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1.

Introduction

1.1

This statement provides the response of the Borough Council of Wellingborough (BCW)
to the following issues and questions raised by the Inspector relating to Matter 5 of the
examination into the Plan for the Borough of Wellingborough (PBW).
Matter 5 - Are the following site specific policies sound?
5.1 Site 1 – Wellingborough East Sustainable Urban Extension (SUE); does the
policy adequately set out in sufficient detail the parameters covering the what,
where, when and how development will be delivered (especially in relation to
paragraphs 154, 155 and 156 of the Framework; and paragraph 002 of the PPG
‘What should a Local Plan contain?’).
5.2 Site 2 – Wellingborough North SUE (please see the questions in relation to Policy
Site 1)
5.3 Site 3 – Windsor Road
5.4 Site 4 – Land between Finedon Road and Nest Lane
5.5 Site 5 – Park Farm Way/Shelley Road
5.6 Site 6 – East of Eastfield Road
5.7 Site 7 – Leys Road/ Highfield Road
5.8 Site 8 – Milner Road, Finedon
5.9 Site 9 – Sywell Aerodrome; in particular should the policy be strengthened by
seeking to resist development within the immediate vicinity of the aerodrome, if such
development would prejudice aviation use on the site?

1.2

References used in this statement (e.g. CON 1) relate to documents held in the
examination library available on the council website on the examination page.

2.

Response of the BCW to the specific questions relating to Matter 5

2.1

None of the site specific policies should be read in isolation to determine the what,
where, when and how development will be delivered. The local plan must be read as a
whole and that includes policies in the North Northamptonshire Joint Core Strategy (JCS)
as part 1 of the local plan and other policies in the Plan for the Borough of
Wellingborough as part 2. In particular the ‘how’ will be determined by a number of
general policies in the JCS including, but not limited to: Policy 2 (Historic Environment);
Policy 3 (Landscape Character); Policy 4 (Biodiversity); Policy 5 (Water Environment,
Resources and Flood Risk Management); Policy 8 (Place Shaping Principles); Policy 9
(Sustainable Buildings); Policy 10 (Provision of Infrastructure); and Policy 30 (Housing
Mix and Tenure). There is no need to repeat the requirements of these policies within
the site specific policies. The policies in the plan in Section 10 are only intended to deal
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with the site specific elements where specific local guidance is required, in much the
same way as the strategic development principles are set out in Policies 32 – 38 of the
JCS for the strategic allocations. For example all sites will be required to ensure suitable
access, manage floodrisk and contribute to necessary infrastructure. These elements are
only referred to in the policies in Section 10 if there is a specific spatial requirement for
the site such as a particular location for an access or the provision of a school on site.
These requirements have arisen through the robust evidence base to justify the selection
of sites that are set out in HOU 2 and HOU 3 and consultation on the plan. It is however
considered helpful to refer to other policy requirements in the background text for
example those sites within 3km of the Upper Nene Valley Gravel Pits which will be
required to make a contribution to mitigation in accordance with Policy 4 of the JCS.
2.2

Whilst it is important to ensure that these policies provide a clear indication of how a
decision maker should react to a development proposal and provide an appropriate level
of certainty to the developer and the community, it is also considered important to provide
an appropriate level of flexibility. Some flexibility is important to ensure that some detail
can be appropriately dealt with through the determination of a planning application when
more detailed information about the design and layout of schemes and their site specific
viability are available. The site specific policies therefore set out the development
principles for each of the sites.

2.3

Details on anticipated delivery on each of the sites are included in the council’s response
to Matter 4.

5.1 Site 1 – Wellingborough East Sustainable Urban Extension (SUE); does the policy
adequately set out in sufficient detail the parameters covering the what, where, when and
how development will be delivered (especially in relation to paragraphs 154, 155 and 156
of the Framework; and paragraph 002 of the PPG ‘What should a Local Plan contain?’).
2.4

Policy 1 relates to the area identified on the Policies Map. It is for a mixed use
sustainable urban extension. The overall vision for both of the SUEs is set out in
paragraph 10.1.4 of the plan. The majority of the site already has planning permission.
The plan in Appendix A shows the extent of the main consent (WP/15/00605) and shows
that there are pockets of land that are excluded. Linked to this main consent is an
approved masterplan which sets out the overall parameters for the development. The
planning permission also sets out specific requirements such as the maximum number of
dwellings and the amount of employment land. The main consent together with an
additional outline (WP/15/00481) will provide for 3650 dwellings and 40.86ha of
employment land together with community facilities and associated infrastructure. The
areas not covered by the consents have the capacity to provide for additional levels of
development. As set out in the response to Rep ID 89 on page 159 of CON 8, Policy Site
1 does not seek to reinvent matters that have already been approved or reopen matters
addressed in the JCS; it simply seeks to facilitate the determination of future applications,
revisions or variations based on already established principles. It is important to ensure a
comprehensive and integrated scheme across the whole area.

2.5

In response to representations (Rep ID 89 and 86) from those delivering the scheme
(Bovis Homes Ltd and St Modwen) the council would support a main modification to
Policy Site 1 as referred to in CON 8 pages 159 to 168 and as set out below:
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C. A significant contribution to the provision of new jobs in the borough. The
areas north and south of Finedon Road and Irthlingborough Road should be
developed for employment uses. High quality employment uses including
offices should be provided will be supported in the Station Island Area between
the railway and the River Ise and rail related uses should be provided
alongside Neilson's Sidings.
2.6

The justification for the boundary is set out in paragraph 10.1.1.7 of the plan and in
response to Rep ID 89 on page 161 of CON 8. The plan in Appendix A shows the current
adopted local plan boundary for the site, the area covered by the main consent, the
extent of flood zone 2 and the proposed boundary in this plan. This needs to be seen
alongside the approved masterplan in Appendix B.

2.7

The rates of housing delivery anticipated by the plan are set out in the trajectory in
Appendix 6 of HOU 1. The delivery of the community facilities and infrastructure are
controlled through the triggers in the S106 agreement.

5.2 Site 2 – Wellingborough North SUE
2.8

As set out in paragraph 2.1 it is not considered necessary for Policy Site 2 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. It is however considered to provide the appropriate level of site specific guidance
for the area identified on the Policies Map. Paragraph 10.1.2.6 gives the justification for
the boundary and explains that there is an outline consent for 3000 dwellings and that
land in separate ownership is anticipated to provide a further 265 dwellings. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1. The housing trajectory only assumes delivery of 1500 dwellings from the 3000
within the plan period. The delivery of the community facilities and infrastructure are
controlled through the triggers in the S106 agreement.

2.9

As with Policy Site 1, Policy Site 2 does not seek to reinvent matters that have already
been approved or reopen matters addressed in the JCS; it simply seeks to facilitate the
determination of future applications, revisions or variations based on already established
principles. The approved Master Plan is included as Appendix C.

5.3 Site 3 – Windsor Road
2.9

As set out in paragraph 2.1 it is not considered necessary for Policy Site 3 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. The area to which the policy relates is identified on the Policies Map. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1.

2.10 In response to Rep ID 18 (Anglian Water) the council would support a modification of the
plan as referred to on page 170 of CON 8 and as set out below:
After paragraph 10.2.4 of the plan add a new paragraph to read:
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There is an existing sewer and water main in Anglian Water’s ownership within the
boundary of the site. This existing infrastructure is protected by easements and
should not be built over or located in private gardens where access for
maintenance and repair could be restricted. The existing sewer should be located
in highways or public open space. If this is not possible a formal application to
divert Anglian Water’s existing assets may be required.
Add a new criterion to Policy Site 3:
G. the safeguarding of suitable access for the maintenance of water supply and
foul drainage infrastructure.
2.11 The council’s response to another representation received, Rep ID 137 (Hampton Brook)
is provided on page 171 - 172 of CON 8. For the purposes of calculating the five year
housing land supply an estimate of 60 dwellings is included in the trajectory and referred
to in paragraph 10.2.6 of the plan. This is not a maximum or minimum figure and if a
suitable layout can be designed which provides a higher capacity and complies with all
the relevant policies then this would be acceptable.
5.4 Site 4 – Land between Finedon Road and Nest Lane
2.12 As set out in paragraph 2.1 it is not considered necessary for Policy Site 4 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. The area to which the policy relates is identified on the Policies Map. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1.
2.13 In response to Rep ID 19 (Anglian Water) the council would support a modification of the
plan as referred to on page 174 of CON 8 and as set out below:
After paragraph 10.3.4 of the plan add a new paragraph to read:
There is an existing sewer and water main in Anglian Water’s ownership within the
boundary of the site and the site layout should be designed to take these into
account. This existing infrastructure is protected by easements and should not be
built over or located in private gardens where access for maintenance and repair
could be restricted. The existing sewer should be located in highways or public
open space. If this is not possible a formal application to divert Anglian Water’s
existing assets may be required.
Add a new criterion to Policy Site 4:
E. the safeguarding of suitable access for the maintenance of water supply and
foul drainage infrastructure.
5.5 Site 5 – Park Farm Way/Shelley Road
2.14 As set out in paragraph 2.1 it is not considered necessary for Policy Site 5 to cover all
aspects of the what, where, when and how development will be delivered in this policy
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alone. The area to which the policy relates is identified on the Policies Map. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1.
2.15 In response to Rep ID 20 (Anglian Water) the council would support a modification of the
plan as referred to on page 175 - 176 of CON 8 and as set out below:
After paragraph 10.4.6 of the plan add a new paragraph to read:
There is an existing sewer in Anglian Water’s ownership within the boundary of the
site and the site layout should be designed to take these into account. This
existing infrastructure is protected by easements and should not be built over or
located in private gardens where access for maintenance and repair could be
restricted. The existing sewer should be located in highways or public open space.
If this is not possible a formal application to divert Anglian Water’s existing assets
may be required.
Add a new criterion to Policy Site 5:
F. the safeguarding of suitable access for the maintenance of foul drainage
infrastructure.
2.16 The council’s response to another representation received, Rep ID 97 (Hallam Land
Management) is provided on page 176 - 177 of CON 8. The current wording with regards
to Park Farm Way dualling is considered sufficient to ensure that the scheme is designed
to take account of future dualling, whilst still allowing some flexibility. This site is the
subject of a current planning application. The highways authority has made a request for
a financial contribution towards the future dualling of Park Farm Way from this site, but
this remains part of the detailed negotiations on the planning application as part of the
viability assessment and the Transport Assessment.
5.6 Site 6 – East of Eastfield Road
2.17 As set out in paragraph 2.1 it is not considered necessary for Policy Site 6 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. The area to which the policy relates is identified on the Policies Map. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1.
2.18 In response to Rep ID 21 (Anglian Water) the council would support a modification of the
plan as referred to on page 177 - 178 of CON 8 and as set out below:
After paragraph 10.5.6 of the plan add a new paragraph to read:
There is an existing sewer in Anglian Water’s ownership within the boundary of the
site and the site layout should be designed to take these into account. This
existing infrastructure is protected by easements and should not be built over or
located in private gardens where access for maintenance and repair could be
restricted. The existing sewer should be located in highways or public open space.
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If this is not possible a formal application to divert Anglian Water’s existing assets
may be required.
Add a new criterion to Policy Site 6:
D. the safeguarding of suitable access for the maintenance of foul drainage
infrastructure.
2.19 The council’s response to two other representations received, Rep ID 55
(Wellingborough Chamber of Commerce) and Rep ID 70 (Wellingborough Town Centre
Partnership), is provided on page 178 - 182 of CON 8.
5.7 Site 7 – Leys Road/ Highfield Road
2.20 As set out in paragraph 2.1 it is not considered necessary for Policy Site 7 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. The area to which the policy relates is identified on the Policies Map. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1.
2.21 In response to Rep ID 22 (Anglian Water) the council would support a modification of the
plan as referred to on page 182 - 183 of CON 8 and as set out below:
After paragraph 10.6.4 of the plan add a new paragraph to read:
There is an existing sewer in Anglian Water’s ownership within the boundary of the
site and the site layout should be designed to take these into account. This
existing infrastructure is protected by easements and should not be built over or
located in private gardens where access for maintenance and repair could be
restricted. The existing sewer should be located in highways or public open space.
If this is not possible a formal application to divert Anglian Water’s existing assets
may be required.
Add a new criterion to Policy Site 7:
D. the safeguarding of suitable access for the maintenance of foul drainage
infrastructure.
5.8 Site 8 – Milner Road, Finedon
2.22 As set out in paragraph 2.1 it is not considered necessary for Policy Site 8 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. The area to which the policy relates is identified on the Policies Map. The rates of
housing delivery anticipated by the plan are set out in the trajectory in Appendix 6 of
HOU 1.
2.23 In response to Rep ID 23 (Anglian Water) the council would support a modification of the
plan as referred to on page 183 - 184 of CON 8 and as set out below:
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After paragraph 10.7.2 of the plan add a new paragraph to read:
There is an existing water main in Anglian Water’s ownership within the boundary
of the site and the site layout should be designed to take these into account. This
existing infrastructure is protected by easements and should not be built over or
located in private gardens where access for maintenance and repair could be
restricted. The existing sewer should be located in highways or public open space.
If this is not possible a formal application to divert Anglian Water’s existing assets
may be required.
Add a new criterion to Policy Site 8:
E. the safeguarding of suitable access for the maintenance of water supply
infrastructure.
5.9 Site 9 – Sywell Aerodrome; in particular should the policy be strengthened by
seeking to resist development within the immediate vicinity of the aerodrome, if such
development would prejudice aviation use on the site?
2.24 As set out in paragraph 2.1 it is not considered necessary for Policy Site 9 to cover all
aspects of the what, where, when and how development will be delivered in this policy
alone. This is particularly relevant to Rep ID 111 (Historic England) which is considered
to be adequately covered by Policy 2 of the JCS. The area to which the policy relates is
identified on the Policies Map.
2.25 As explained in main issue (l) of CON 9 the council would support strengthening Policy
Site 9 by adding a final paragraph to the policy to read:
The council will seek to resist development within the immediate vicinity of the
aerodrome, if such development would prejudice aviation use on the site.
2.26 The council’s response to other representations received is set out on pages 184 – 187
of CON 8.
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Appendix A

Wellingborough East Boundaries
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Appendix B
Wellingborough East Masterplan
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Appendix C
Wellingborough North Masterplan
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