. It largely carries forward previous planning policies in a more streamlined 
format. Annex 3 lists the Planning Policy Statements and Planning Policy 
Guidance Notes which are cancelled. The NPPF must be taken into account in the 
preparation of local and neighbourhood plans and is a material consideration in 
planning decisions. The NPPF states that the purpose of the planning system is to 
contribute to the achievement of sustainable development. A presumption in 
favour of sustainable development is central to the policy approach in the 
Framework, its purpose is to send a strong signal to all those involved in the 
planning process about the need to plan positively for appropriate new 
development; so that both plan-making and development management are 
proactive and driven by a search for opportunities to deliver sustainable 
development, rather than barriers. The need to proactively drive and support 
sustainable economic development to deliver the homes, business and industrial 
units, infrastructure and thriving local places that the country needs and promote 
mixed use developments are 2 of the 12 core planning principles set out in the 
Framework. 
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7.3 Regional Planning Policies 

7.3.1 At Regional level, policies are contained within the East Midlands Regional Plan, 
adopted March 2009. It is the Government's intention to abolish Regional 
Strategies, but at the current time they still form part of the development plan for 
the area. Relevant policies are: 

• Policy 1: Regional Core Objectives – seeks to ensure the 
delivery of sustainable development 

• Policy 2: Promoting Better Design – the layout, design and 
construction of new development should be continually 
improved 

• Policy 3: Distribution of New Development – significant levels 
of new development should be located in the growth town of 
Wellingborough 

• Policy 13b: Housing Provision (Northamptonshire) – local 
planning authorities should plan for 66,075 dwellings in North 
Northamptonshire over the period 2001 – 2026 

• Policy 14: Regional Priorities for Affordable Housing – an 
indicative affordable housing target of 14,300 for North 
Northamptonshire  

• Policy 18: Regional Priorities for the Economy – encourage and 
foster the regional economy, raise skill levels, develop the 
service sector and high value manufacturing and create 
innovative businesses 

• Policy MKSM SRS Northamptonshire 1: The Spatial 
Framework – The majority of development in Northamptonshire 
should be concentrated at the Northampton Implementation 
Area and in the neighbouring growth towns of Corby, Kettering 
and Wellingborough. Housing provision for each local authority 
area is made for each of the five year phases over the period 
2001 – 2026. 

• Policy MKSM SRS Northamptonshire 4 – proposals will be 
brought forward for sustainable urban extensions to provide 
development at Wellingborough. The levels of development will 
be monitored against an increase in employment of 43,800 
jobs in North Northamptonshire. 

7.4 Local Planning Policies 

7.4.1 At Local level, the Councils of Corby, Kettering, Wellingborough and East 
Northamptonshire together with Northamptonshire County Council have worked 
jointly to prepare the overall planning strategy for the area and deliver the 
requirements of the Regional Strategy. The North Northamptonshire Core Spatial 
Strategy was adopted in June 2008. The vision and objectives are to provide a 
step change of growth in homes and jobs matched by investment in infrastructure 
services and facilities creating a more self sufficient area. The plan identifies an 
urban-focused development framework which is reliant on the delivery of the 
sustainable urban extensions at the growth towns. The Infrastructure provision for 
the area has been planned on this basis. The plan seeks to deliver high quality 
development that brings opportunities and benefits to existing communities as well 
as providing a safe, healthy and attractive area for new residents, visitors and 
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businesses to invest in. A key aim is to build a more diverse dynamic and self 
reliant economy, which is not overly dependent on in or out commuting through 
providing the workplaces, jobs, skills and sites to bring this about. Relevant 
policies are: 

• Policy 1: Strengthening the Network of Settlements – directs 
development principally to the urban core including the growth 
town of Wellingborough. New sustainable urban extensions to 
the growth towns will provide the major locations for housing 
and employment growth and reinforce the roles of these 
settlements 

• Policy 3: Connecting the Urban Core – Multi modal 
interchanges will be developed at the three rail stations. Road 
infrastructure associated with developments should where 
possible strengthen connections between settlements in the 
urban core and relieve existing communities from traffic. 

• Policy 6: Infrastructure Delivery and Developer Contributions – 
new development will be supported by the timely delivery of 
infrastructure, services and facilities necessary to provide 
balanced, more self sufficient communities and to secure a 
shift away from car use and road freight haulage. 

• Policy 7: Delivering Housing – makes provision for the rate of 
housing growth and phasing of the sustainable urban 
extensions. The initial sustainable urban extension at 
Wellingborough East was expected to start delivering in the 
first phase of the plan period (2006-2011). 

• Policy 8: Delivering Economic Prosperity – A net increase of 
47,400 jobs will be sought. 

• Policy 9: Distribution & Location of Development – Initial 
Sustainable Urban Extensions will take place to the north east 
of Corby, east of Kettering and east of Wellingborough 

• Policy 10: Distribution of Housing – New housing will be 
focused at the three Growth Towns, with modest growth at the 
Smaller Towns and Rural Service Centres, limited development 
in the villages and restricted development in the open 
countryside. 

• Policy 11: Distribution of Jobs – job creation target of 12,400 
jobs in Wellingborough.  New sites will be allocated to meet 
any shortfall in supply. These will be within or adjoining the 
main urban areas, the Sustainable Urban Extensions or areas 
that presently have a low jobs/worker balance and be in 
locations that are capable of being accessed by a choice of 
means of transport. 

• Policy 13: General Sustainable Development Principles – 
development should meet the needs of residents and 
businesses without compromising the ability of future 
generations to enjoy the same quality of life that the present 
generation aspires to. 
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• Policy 16: Sustainable Urban Extensions – master plans will be 
produced for all sustainable urban extensions and should make 
provision for a number of key principles. 

7.5 The Borough of Wellingborough Local Plan Alteration (2004) expanded on the original 
provisions for Wellingborough East to meet the new development requirements set out in 
the Northamptonshire County Structure Plan.  The Wellingborough East Strategic 
Development Area is indentified in Policy U14.  The Local Plan Alteration asserts that the 
site is considered the most sustainable option for developing Wellingborough in that it offers 
the most potential for utilising brownfield land and potentially maximises the use of the 
railway. 

The principal site-specific policies covering Wellingborough East are 
U14,U15,U16,U17,U18,U19 and U20. The plan allocates a broad area known as 
Wellingborough East and divides this into six broad zones or character areas. The land 
subject to this order falls within the area Land between Finedon Road and the railway. 

Policy U14 – Allocates the area defined as Wellingborough East. It requires development of 
the individual sites to accord with the Supplementary Planning Guidance for the area and 
sets the key principles: 

• Safe and convenient access links between all parts of the 
allocated area, the existing urban road system and the wider 
transport network, with highway improvements where 
necessary. 

• Reduced dependency on the use of the private car 

• The prevention of flood risks 

• The protection of the character of the countryside 

The policy also requires a regulated development programme taking up as far as possible 
previously developed land first in an outward expansion of the existing built up area, and 
ensuring the provision of infrastructure and community facilities keep pace with house 
building. 

Policy U15 – provides guidance on development of Land to the North of the A45 

Policy U16 - provides guidance on development of Land South of the Railway 

Policy U17 - provides guidance on development of land between Finedon Road and the 
railway. This is the main section of the mixed use area. The policy requires development to 
be compatible with the masterplan for the area and any other Supplementary Planning 
Guidance and sets out the key elements which should be included. 

Policy U18 – allocates Land at Neilson's Sidings for employment and distribution uses 
based primarily on activities involving transport by rail 

Policy U19 – allocates land North of Finedon Road for employment uses 

Policy U20 – allocates Land to the East of Eastfield Road for mixed use development. 

7.6 Supplementary Planning Guidance  (SPG) has also been adopted for the area: 

• Wellingborough East: Development Framework adopted 
November 2003 
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• Wellingborough East: Neighbourhood Centre adopted June 
2004 

• Wellingborough East: Station Island adopted June 2004 

• Wellingborough East: Land east of Eastfield Road adopted 
February 2006 

7.7 The Development Framework SPG sets out the vision and provides guidance on layout and 
design for the wider area of Wellingborough East. Station Island Development Brief – 
adopted in June 2004 relates to the area around the Railway Station and the land between 
the railway and the River Ise. The Council's vision for the Station Island area has three core 
components: 

• An enlarged and upgraded Public Transport Interchange with 
an expanded railway station, new bus through routes and a 
range of other transport facilities that offer the potential for 
seamless connections between different modes.  This will 
enable greater integration between bus and station facilities 
and operations in particular. 

• An intensely mixed-use hub at the southern end of Station 
Island, integrated with the transport interchange and facing 
onto the new town park. 

• A linear strip of mixed use development stretching to the north 
that weaves together high quality business space and 
residential accommodation. 

The Station Island proposals for the area within the Order Land match these components by 
providing essential access into the site, provision of an enhanced railway station and public 
transport facilities including new bus and taxi stopping points and access to the station from 
the east side.  Mixed use development including provision of employment, residential, 
leisure, live/work, office and small retail units are to be included within this area, some being 
sited at the southern end of Station Island. 

7.8 The proposed Stanton Cross Scheme (including the proposed Infrastructure Scheme) has 
been identified in successive Developments Plans for development since 1999. It forms a 
key element in the current adopted Development Plan and is essential to deliver the long 
term housing and employment needs of the borough. A significant proportion of the housing 
and employment requirements for the borough are allocated within Wellingborough East and 
the delivery of the development plan is therefore reliant on the delivery of this site. 

7.9 The Borough Council currently cannot demonstrate a five year supply of deliverable housing 
land. The Annual Monitoring Report (December 2011) shows there is only 2.14 years 
supply. It is therefore essential that the Borough Council works proactively to ensure the 
delivery of this site to safeguard future years supply. Failure to do this may result in 
alternative undesirable and less sustainable sites coming forward for development that are 
not consistent with the strategic vision for the area. It may also result in an inability to 
provide sufficient housing to meet the needs of people in the area. The site has been 
identified as one that is expected to continue to provide housing well beyond the current 
plan period, it is therefore strategically important to ensure the site is able to start delivering 
development. 

7.10 The Wellingborough East site as a whole is planned to include a significant amount of 
employment land. The granted planning permission includes: 

• 15.25ha of B8 development providing 76,250m
2
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• 12.81ha of B1/B2 development providing 64,050m
2
 

• 22.35ha of B1 development providing 119,371m
2
 

This land could provide between 6000-10,000 new jobs, which is significant for the future 
economic wellbeing of the borough. It will help to start to diversify the local economy by 
offering the opportunity for high quality jobs and it is hoped it will reduce the amount of out 
commuting that currently takes place to neighbouring centres for employment. 

7.11 The sustainable urban extensions also contribute to the overall vision and aspirations for the 
borough as a whole and can deliver significant benefits for the existing residents. In addition 
to providing quality new homes and job opportunities the scheme will help to deliver 
improved access to the natural environment at the Rivers Ise and Nene, improvements to 
the railway station and potentially enhanced sports and community facilities. 

7.12 In summary, the Stanton Cross Scheme is required to meet the housing and employment 
targets in both the adopted North Northamptonshire Core Spatial Strategy and Borough of 
Wellingborough Local Plan and linkages to the Council's other aspirations for Stanton 
Cross.  The Infrastructure Scheme is an essential element of the overall proposals for 
Stanton Cross and will facilitate construction of part of the link road to serve Stanton Cross, 
railway station facilities and other infrastructure as well as facilitating a mixed use scheme 
on the Order Land. 

8. PLANNING CONSENT 

8.1 Outline planning permission for the Stanton Cross Scheme (WP/2004/0600/O of which the 
Infrastructure Scheme forms part) was granted on 28 January 2008. The consent is linked to 
an approved master plan. All four primary access routes (including route 4) were a detailed 
consideration of the outline planning permission. 

9.  IMPLEMENTATION 

9.1 The applicants for planning permission for the Stanton Cross Scheme included Bovis, 
William Davis Ltd, Hallam Land Management and the Wellingborough East Landowners 
Group.  The landowners formed in July 2000 and agreed to work in a public/private 
partnership with the Borough Council of Wellingborough to bring forward the Wellingborough 
East (Stanton Cross) development. The landowners groups selected Bovis Homes Ltd as 
the lead developer on the project. 

9.2 The viability of the Stanton Cross Scheme is not in doubt. Funding to facilitate the 
implementation of the Infrastructure Scheme is to be provided by the developer, Bovis. 

9.3 The Order is being promoted by the Council in order to secure and provide certainty with 
regard to the acquisition of all land and property required for the Infrastructure Scheme. 

10.  SPECIAL CONSIDERATIONS AFFECTING THE ORDER SITE 

10.1 There are no special considerations affecting the Order Land. The site is not within a 
conservation area and there are no listed buildings within the Order Land. 

11. SPECIAL CATEGORY LAND 

11.1 No special category land is affected by the Order. 

12. THE CASE FOR ACQUISITION OF INDIVIDUAL INTERESTS AND RIGHTS 

12.1 As explained in this Statement of Reasons the Council has given careful consideration to 
the reasons as to why it is necessary to include the land shown on the Order Plan.  All 
freehold owners, lessees and occupiers affected by the proposed compulsory purchase 
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order have been invited to enter into discussions with the Council with a view to agreeing 
appropriate terms for payment of compensation and, where appropriate, to discuss options 
for relocation. 

13. HUMAN RIGHTS CONSIDERATIONS AND ANY OTHER CONSIDERATIONS 

13.1 The European Court of Human Rights has recognised that "regard must be had to the fair 
balance that has to be struck between the competing interests of the individual and of the 
community as a whole".  Both public and private interests are to be taken into account in the 
exercise of the Council's powers and duties as a local planning authority.  Any interference 
with a Convention right must be necessary and proportionate. 

13.2 The Council is of the view that in pursuing this Order, it has carefully considered the balance 
to be struck between individual rights and the wider public interest.  Any interference with 
Convention rights is justified in order to secure the promotion or improvement of the   
economic, social,   and environmental well being of the area that the Infrastructure Scheme 
will bring.  Appropriate compensation will be available to those entitled to claim it under the 
relevant provisions of the statutory compensation code. 

13.3 The Council considers that there is a compelling case in the public interest for confirmation 
of the Order and that the Order, if confirmed, would strike an appropriate balance between 
public and private interests.  The rights of owners of interests in the Order lands under the 
Human Rights Act 1998, in particular the rights contained in Article 8 of the European 
Convention on Human Rights and Article 1 of the First Protocol, have been taken into 
account by the Council when considering whether to make the Order and when considering 
the extent of the interests to be comprised in the Order.  In addition, having regard to the 
provisions of the 1990 Act and the guidance set out in Circular 06/2004, the Council 
considers that the Order Land is both suitable for and will facilitate the carrying out of 
development, redevelopment and improvement and will make a positive contribution in the 
promotion or achievement of the economic, social and environmental wellbeing of its area 
for the reasons explained in this statement. 

14. ENQUIRIES 

14.1 Owners and occupiers of property affected by the Order who require information about the 
CPO process may contact the persons identified below. 

14.2 Website 

14.2.1 Information about the project as it progresses is available on the Council's website 
at www.wellingborough.gov.uk 

14.3 The following persons may be contacted for further information: 

14.3.1 General Enquiries : Jennifer Bell 

Title: Project Co-ordinator 

Telephone: 01933 231 989 

E-Mail: JBell@wellingborough.gov.uk 

Section: Planning Policy and Regeneration 

  

Address: Borough Council of Wellingborough 
Swanspool House 
Doddington Road 
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Wellingborough 
Northamptonshire 
NN8 1BP 
 

14.3.2 Planning Enquiries : Sue Bateman 

Title: Senior Planning Policy Officer 

Telephone: 01933 231 926 

E-Mail: SBateman@wellingborough.gov.uk 

Section: Planning Policy and Regeneration 

  

  

Address: Borough Council of Wellingborough 
Swanspool House 
Doddington Road 
Wellingborough 
Northamptonshire 
NN8 1BP 
 

14.3.3 Legal Enquiries :  Richard Foster 

Title: Pinsent Masons LLP, Solicitors to the Council 

Telephone: 0121 626 5704 

E-Mail:  Richard.Foster@pinsentmasons.com 

Address Pinsent Masons LLP 
3 Colmore Circus 
Birmingham 
B4 6BH  

 

14.3.4 Property/Valuation Enquiries  :  Andrew Cook 

Title: Lambert Smith Hampton 

Telephone: 0121 237 2309 

E-Mail: ACook@lshco.uk 

Address: Interchange Place   
Edmund Street 
Birmingham 
West Midlands  
B3 2TA 
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15. INSPECTION OF ORDER DOCUMENTS 

15.1 Copies of the Order, Order Map, and this Statement of Reasons and of the documents 
referred to in the list below can be inspected at the Council's offices at Swanspool House, 
Doddington Road, Wellingborough, NN8 1BP between 08.30 a.m. and 17.00 p.m. Mondays 
to Wednesdays, between 09.30 a.m. and 17.00 p.m. on Thursdays and between 08.30 a.m. 
and 16.30 p.m. on Fridays and at Wellingborough Library, Pebble Lane, Wellingborough 
NN8 1AS between 08.00 a.m. and 18.00 p.m. Mondays to Fridays and between 09.00 a.m. 
and 17.00 p.m. on Saturdays and are available for inspection on the Council's website 
http://www.wellingborough.gov.uk. 

16. LIST OF DOCUMENTS IN THE EVENT OF AN INQUIRY 

16.1 Background 

16.1.1 Location Plan 

16.1.2 Report of Head of Planning and Local Development dated 23 November 2011 and 
related minutes 

16.1.3 Report of Head of Planning and Local Development dated 21 March 2012 and 
related minutes 

16.1.4 Minutes of Full Council meeting dated 3 April 2012 

16.1.5 Exercise of Delegated Authority by Steven Wood, Head of Planning and Local 
Development 

16.1.6 ODPM Circular 06/2004 

16.2 Planning 

16.2.1 National Planning Policy Framework 

16.2.2 Regional Planning Policies including:- 

(a) East Midlands Regional Plan (adopted March 2009) 

16.2.3 Local Planning Policies including;- 

(a) North Northamptonshire Core Spatial Strategy (adopted June 2008) 

(b) Borough of Wellingborough Local Plan Alteration (adopted March 2004) 

(c) Supplementary Planning Guidance – Wellingborough East : 
Development Framework (adopted November 2003) 

(d) Supplementary Planning Guidance – Wellingborough East : 
Neighbourhood Centre (adopted June 2004) 

(e) Supplementary Planning Guidance – Wellingborough East : Station 
Island (adopted June 2004) 

(f) Wellingborough East : Land East of Eastfield Road (adopted February 
2006) 

(g) Wellingborough East Masterplan (2006) 

16.2.4 Planning Permission WP/2004/0600/O (outline) 
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Dated  16  April 2012 

   

 
 
Reference 505678.07010 
 
Pinsent Masons LLP 
Colmore Circus 
Birmingham B4 6BH 
 
Solicitors to the Borough Council of Wellingborough 
 
 
 
 


