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INTRODUCTION 
 
1.1 The Councils of Corby, East Northamptonshire, Kettering and Wellingborough, 

together with Northamptonshire County Council, are working through a Joint 
Planning Unit and Joint Committee to create a ‘North Northamptonshire Core 
Spatial Strategy’. This Urban Extensions Study will help to inform the Strategy 
by identifying the most sustainable directions for growth on the periphery of 
the towns of Corby, Kettering and Wellingborough.  

 
 
PLANNING CONTEXT 
 
2.1 Regional Planning Guidance for the South East (RPG9, March 2001) identified 

the Milton Keynes and South-Midlands area as one of four potential growth 
areas in the wider South East. Subsequently, the Milton Keynes and South 
Midlands Study (MKSM Study), published in September 2002, concluded that 
the area had considerable potential for sustainable growth over the next 30 
years that would be of benefit both locally and nationally. 

 
2.2 Consultants were appointed in 2003 to undertake ‘Growth Area Assessments’ 

in order to examine the potential of the main areas identified in the MKSM 
Study in greater detail. DTZ Pieda Consulting, in association with Faber 
Maunsell, was commissioned to undertake the work for the Northampton and 
Corby/Kettering/Wellingborough areas. This involved an examination of the 
overall level of growth that could be accommodated to 2021; an appraisal of 
the physical, social and economic issues likely to affect and constrain options 
for urban growth; and an assessment of the implications for physical and 
social infrastructure and services. The Growth Area Assessments can be 
viewed at: http://www.southeast-ra.gov.uk/our_work/planning/area_studies/milton_midlands.html 

 
2.3 The Growth Area Assessments influenced the subsequent Milton Keynes and 

South Midlands Sub-Regional Strategy. The final version of the Strategy was 
published in March 2005 and has been incorporated into the Regional Spatial 
Strategy for the East Midlands (RSS8). It now forms part of the regional policy 
basis for the preparation of statutory Development Plan Documents by the 
local planning authorities in North Northamptonshire, providing strategic 
guidance on the scale, location and timing of development and associated 
employment, transport and infrastructure to 2021 together with the necessary 
delivery mechanisms. 

 
2.4 The Regional Spatial Strategy indicates that within North Northamptonshire 

provision should be made for a total of 52,100 dwellings between 2001 and 
2021. Development must be focused primarily on the three growth towns of 
Corby, Kettering and Wellingborough, which, in total, should accommodate 
34,100 dwellings or approximately 65% of the overall growth. The Regional 
Spatial Strategy indicates that the capacity to accommodate additional 
development should be fully utilised through measures to assess and bring 
forward surplus employment sites and other previously developed land and, 
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particularly at Corby, through opportunities for intensification and mixed use 
provided by regeneration and redevelopment. 

 
2.5 The Regional Spatial Strategy growth proposals support longer-standing 

aspirations for the expansion and regeneration of Corby.  The Regeneration 
Framework, prepared for the Urban Regeneration Company Catalyst Corby, 
identifies potential locations for urban extensions at the edge of the town.  This 
and subsequent work by the Corby Borough Council, has been taken into 
account in carrying out this Urban Extensions Study.       

 
2.6 The Joint Planning Unit (Housing Background Paper 2005) estimates that 

outstanding Local Plan allocations, outstanding planning permissions, 
dwellings completed since 2001 and urban capacity/windfall sites can provide 
for about 17,000 of the dwellings needed in the three growth towns. To 
accommodate the shortfall, further greenfield development is likely to be 
required for about 8,000 new homes at Corby, about 5,000 at Wellingborough 
and about 4,000 at Kettering.  

 
2.7 Proposals will be brought forward for sustainable urban extensions to provide 

for this additional development. These should be planned to ensure continued 
physical separation between the 3 towns and prevent coalescence with 
smaller settlements. The Regional Spatial Strategy indicates that areas of 
search for such extensions should include: 

 
 

• North east, north west, south, south west and west of Corby; 
• East, west and south of Kettering; and 
• East, north and west of Wellingborough. 

 
2.8 In examining future growth options, the longer term perspective of the 

Regional Spatial Strategy for a further 28,000 additional dwellings in North 
Northamptonshire for the period 2021 to 2031 should also be borne in mind as 
an uncommitted planning assumption, subject to review at an appropriate 
future date. 

 
2.9 The North Northamptonshire Core Spatial Strategy must be in general 

conformity with the Regional Spatial Strategy. An Issues and Options paper 
(Options for North Northamptonshire), the first stage in the preparation of the 
Core Spatial Strategy, was released in June 2005.  It sought views on the 
directions of growth for Corby, Kettering and Wellingborough. The main 
directions of growth identified in the Growth Area Assessments (north-east 
and west of Corby; east of Kettering; and east and north-west of 
Wellingborough) were broadly endorsed, with comments received on a range 
of other possibilities. Responses to the Issues and Options paper also 
generally favoured the allocation of a few, very large sustainable urban 
extensions rather than the dispersal of some of the growth amongst a greater 
number of sites on the basis that larger developments are more sustainable, 
providing a greater range of facilities and economies of scale. 
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2.10 As part of the consultation on the Issues and Options paper a workshop event 
was held on 17th June 2005 to inform and seek the views of stakeholders 
about the methodology being used to determine the most sustainable 
directions of growth. Over 30 representatives attended from local authorities, 
voluntary organisations, government agencies and infrastructure providers. 
There was general endorsement of the approach being taken and agreement 
on the need to examine all potential directions of growth, avoid coalescence 
and build in sustainability at all levels of the planning process. The need to 
examine the capacity of infrastructure and services and identify the scale of 
development necessary to create sufficient demand for facilities were also 
identified as important issues. 

2.11 The Preferred Options for North Northamptonshire, the first formal stage in the 
preparation of the Core Spatial Strategy, will build upon the Issues and 
Options paper. The North Northamptonshire Urban Extensions Study, together 
with comments received in response to consultation, will be used to determine 
the preferred options for sustainable urban extensions adjoining the growth 
towns.  The identification of preferred options for urban extensions does not 
mean that these areas have automatically passed any environmental or 
sustainability tests needed for planning permission to be granted.  The 
impacts of development in these locations will be evaluated in greater detail 
through the plans prepared by the districts and through the assessment of 
planning applications. 

 
 
THE STUDY AREA 
 
3.1 The Regional Spatial Strategy, as noted in paragraph 2.7, above, identifies the 

need to examine a number of specific options for urban extensions to Corby, 
Kettering and Wellingborough. It does not, however, indicate that the list is 
intended to be all-inclusive and this study therefore identifies and evaluates all 
possible directions for growth on the periphery of the towns.   

 
3.2 A buffer was drawn around each of the three towns. This buffer was broadly 

2kms in width, although it was reduced in some places and extended in others 
in order to align the boundary with topographical features, including roads and 
rivers. Each buffer was subdivided into several sectors defined by 
topographical features and corresponding with the directions of growth 
identified in the Regional Spatial Strategy. The buffers and sectors shown on 
the maps included in Appendix 1 were not intended to form definitive growth 
options but were defined in order to provide a way of assessing constraints 
and opportunities within broad directions of growth.  

 
 
PHASE 1: INITIAL ASSESSMENT OF SECTORS 

  
4.1 In Phase 1 of the study each sector was assessed against a range of 

environmental, social and economic sustainability criteria set out in a pro-
forma that was informed by the Growth Area Assessments. The pro-forma 
included a range of decision-making criteria linked to the objectives in the 
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Sustainability Appraisal Scoping Report developed for the North 
Northamptonshire Core Spatial Strategy, which can be viewed at: 
http://www.nntogether.co.uk/library/default.asp?frmtype=2.The objectives in 
the Scoping Report were, in turn, influenced by requirements at international, 
EU, national, regional and local level.  The pro-forma was designed as a 
pragmatic, rapid assessment tool that would use available information and 
professional judgement. It provided a convenient way of listing and appraising 
various attributes in a consistent way and introduced a systematic approach 
which was essentially simple in concept, relatively easy to understand and 
would enable a comparative assessment of each sector to be undertaken.  

 
4.2 A colour coding system was devised to try and differentiate between the 

seriousness of the identified constraints. The use of colours and symbols 
avoided the temptation to add or score assessments, as this would imply that 
the different indicators were directly comparable and that the scores could 
therefore simply be added together to give a total that would determine the 
best option. The colours operated like a traffic light system from green 
(positive) through yellow and orange to red, which represented the potentially 
most significant problems and included areas of strategic importance such as 
floodplains. In general the symbols and colours across all topics related to the 
following descriptions: 

 
 No constraints identified, development acceptable in principle 

- There may be constraints, but mitigation is possible 
 Significant constraints, although mitigation should be possible 
 Absolute constraints where mitigation is unlikely to be possible and 

development is probably unacceptable 
? Uncertain 

 
4.3 The decision-making criteria were not intended to cover all aspects of 

sustainability but were selected in order to draw out key differences that would 
enable a meaningful comparison to be made between sectors. It was 
considered that all sites would, for example, offer similar opportunities for 
people to meet their housing needs. Geographical changes arising from the 
decision to focus more precisely on particular directions of growth, following 
phase 2 of the study (see below), resulted in the need to revisit and revise the 
commentary and assessment relating to the sectors. In order to avoid 
confusion, the completed pro-forma for each sector prepared during phase 1 
of the project is not included in this study. 

  
4.4 Experts assessed certain topics listed in the pro-forma; the Built and Natural 

Environment Service of Northamptonshire County Council undertook an 
environmental sensitivity assessment, examining the degree to which each 
sector could accommodate change without significant effects on the character 
of an area. The detailed methodology and work undertaken by the County 
Council is set out in a separate ‘Environmental Sensitivity Assessment’ 
document and can be downloaded from the website at: www.nntogether.co.uk 
Phase 1 of the work on the environmental sensitivity assessment involved a 
desk study using GIS in order to identify and tabulate the existence of 
sensitivity attributes for each sector using a checklist of recognised key 
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attributes and key data sets listed in the Environmental Sensitivity Assessment 
study. Attributes were assessed under separate headings of biodiversity, 
landscape (including coalescence) and cultural heritage. The output from this 
first phase also included maps to illustrate sectors of high, moderate and low 
sensitivity. Highway consultants were also employed to provide a broad 
appraisal of the likely impact of development in each sector on the highway 
network whilst planners from the relevant local authorities and with local 
knowledge of their area assessed the remaining topics.  

 
4.5 The information contained in each pro-forma was subsequently incorporated 

into a summary table enabling a broad comparison of the advantages and 
disadvantages of development within each sector to be made. The results in 
the summary tables were used to highlight where further work would be 
necessary. Constraints identified during phase 1 may, for example, not 
necessarily be applicable to the entire sector. It was also important to 
determine whether the advantages and disadvantages identified for each 
sector related to land adjacent to the existing urban area or to the outer fringe 
where development would be less sustainable owing to its relative isolation. 
Where a potential development area was located adjacent to the existing 
urban area it would also be necessary to assess whether or not the capacity of 
the site was sufficient to accommodate a strategic level of growth and ought 
therefore to be identified in the Core Spatial Strategy.  

 
  
PHASE 2: THE DETAILED ASSESSMENT OF SECTORS - METHODOLOGY 
 
5.1 Phase 2 of the study sought to further refine the process by undertaking a 

more detailed environmental sensitivity assessment of the landscape, 
biodiversity and cultural heritage relating to each sector in order to identify, 
more precisely, opportunities and constraints. The environmental sensitivity 
assessment involved the production of a more detailed level of mapping than 
in phase 1 in order to reflect variations in environmental sensitivity within each 
sector. Extensive field surveys were undertaken in order to provide further 
data for this more detailed phase.  

 
5.2  The results of the sensitivity analysis relating to landscape, biodiversity and 

cultural heritage around each of the growth towns are depicted on the maps 
included in Appendix 2 (Landscape Sensitivity), Appendix 3 (Biodiversity 
Sensitivity) and Appendix 4 (Cultural Heritage Sensitivity). The seriousness of 
the constraints was defined using the colour coding referred to in paragraph 
4.2 above. For example, red was used to indicate areas that contain 
significant constraints such that it is not considered appropriate for 
development to take place. A composite map, included in Appendix 5 
(Combined Environmental Sensitivity), was also produced for each town. The 
colour of this map deepens where key landscape, biodiversity and cultural 
heritage attributes combine to reinforce the significance of the constraints. 
Areas of high overall environmental sensitivity are coloured dark red whilst 
those of low sensitivity are coloured light red.  Further information on the 
methodology used during phase 2 of the assessment is included in the 
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‘Environmental Sensitivity Assessment’ document produced by the County 
Council.    

 
5.3 Work was also undertaken as part of phase 2 to assess the nature of other 

key built and natural constraints. Maps identifying these constraints are 
included in Appendices 6 and 7. There is, however, no land of grade 2 
agricultural land quality around Corby and a map illustrating this is not 
therefore included in Appendix 7. The various constraints were colour coded 
according to their sensitivity and in accordance with the description in 
paragraph 4.2, above. The constraints that were examined and the colour 
coding applied to each of these are as follows: 

      
Red constraints: 
 

• Floodplains: National planning policy (PPG25) on development and 
flood risk seeks to reduce the risks to people and the environment from 
flooding. Built development within flood plains should be wholly 
exceptional. 

 
• Landfill Sites: The emerging land use strategy for waste in 

Northamptonshire is set out in the Revised Deposit Northamptonshire 
Waste Local Plan (November 2003). The plan identifies sites that 
should be safeguarded from alternative development. 

 
• Mineral Extraction Sites: The emerging plan for mineral extraction in 

Northamptonshire is set out in the Northamptonshire Local Plan 
Second Deposit Draft (October 2004). The plan allocates land for 
mineral extraction that should be safeguarded from alternative 
developments. 

 
• Hazardous Installations: These are sites where hazardous substances 

are present in sufficient quantities to warrant the need for consent from 
the local planning authority. The Health and Safety Executive have 
established consultation zones in respect of these installations to 
identify areas where particular types of development should normally 
be precluded.  

 
• Extant Planning Permissions: In some instances planning permission 

has been granted for development of a significant scale within parts of 
the sectors.  

 
Orange constraints: 
 

• Agricultural Land: It is national planning policy (PPS7 – Sustainable 
Development in Rural Areas) to protect the best and most versatile 
agricultural land i.e. grades 1,2 and 3a. Development of poorer quality 
land should be used in preference to that of a higher quality except 
where this would be inconsistent with other sustainability 
considerations. Agricultural Land Classification maps are produced by 
DEFRA and are designed to give strategic advice on the distribution of 
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land quality. Detailed survey work may, however, reveal smaller areas 
of high grade land not shown on these maps. In addition the maps do 
not differentiate between grade 3a and grade 3b land and, for the 
purposes of this study, the orange constraint applies to areas of grade 
1 and 2 land only. 

 
• Oil and high pressure gas pipelines and 400kv overhead electricity 

lines: The location of these constraints within the study area will place 
restrictions on development, resulting in the need to either plan for their 
retention within the development or, alternatively, their diversion which 
can incur significant costs.  

 
• Sports and Recreation Facilities, including allotment land: National 

planning policy (PPG17) on Sport and Recreation indicates that such 
facilities should not be built on unless an assessment has been 
undertaken which has clearly shown the open space or the buildings 
and land to be surplus to requirements. It is, however, envisaged that it 
should be possible to replace such facilities where they are located 
within a planned urban extension.  

 
• Major roads and railways: Road and rail corridors may act as a 

significant constraint to movement between the town and development 
within a particular direction of growth, resulting in costly measures to 
ensure integration of urban extensions within the town. 

 
5.4 A key principle of sustainable development is to locate new housing within 

close proximity of existing services, facilities and jobs that are accessible by 
alternative modes of transport to the private car. Sustainable urban extensions 
therefore need to be of sufficient scale and density to support basic amenities 
and minimise the use of resources, including land. The scale and nature of 
facilities and services that can be provided within an urban extension depends 
upon a number of factors including the planned scale of residential 
development; the proximity and capacity of existing facilities and services; and 
the socio demographic characteristics of residents. Increased consumer 
choice and mobility also means that residents may not choose to use local 
facilities and this will impact on the level of population necessary to support a 
given service. For the purposes of guidance, however, the following table 
indicates the scale of development that may be necessary in order to create 
demand for particular facilities.  

 
Facility  Threshold (No. of dwellings) 
Local shop 625 (3) 
Primary care (general practitioner) 750 (1) 
Primary school (one form entry) 860 (1) 
NHS dentist 1250 (1) 
Primary school (two form entry) 1700 (2) 
Community centre 1700 (3) 
Post office 2000 (3) 
Local centre 2500 (3) 
Pub 2500 (3) 
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Secondary school (1260 places) 6000 (2) 
Leisure centre 10000 (3) 
District centre 10000 (3) 

 
 

(1) Guidance on the Use of Planning Obligations – Borough Council of Wellingborough 
(2) Growth Area Assessments – Northampton & Corby/Kettering/Wellingborough. Final Stage 2 Report. 
(3) Shaping Neighbourhoods – Hugh Barton, Marcus Grant and Richard Guise – Spon Press (2004) 

 
5.5 Work undertaken as part of the study sought to provide guidance on the land 

budget required per 1000 dwellings at an average density of 35 and 40 
dwellings/ha.  In the following table the amount of land required for community 
facilities, including schools and open space, is based on figures used in the 
MKSM Study (September 2002) of 4ha/1000 population and 2.4 persons per 
dwelling. In addition, urban extensions will need to include the provision of 
employment land. The scale of employment land required will need to be 
determined at a more local level. For the purposes of this study, however, an 
indicative assumption of 5ha per 1000 dwellings has been included in the land 
budget.  Land included as strategic green space equates to 30% of the area 
required for dwellings and employment.  
 
  Land take (ha) at 35 

dwellings/ha  
Land take (ha) at 40 
dwellings/ha  

1000 dwellings                      28.5                        25 
employment land 5 5 
Community facilities   9.5 9.5 
Strategic green space  10 9 
Total (ha)                              53                                    48.5  

  
5.6 The work undertaken during phase 2 indicated areas where mitigation was 

unlikely to be possible and, as a consequence, areas where there was 
considered to be insufficient capacity to accommodate a strategic urban 
extension. A brief explanation as to the reasons why particular sectors were 
excluded at the end of phase 2, or included for further study beyond that 
stage, is set out in section 6, below.  

 
 
PHASE 2: ASSESSMENT OF INDIVIDUAL SECTORS 

 
6.1 This section briefly outlines the reasons why each sector shown on the maps 

included in Appendix 1 was judged to be either appropriate or inappropriate for 
further consideration within phase 3 of the study. The summary of constraints 
is based on the sensitivity maps for each town included in Appendices 2 to 5 
and maps relating to other key built and natural constraints included in 
Appendix 6. 

 
 Corby 
 
6.2 Sector C1 is essentially of high landscape sensitivity and much of the area is 

of high biodiversity and cultural heritage sensitivity. The sector is located in the 
broad unspoilt valley of the River Welland and includes significant areas of 
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woodland that are also County Wildlife Sites. Important archaeological 
remains present a further major constraint on potential development in this 
area. The villages of Rockingham and Gretton are also located on the 
periphery of the sector. Due to the significant number and scale of constraints 
this sector is not considered to be suitable for a major urban extension. 

 
6.3 Sector C2 is of high landscape sensitivity. The area has a quiet and isolated 

rural landscape, and undulations and wooded areas create discrete ‘pockets’ 
in the landscape. Kirby Hall and its setting is an important cultural heritage 
asset and constraint. The area around the village of Gretton is also of high 
cultural heritage sensitivity. There are pockets of high biodiversity sensitivity 
particularly associated with the woodland areas in the north east of the sector 
and along the watercourse close to the southern edge. Given the nature and 
scale of these constraints, this sector is not considered suitable for a major 
urban extension. 

 
6.4 Sector C3 includes a mixture of landscape sensitivities, including an area of 

high value along the northern edge. Most of the remainder of the sector, which 
includes the Corby Old Quarry Gullet and Old Quarry Ponds County Wildlife 
Sites, is of high biodiversity value, although that part closest to the urban area 
is of medium sensitivity. In terms of cultural heritage most of the sector is of 
low significance, although the area surrounding Weldon is of high sensitivity 
because of the Conservation Area designation and the important 
archaeological site of Little Weldon Roman Villa. The area closest to the urban 
area is, overall, of low to medium sensitivity. In addition, the sector includes 
Rockingham Motor Speedway and Priors Hall Golf Course. Having regard to 
the location and scale of constraints, there is potential to accommodate 
development within the area broadly identified on the map included in 
Appendix 12.  The potential of this part of the sector is considered further in 
Phase 3 of the Study.  

 
6.5 A planning application has been submitted for a major urban extension on 

land within this sector (Priors Hall) and has been the subject of detailed 
evaluation by the local planning authorities. The site area includes land within 
Corby and East Northamptonshire. Corby Borough Council has made an in-
principle decision to grant permission whilst East Northamptonshire has yet to 
determine the application for development within its area. In view of the clear 
commitment by Corby Borough Council and the developer to bring forward 
development in this location, the Priors Hall scheme (at least that element  
falling within Corby Borough) is likely to be treated as a ‘given’ in the Core 
Spatial Strategy.  However, given that planning permission is not currently in 
place, and in order to ensure a consistent and robust approach across the 
three growth towns, Sector C3 has been evaluated in the Urban Extensions 
Study in the same way as other sectors.  

 
6.6 Sector C4 is of medium landscape sensitivity but includes areas of high 

sensitivity adjacent to Weldon and along the eastern/southern edge of the 
area. There are areas of high biodiversity associated with Weldon Park 
Ancient Woodland/ SSSI and the Willow Brook along the northwest edge of 
the sector. Land adjacent to Weldon and Weldon Park is also of high cultural 
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heritage sensitivity. The remainder of the area is, overall, of medium to low 
sensitivity and it is therefore considered that the potential to accommodate 
development within this part of the sector should be considered further. 

 
6.7 Sector C5 includes areas of high landscape sensitivity in the south of the 

sector and around Weldon. The landscape has a broad exposed plateau with 
large woodland to the south along a quarried slope. The area is predominantly 
of medium biodiversity sensitivity, although there are areas of high biodiversity 
around Weldon and associated with the large woodland, which is a County 
Wildlife Site. The sector is predominantly of low cultural heritage sensitivity 
with an area of high sensitivity around Weldon. The location of Corby sewage 
treatment works could have an adverse impact on development in this sector. 
In addition, there are two active landfill sites (Weldon and Corby) that truncate 
the site and which, in combination with the other constraint referred to, renders 
the sector unsuitable for a major urban extension.  

 
6.8 Sector C6 includes areas of high landscape and biodiversity sensitivity along 

the northern and southern boundaries. The area has a rolling landscape, 
which faces west and south, and a quiet rural character. There are areas of 
high biodiversity sensitivity, particularly associated with the South Wood 
County Wildlife Site in the north and along the southern boundary. The sector 
is predominantly of medium cultural heritage sensitivity, although the 19th 
century enclosure fieldscape to the north of Little Oakley is of high 
significance. The line of the proposed Corby Link Road also affects the sector. 
Having regard to the location and scale of constraints, it is considered that the 
potential of the area north of the Corby Link Road, avoiding the areas of high 
environmental sensitivity along the northern boundary, should be considered 
further. 

 
6.9 Sector C7 includes significant areas of high landscape sensitivity along the 

eastern and southern boundaries. The area consists of an elevated and 
undulating rural landscape within which wide views are possible, including 
some towards Kettering. The remainder of the sector is primarily of medium 
sensitivity, with an area of relatively low value towards the northwest. There 
are areas of high biodiversity sensitivity, particularly on the fringes of the 
sector and along the railway. The majority of the site is of medium cultural and 
heritage significance, although there are pockets of high sensitivity around 
Storefield Wood and the settlements of Great Oakley, Little Oakley, Newton 
and Geddington. The line of the railway and proposed Corby Link Road also 
affects the sector. Having regard to the location and scale of constraints within 
this sector, it is considered that the potential of the area to the north west of 
the Corby Link Road, avoiding the areas of high environmental sensitivity 
around Storefield Wood and Great Oakley, should be considered further. 

 
6.10 Sector C8 includes areas of high landscape sensitivity to the north, east and 

south. The southern tip presents an open and remote landscape with views to 
Kettering. The remainder of the sector is of medium sensitivity. The eastern 
edge of the area includes land of high biodiversity sensitivity, with further small 
pockets of high significance throughout the sector. The only area that is of 
high cultural heritage value is located around Pipewell on the western 
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boundary. Rushton Landfill Site is a major constraint that is located at the 
southern end of the sector. Having regard to the location and scale of 
constraints, it is considered that the potential of the area north of Rushton 
Landfill Site, avoiding areas of high environmental sensitivity in the north, 
should be considered further. 

 
6.11 Sector C9 has a largely rural and plateau landscape which slopes away at the 

western and southern boundaries where there are significant areas of high 
landscape and biodiversity sensitivity. Along the boundary with the A427 to the 
north there is also an area of high biodiversity. The sector is predominantly of 
medium cultural heritage sensitivity, although the important archaeological 
remains of Pipewell Abbey and medieval settlement (Scheduled Monument) 
are a constraint in the southwest corner of the sector. Adjacent to the existing 
urban area, however, the land is of overall medium environmental sensitivity. 
Having regard to the location and scale of constraints, it is considered that the 
potential to accommodate development in the area to the north east of Ash 
Coppice and north of Swinawe Wood should be considered further. 

 
6.12 Sector C10 is heavily constrained by landscape, biodiversity and cultural 

heritage assets. It has a highly visible landscape, part plateau and part 
Welland Valley, and includes Rockingham Castle and parkland. Overall, most 
of the area is of high landscape sensitivity. The sector is also of high cultural 
heritage sensitivity, incorporating Rockingham Castle; the adjacent remains of 
a former market village that are of national importance; and other important 
assets. Similarly, the majority of the area is of high biodiversity sensitivity. Due 
to the significant number and scale of constraints this sector is not considered 
suitable for a major urban extension. 

 
Kettering 
 

6.13 Sector K1 is an area of predominantly high landscape sensitivity incorporating 
Weekley Hall Woods and lying adjacent to Boughton Park. The sector also 
has a high proportion of high biodiversity sensitivity and areas of high cultural 
sensitivity.  The less constrained areas, predominantly to the west and 
southwest, are being developed as part of the North Kettering Business Park. 
Consequently the sector is considered unsuitable for a strategic urban 
extension. 

 
6.14 Sector K2a is heavily constrained. It is primarily an area of high landscape 

sensitivity centred on the Ise Valley and the avenues of Boughton House 
parkland. The sector is also predominantly of high cultural heritage sensitivity. 
The southern avenue of Boughton House parkland, which is registered 
grade1, crosses this area and a significant section of the site is categorised as 
being of high biodiversity sensitivity. Given the scale and location of 
constraints the sector is considered unsuitable for a strategic urban extension. 

 
6.15 Sector K2b includes an area of high biodiversity sensitivity towards the 

eastern periphery where the Alledge Brook forms an important corridor. The 
southern avenues of Boughton House parkland also extend into the northern 
part of the sector. The area to the west of Cranford (located in the south east 
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extremity of the sector) is, overall, of high sensitivity. Given the availability of 
land that is of medium sensitivity, and that a significant proportion of the area 
closest to Kettering is of low landscape sensitivity, the potential of the western 
part of this sector to accommodate development should be examined further. 

 
6.16 Sector K3 lies to the south of the A14 and is predominantly of medium and low 

landscape sensitivity with a sparse and isolated plateau landscape with limited 
though long distance views of Kettering and Burton Latimer. There is an area 
of high biodiversity sensitivity in the east of the sector around Cranford Quarry. 
This part of the sector also contains Cranford Landfill Site. Located on the 
southern edge of the sector there is also the site of a proposed wind farm at 
Burton Wold. Having regard to the scale and location of constraints, the 
potential to accommodate development in the northwest of the sector should 
be considered further.  

 
6.17 Sector K4 lies to the south of the A14 and is predominantly of medium 

landscape and cultural heritage sensitivity, although the villages of Isham to 
the southeast and Pytchley/Orlingbury to the West are significant constraints. 
The A509 and proposed bypass to the west of Isham further constrain this 
sector. Pockets of high biodiversity sensitivity are located primarily along the 
River Ise and its tributary where the floodplain acts as a further constraint. 
Having regard to the scale and location of constraints, the development 
potential in the north of the sector around the A14/A509 junction should be 
considered further. 

 
6.18 Sector K5 lies to the West of the A14 and is bisected by the A43, which has 

been used to split the sector into two areas - north of the A43 and south of the 
A43. The area to the north of the A43 is constrained by two areas of high 
landscape sensitivity in the west and north of the sector. Land around the 
village of Great Cransley is defined as an area of high cultural heritage 
sensitivity. Areas of high biodiversity sensitivity truncate the sector and 
incorporate the sensitive habitats of the Ise tributaries. The development 
potential of the more unconstrained land immediately North of the A43 should 
be considered further. South of the A43 the area is predominantly of medium 
landscape sensitivity, although the edge of the sector is of low landscape 
sensitivity. There are 2 golf courses adjacent to the A14 corridor. The villages 
of Pytchley (in the South West) and Broughton (in the West) are constraints to 
development. Having regard to the scale and location of constraints, it is 
considered that the development potential of the sector away from the areas 
of high environmental sensitivity in the north, west and southwest of the sector 
should be assessed further.  

 
6.19 Sector K6 is predominantly of high landscape sensitivity within which Glendon 

Hall and parkland forms the main feature in the north of the sector. There are 
also pockets of high biodiversity sensitivity particularly associated with the 
stream and woodland. The unconstrained area of the sector is, however, of 
insufficient size to accommodate a strategic urban extension. 
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 Wellingborough 
 
6.20  Sector W1 includes part of the village of Great Harrowden together with Great 

Harrowden Hall and grounds - a listed building, registered park and garden 
and golf course. The area is essentially of high landscape sensitivity, although 
the southernmost part, which is not of sufficient size to accommodate an 
urban extension of a strategic scale, is of low sensitivity. The sector also 
includes areas of high biodiversity and cultural heritage, particularly 
associated with the Hall and grounds. Having regard to the location and scale 
of constraints, this sector is not considered suitable for a major urban 
extension. 

 
6.21 Sector W2 includes an area of the River Ise floodplain, which is also of high 

landscape and biodiversity sensitivity. The area immediately west of Finedon 
is also of high landscape, biodiversity and cultural heritage sensitivity. Within 
the southernmost part of the sector, however, lies an area that is essentially of 
moderate sensitivity. The potential of this part of the sector to accommodate 
development should be examined further.    
 

6.22 Sector W3 lies adjacent to Wellingborough East (WEAST), which is allocated 
for mixed-use development in the Local Plan and is the subject of a planning 
application that has yet to be determined. The southernmost part of sector W3 
lies within the floodplain and is of high landscape and biodiversity sensitivity. 
Important archaeological remains and historic buildings around Chester Farm 
at the southern end of the sector also results in an area of high cultural 
sensitivity adjacent to the A45. Eastward expansion of WEAST towards the 
northern end of the sector is limited by an active landfill site east of Sidegate 
Lane together with pockets of high biodiversity sensitivity and proximity to 
Finedon. The potential of the sector to accommodate additional development 
on land west of Sidegate Lane, in association with WEAST, should therefore 
be examined further.  
 

6.23 Sector W4 lies to the south of the A45. The northernmost part includes 
Irchester Country Park, which is of high landscape, biodiversity and cultural 
heritage. The sector includes the settlements of Irchester and Little Irchester 
and there would be a need to avoid coalescence with these settlements. 
There are also areas of allotment land the east and south of Little Irchester 
and to the east of Chester Rd to the north of Irchester. Due to the location and 
scale of constraints, this sector is not considered suitable for an urban 
extension.   
 

6.24 Sector W5 also lies to the south of the A45. Development within the eastern 
part of the sector would be located within the floodplain of the River Nene. 
There are also large areas of high landscape, biodiversity and cultural heritage 
sensitivity. The village of Great Doddington is also located within the sector, 
creating a further constraint to development. Due to the location and scale of 
constraints, this sector is considered to be an inappropriate location for an 
urban extension. 
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6.25 Sector W6 lies to the west of Wellingborough. The southernmost part, around 

Wilby, is essentially of high landscape sensitivity whilst the area directly to the 
south of the village is within the floodplain of the Swanspool Brook and is of 
high biodiversity sensitivity. Wellingborough Rugby Ground is also located in 
this part of the sector, adjacent to the A45. There are also areas of high 
landscape sensitivity around Mears Ashby and south of Hardwick and small 
pockets of high biodiversity. The Old Grammarians Sports Grounds is located 
towards the northern end of the sector. Much of the sector to the north of 
Wilby is, however, of medium landscape, biodiversity and cultural heritage 
sensitivity. Having regard to the scale and location of constraints, the potential 
of this part of the sector should be examined further.     
 

6.26 Sector W7 lies to the north west of Wellingborough. The northern part of this 
sector, which includes the settlement of Great Harrowden and part of Little 
Harrowden, is of high landscape sensitivity. Within the sector there are also 
small pockets of high biodiversity such as Blackberry Fox Covert.  Much of the 
land south of Great Harrowden is of low landscape sensitivity and medium 
biodiversity and cultural heritage sensitivity. The potential of this part of the 
sector to accommodate development should therefore be examined further.  

 
 
PHASE 3: EVALUATION OF POTENTIAL DEVELOPMENT AREAS - 

METHODOLOGY 
 
7.1 Phase 3 of the study focused on those parts of each sector identified in 

section 6 as being comparatively less constrained and sought to identify, in 
broad terms, where development would be most likely to make the best 
contribution towards the sustainability of each of the towns. In order to 
compare the directions of growth taken forward from phase 2 a sustainability 
appraisal pro-forma, included in Appendix 8, was used. 

 
7.2 The individual directions of growth were ranked for each sustainability 

appraisal topic according to how it performed relative to the other options, with 
the best performing direction ranked ’A’. The other options were then ranked 
in descending order according to their ability to meet the sustainability 
appraisal topic criteria. Options were given the same ranking where they 
performed equally as well when judged against each other. The use of letters 
rather than numbers to score the options avoided the temptation to add or 
score assessments, as this would imply that the different indicators were 
directly comparable and that the scores could therefore simply be added 
together to give a total that would determine the best option. The assessments 
for Corby are included in section 8, below, whilst those for Kettering and 
Wellingborough are set out in sections 9 and 10 respectively. 

 
 
PHASE 3: SUSTAINABILITY ASSESSMENT OF POTENTIAL DEVELOPMENT 

AREAS ON THE PERIPHERY OF CORBY 
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8.1 The following assessment relates in broad terms to those parts of sectors C3, 
C4, C6, C7, C8 and C9 identified in section 6 for further consideration and 
should be read in conjunction with the various maps included within the 
appendices. 

 
 
 

Accessibility to Services/Facilities: Commentary and Conclusion 
Proposals for development of Land to the North East (Priors Hall) (C3) 
include provision for a new secondary school (Corby Academy), shops and 
health facilities. 
Land East of Weldon (C4), East (C6) and South (C7) are not well related to 
existing/proposed facilities, although most land within these areas is located 
just beyond the 1500m secondary school buffer.  
Land to the South West (C8) is poorly located in relation to existing facilities. 
Most of Land to the West (C9) is within 1500m of a secondary school. There 
are, however, no health facilities within 1000m and the area is generally 
located more than 800m from a local centre. 

Ranking: 
NorthEast(C3): 

A 
Weldon(C4): 

C 
East(C6): 

C 
South(C7): 

C 
SouthWest(C8): 

D 
West(C9): 

B 
 
Accessibility to Employment Sites: Commentary and Conclusion 
All areas with the exception of the northern part of Land to the West would 
generally be within 3kms of one or more employment sites of more than 5ha.  
Ranking: 
NorthEast(C3): 

A 
Weldon(C4): 

A 
East(C6): 

A 
South(C7): 

A 
SouthWest(C8): 

A 
West(C9): 

B 
 
Accessibility to Public Transport: Commentary and Conclusion 
Land to the North East and East is neither on an inter-urban bus route nor on 
a local bus route. 
Land to the South and South West is located adjacent to the A6003, which is 
used by a regular inter-urban bus service (hourly or better) between Corby 
and Kettering and Peterborough and Milton Keynes. There are also several 
local services using this route. 
Land East of Weldon is also located in close proximity to the Milton Keynes to 
Peterborough inter-urban bus route.  
Land to the West is located adjacent to the A427, which is used by several 
local services. 
Ranking: 
NorthEast(C3): 

C 
Weldon(C4): 

B 
East(C6): 

C 
South(C7): 

A 
SouthWest(C8): 

A 
West(C9): 

B 
 
Health: Commentary and Conclusion 
There are no known notifiable installations or sports and recreational facilities  
that would impact upon the directions of growth.  
Ranking:  
NorthEast(C3): 

A 
Weldon(C4): 

A 
East(C6): 

A 
South(C7): 

A 
SouthWest(C8): 

A 
West(C9): 

A 
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Liveability: Commentary and Conclusion 
Rushton landfill site is located to the south of Land to the South West. None 
of the other sites would be affected by a known source of unpleasant odour. 
Ranking 
NorthEast(C3): 

A 
Weldon(C4): 

A 
East(C6): 

A 
South(C7): 

A 
SouthWest(C8): 

B 
West(C9): 

A 
 
Biodiversity: Commentary and Conclusion  
All of the locations include areas of high and medium sensitivity. The area 
with the greatest amount of land defined as being within this category, and 
therefore the least constrained, is Land to the West. 
Ranking 
NorthEast(C3): 

B 
Weldon(C4): 

B 
East(C6): 

B 
South(C7): 

B 
SouthWest(C8): 

B 
West(C9): 

A 
 
Landscape: Commentary and Conclusion 
All of the areas identified in section 6 for further consideration, with the 
exception of Land to the East, are essentially of medium sensitivity in 
landscape terms. Land to the North East, however, includes a large area of 
land immediately adjacent to the town that is of low sensitivity.  
Ranking: 
NorthEast(C3): 

A 
Weldon(C4): 

B 
East(C6): 

B 
South(C7): 

B 
SouthWest(C8): 

B 
West(C9): 

B 
 
Cultural Heritage: Commentary and Conclusion 
Areas to the East, South and West identified in section 6 for further 
consideration are of medium sensitivity. Land East of Weldon, however, is 
essentially an area of low sensitivity whilst Land to the North East and South 
West include areas of both medium and low sensitivity.  
Ranking 
NorthEast(C3): 

B 
Weldon(C4): 

A 
East(C6): 

C 
South(C7): 

C 
SouthWest(C8): 

B 
West(C9): 

C  
 
Water Conservation and Management: Commentary and Conclusion 
There are floodplains running through several of the areas. The land affected 
is, however, of a relatively minor scale and it should therefore be possible to 
avoid development within the floodplain. Mitigation might, for example, 
include the use of these areas as open space and part of the green 
infrastructure network. 
Ranking: 
NorthEast(C3): 

A 
Weldon(C4): 

A 
East(C6): 

A 
South(C7): 

A 
SouthWest(C8): 

A 
West(C9): 

A 
 
Soil and Land: Commentary and Conclusion 
There are no areas of grade 1 or 2 agricultural land.  
Ranking: 
NorthEast(C3): 

A 
Weldon(C4): 

A 
East(C6): 

A 
South(C7): 

A 
SouthWest(C8): 

A 
West(C9): 

A 
 
Minerals: Commentary and Conclusion 
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Land allocated for mineral extraction would not be affected by development 
within any of the areas. 
Ranking: 
NorthEast(C3): 

A 
Weldon(C4): 

A 
East(C6): 

A 
South(C7): 

A 
SouthWest(C8): 

A 
West(C9): 

A 
 
Renewable Energy: Commentary and Conclusion 
Land to the South West is located close to Rushton landfill site, which may 
represent a source of renewable energy.   
Ranking: 
NorthEast(C3): 

B 
Weldon(C4): 

B 
East(C6): 

B 
South(C7): 

B 
SouthWest(C8): 

A 
West(C9): 

B 
 
Wealth Creation: Commentary and Conclusion 
The preferred site for the railway station at Corby is the most northerly of the 
two options shown on the map in Appendix 9. None of the sites are, however, 
within 1500m of this location. The following rankings are therefore based on 
proximity of the areas to the station.  
Ranking: 
NorthEast(C3): 

B 
Weldon(C4): 

B 
East(C6): 

A 
South(C7): 

B 
SouthWest(C8): 

C 
West(C9): 

B 
 
Town Centres: Commentary and Conclusion 
Land to the East and most of Land to the West are the only areas within 
3kms of the town centre.  
Ranking: 
NorthEast(C3): 

B 
Weldon(C4): 

B 
East(C6): 

A 
South(C7): 

B 
SouthWest(C8): 

B 
West(C9): 

A 
Infrastructure (access to the highway network): Commentary and 
Conclusion 
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Land to the North East has poor access to A14 along the congested A43 
south and/or proposed Corby Link Road. Access to A47 is good via A43, 
north of Corby. At present, access to the local network is limited via the 
congested Steel Road and Phoenix Parkway. However, the Priors Hall 
development may provide an alternative access to A43 north. Access to the 
northern industrial estates is good via the proposed northern distributor road. 
Access to the eastern estate and town centre is good via the A427 Weldon 
Road. 
Land East of Weldon has poor access to A14 along future year congested 
A43 south and/or proposed Corby Link Road, but access to A14 east is 
adequate via A6116 to Thrapston. Access to A47 is good via A43, north of 
Corby. Access to the local network is good along A43 north but poor via 
future year congested A43 south. Access to the town centre is good via A427 
Weldon Road. Access to the northern industrial estates is good along the 
proposed northern distributor road. Access to the eastern industrial areas is 
good via A427 Weldon Road. 
Land to the East has poor access to A14 along the congested A43 south and 
proposed Corby Link Road. Access to the local network is limited via the 
congested A43 south. Access to the town centre is limited by the congested 
A6086 and by a lack of crossing points along the rail line. Access to the 
northern industrial estate is poor along the congested A6086 Phoenix 
Parkway. Access to the eastern industrial estate is limited via the Corby Link 
Road and congested A43 south. 
Land to the South has adequate access to A14 along A6003 south of Corby. 
Access to the local network is adequate on A6003 south and A43 south but 
limited on A6003 Uppingham Road. Access to the town centre is adequate 
via A6014 Oakley Road. Similarly, access to the eastern industrial estate is 
adequate along A6014/Weldon Road. Access to the northern industrial estate 
is adequate via A6014 and local urban roads. 
 
Land to the West has adequate access to A14 along A6003 south. Access to 
the local network is adequate via A6003 south but northbound trips are 
limited on future year congested A6003 Uppingham Road. Access to the 
town centre is adequate via A6014 Oakley Road. Access to the eastern 
industrial estate is also adequate along A6014/Weldon Road. Access to the 
northern industrial estate is adequate via A6014 and local urban roads. 
Ranking: 
NorthEast(C3): 

B 
Weldon(C4): 

A 
East(C6): 

C 
South(C7): 

B  
SouthWest(C8): 

B 
West(C9): 

B 
 
8.2 The following table summarises the ranking for each sustainability appraisal 

topic area.  
 

   North 
East 
(C3) 

East of 
Weldon 

(C4) 

East 
(C6) 

 

South 
(C7) 

South 
West 
(C8) 

West 
(C9) 

Accessibility to 
Services/Facilities 

A C C C D B 

Accessibility to 
Employment Sites 

A A A A A B 
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Accessibility to Public 
Transport 

C B C A A B 

Health A A A A A A 
Liveability A A A A B A 
Biodiversity B B B B B A 
Landscape A B B B B B 
Cultural Heritage B A C C B C 
Water Conservation and 
Management 

A A A A A A 

Soil and Land A A A A A A 
Minerals A A A A A A 
Renewable Energy B B B B A B 
Wealth Creation B B A B C B 
Town Centre B B A B B A 
Infrastructure (access to 
the highway network) 

B A C B B B 

 
8.3 All 6 of the areas identified for further study in section 6 were ranked the same 

in terms of their impact on health, water conservation and management, soil 
and land and minerals. The following paragraphs therefore concentrate on 
those topic areas where differences have been identified.  

 
8.4 Land to the North East includes a large tract of land of low landscape 

sensitivity, which in part is also of low cultural heritage sensitivity. Much of the 
area, however, is of high biodiversity sensitivity. The combined environmental 
sensitivity map included in Appendix 5 indicates that the site is, overall, the 
least sensitive of the areas identified for further study. Owing to the planned 
provision of facilities shown as part of the planning application for Prior’s Hall, 
it is also the highest ranked site in terms of accessibility to services/facilities. 
The area is not well located in relation to either the town centre or proposed 
railway station – although this is true of the majority of the sites. Access to 
public transport is also currently poor. In summary, the site scored 8 ‘A’ 
rankings and triggered 4 orange indicators. 

 
8.5 Subject to avoidance of the areas of high environmental sensitivity adjacent to 

Weldon and Weldon Park, the Land East of Weldon between the A43 and 
A427 is, overall, of medium sensitivity and of low cultural heritage sensitivity. 
Proximity to services/facilities, the town centre and railway station is poor, 
whilst access to employment areas and the highway network is generally good 
and the A427 Weldon to Oundle road is on an inter-urban bus route. The 
areas of high environmental sensitivity would, however, constrain the scale of 
an urban extension in this location, thereby reducing the scope for service 
provision unless planned comprehensively to form a fully integrated part of 
any development on Land to the north-east. Overall, the site scored 8 ‘A’ 
rankings and triggered 4 orange indicators.       

 
8.6 Land to the East is constrained by areas of high environmental sensitivity 

associated with South Wood to the north and Little Oakley to the south and by 
the line of the proposed link road, which would create a logical boundary to 
urban expansion within the area. In broad terms it is estimated that this could 
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restrict the capacity of the site to under 3000 dwellings, thereby affecting the 
scope for on-site service provision. Despite its proximity to the town centre 
and proposed railway station, access is limited by a lack of crossing points 
along the railway line and, at the present time, poor public transport. Access 
via the highway network is also considered to be generally poor. In summary, 
the area scored 8 ‘A’ rankings but triggered the most orange indicators.  

 
8.7  Land to the South is constrained by the A6003 to the west and, to the south 

and east, by the railway and proposed link road, which create a logical 
boundary to urban expansion within the area. In combination with the high 
environmental sensitivity around Storefield Wood and Great Oakley to the 
north and the watercourse to the south, it is estimated that the capacity of the 
area would probably be less than 1500 dwellings, thereby limiting the scope 
for on-site service provision. The accessibility maps in Appendix 9 further 
indicate that the area is poorly located in relation to the town centre, the 
railway station and services/facilities, although proximity to employment areas 
and access to public transport is good whilst access to the highway network is 
adequate. Overall the area scored 7’A’ rankings and triggered 5 orange 
indicators. 

 
8.8 Land to the South West includes areas of medium and low environmental 

sensitivity together with pockets of high sensitivity. Proximity to employment 
areas and access to public transport is good whilst access to the highway 
network is generally adequate. Comparatively, however, the site is considered 
to be the most distant from services/facilities and the proposed railway station 
and is also one of the furthest from the town centre. Whilst the area scored 7 
‘A’ rankings it also triggered 6 orange indicators.      

 
8.9 Land to the West includes the largest area of land of medium environmental 

sensitivity on the periphery of the town and could accommodate a major 
mixed-use urban extension of 4000 to 6000 dwellings. The land is well located 
in relation to the town centre and secondary schools are located within 1500m, 
although proximity to employment areas and the railway station is relatively 
poor and the A6003 could act as a barrier to pedestrians and cyclists unless 
their needs are carefully planned for. There are several local bus routes that 
could serve development in this location and access to the highway network, 
including the town centre and employment areas, is generally adequate. In 
summary, the site scored 7 ‘A’ rankings and triggered 5 orange indicators. 

    
  
Conclusion 
 
8.10 The assessment of land on the periphery of Corby indicates that areas of high 

environmental sensitivity are more widespread than at either Kettering or 
Wellingborough. In some areas, notably Land East of Weldon, Land to the 
East and Land to the South, the scale and location of areas of high 
environmental sensitivity, combined with built constraints, limits the potential 
for a major urban extension and, accordingly, the scope for on-site provision of 
services and facilities. The map of combined environmental sensitivity, 
included in Appendix 5, indicates that, having regard to the scale and location 
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of areas of high sensitivity around the town, Land to the North East, Land to 
the South West and Land to the West have sufficient capacity to 
accommodate a level of growth in excess of 4000 dwellings and, 
consequently, a greater level of service and infrastructure provision than could 
be provided in the other, smaller areas.         

 
8.11  In many respects the differences between the impact that the three larger 

areas of Land to the North East, Land to the South West and Land to the West 
would have are finely balanced. The combined environmental sensitivity map 
indicates that, in overall terms, Land to the North East contains the largest 
tract of land of low sensitivity whilst Land to the West includes the largest area 
of land of medium sensitivity. Land to the South West, which contains a 
greater mix of different areas of sensitivity than either of the other two options, 
is poorly located in relation to the existing settlement. Land to the West, 
however, lies adjacent to the existing town and is well located in relation to the 
town centre and proximity to secondary schools. In addition, large employment 
areas within Corby tend to be concentrated in the north and east. 
Development to the west would therefore provide opportunities in a different 
area of the town. Whilst all three sites should be capable of creating a 
sustainable balance of homes, employment, services and other infrastructure, 
it is significant to note that a planning application that proposes such provision 
has been submitted for development at Priors Hall on Land to the East, 
thereby demonstrating a commitment to deliver this particular site. 

 
8.12 On balance, Land to the North East, identified in broad terms on the map 

included in Appendix 12, is considered to be the most appropriate location on 
the periphery of Corby for a mixed-use urban extension. This will not, 
however, be of sufficient scale to provide for the estimated 8000 dwellings that 
need to be built on greenfield sites during the period to 2021 and Land to the 
West is therefore the preferred location for a major urban extension to 
accommodate the surplus requirement.  

 
PHASE 3:  SUSTAINABILITY ASSESSMENT OF POTENTIAL DEVELOPMENT 

AREAS ON THE PERIPHERY OF KETTERING 
 
9.1 The following assessment relates in broad terms to those parts of sectors K2b, 

K3, K4 and K5 identified in section 6 for further consideration and should be 
read in conjunction with the various maps included within the appendices. For 
the purposes of the assessment the area to the West of Kettering (K5) has 
been subdivided into two areas – North of the A43 (abbreviated to West 
NA43) and South of the A43 (abbreviated to West SA43).  

 
 

Accessibility to Services/Facilities: Commentary and Conclusion 
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Parts of Land to the East (K2b) adjacent to the town are located within 
1500m of a secondary school and 800m of a local centre. No part of the 
area is, however, within 1000m of a health centre. 
Part of Land to the West (K5) (both within NA43 and SA43) is within 800m 
of a local centre whilst that part of SA43 closest to the town is also within 
1500m of a secondary school. No part of Land to the West is, however, 
within 1000m of a health centre.  
Land to the South East (K3) and Land to the South (K4) have poor 
accessibility to services and facilities. 
The A14 also acts as a physical barrier affecting accessibility to services 
and facilities for all of the sites apart from Land to the East. Accordingly, 
Land to the East has been ranked higher than other areas.   

Ranking: 
East (K2b): 

A 
West(NA43)(K5):  

C 
West(SA43)(K5): 

B 
South(K4):  

D 
South East(K3) 

: D 
 
Accessibility to Employment Sites: Commentary and Conclusion 
Existing major areas of employment tend to be located to the west of the 
town. Consequently, the areas of Land to the West and South are better 
served than either Land to the East or Land to the South East. 
Ranking: 
East (K2b): 

B 
West(NA43)(K5):  

A 
West (SA43)(K5): 

A 
South(K4): 

A 
South East(K3): 

B 
 
Accessibility to Public Transport: Commentary and Conclusion 

Land to the East is located on an inter-urban bus route between Kettering 
and Bedford and a service operating between Market Harborough and 
Raunds via Corby and Kettering (services 50 and 16). There are also local 
buses serving the area (services 82, 204, 207 and 406). The inter urban 
bus route between Kettering and Northampton (service 39) serves both 
sectors of Land to the West via the A43 although the area is, overall, less 
well served than Land to the East. Land to the South is located on an inter-
urban bus route between Milton Keynes and Peterborough (X4) and is also 
located on a local bus route. Land to the South East is located on a local 
bus route (service 82) that serves the town centre. 
Ranking: 
East (K2b): 

A 
West(NA43)(K5): 

B 
West(SA43)(K5): 

B 
South(K4): 

B 
South East(K3): 

C 
 
Health: Commentary and Conclusion 
Land to the West (SA43) incorporates Pytchley Golf Lodge and Kettering 
Golf Club. Any development in this area would either lead to a loss of these 
facilities or a need to replace them. 
 
Ranking: 
East (K2b): 

A 
West(NA43)(K5): 

A 
West(SA43)(K5): 

B 
South(K4): 

A 
South East(K3): 

A 
 
Liveability: Commentary and Conclusion  
There is an active landfill site within Land to the South East. None of the 
other sites would be affected by a known source of unpleasant odour. 
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East (K2b): 
A 

West(NA43)(K5): 
A 

West(SA43)(K5): 
A 

South(K4): 
A 

South East(K3): 
B 

 
Biodiversity: Commentary and Conclusion  
Much of the Land to the East is of medium sensitivity. The area around the 
Alledge Brook is, however, of high sensitivity and would be a significant 
constraint to development further to the east of this feature. 
Land to the West and Land to the South is predominantly of medium 
sensitivity with pockets of high sensitivity. Mitigation measures could 
include the use of these pockets as green infrastructure.  
That part of Land to the South East identified in section 6 for further 
consideration is generally of low to medium sensitivity. 
Having regard to the location of areas of high sensitivity and the desire to 
avoid development in such areas, where possible, Land to the East and 
South East have been ranked as the more preferable locations for 
development.   
Ranking 
East (K2b): 

A 
West(NA43)(K5): 

B 
West(SA43)(K5): 

B 
South(K4): 

B 
South East(K3): 

A 
 
Landscape: Commentary and Conclusion 
That part of Land to the East broadly identified in section 6 for further study 
is of medium sensitivity, although the area closest to the town is of low 
landscape sensitivity.  
Land to the West (NA43) is generally of medium sensitivity. Whilst Land to 
the West (SA43) is predominantly of medium sensitivity, the area nearest to 
the urban edge is of low sensitivity. Within Land to the West there are also 
areas of high sensitivity on the outer fringes of the sector.   
Both of the areas to the south of Kettering are generally of medium 
sensitivity, although there are areas of high sensitivity around Pytchley and 
low sensitivity adjacent to the A14.  
Having regard to the location and extent of areas of low sensitivity, the 
areas of Land to the East and West (SA43) have been ranked as the more 
preferable locations for development.    
Ranking: 
East (K2b): 

A 
West(NA43)(K5): 

B 
West(SA43)(K5): 

A 
South(K4): 

B 
South East(K3): 

B 
 
Cultural Heritage: Commentary and Conclusion 
Areas of high sensitivity are found on the outer edges of the sectors, 
typically relating to the setting of historic villages. All of the areas identified 
for further study in section 6 are, however, predominantly of medium 
sensitivity with pockets of low sensitivity in some areas.  
Ranking: 
East (K2b): 

A 
West(NA43)(K5): 

A 
West(SA43)(K5): 

A 
South(K4): 

A 
South East(K3): 

A 
 
Water Conservation and Management: Commentary and Conclusion 
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The floodplain of the Alledge Brook may impact upon Land to the East. 
There are also floodplains running through Land to the West and Land to 
the South where, in the case of the latter, the flooplain of the River Ise is a 
significant constraint to development east of the A509. Most land within the 
identified areas is, however, unconstrained.   
Ranking: 
East (K2b): 

B 
West(NA43)(K5): 

C 
West(SA43)(K5): 

C 
South(K4): 

D 
South East(K3): 

A 
 
Soil and Land: Commentary and Conclusion 
Land to the East is essentially grade 3 agricultural land. 
Land to the West (NA43) is primarily grade 2. Development in this area 
could, however, provide an opportunity to re-use a relatively small area of 
brownfield land (Cohen’s Yard). The area south of the A43 also 
incorporates grade 2 land.  
Both of the southern sectors are essentially grade 3, although development 
would result in the loss of some grade 2 agricultural land adjacent to the 
town, particularly on Land to the South. 
Ranking: 
East (K2b): 

A 
West(NA43)(K5): 

B 
West(SA43)(K5): 

B 
South(K4): 

B 
South East(K3): 

B 
 
Minerals: Commentary and Conclusion 
Land allocated for mineral extraction would not be affected by development 
within any of the areas. 
Ranking: 
East (K2b): 

A 
West(NA43)(K5): 

A 
West(SA43)(K5) 

 A 
South(K4): 

A 
South East(K3): 

A 
 
Renewable Energy: Commentary and Conclusion 
Development within Land to the South East may offer potential to utilise gas 
from Cranford Landfill Site. None of the other areas appear to offer such 
potential.  
Ranking: 
East (K2b): 

B 
West(NA43)(K5): 

B 
West(SA43)(K5): 

B 
South(K4): 

B 
SouthEast(K3):

A 
 
Wealth Creation: Commentary and Conclusion 
Only part of Land to the West is within 1500m of the railway station. The 
following rankings are therefore based on proximity of the areas to the 
station. 
Ranking: 
East (K2b): 

C 
West(NA43)(K5): 

A 
West(SA43)(K5): 

A 
South(K4): 

B 
South East(K3): 

D 
 
Town Centre: Commentary and Conclusion 
None of the Land to the South East is within 3000m of the town centre. All 
of the other areas are, in part, within 3000m, although the buffer includes 
more of Land to the West (SA43) than any other area. 
Ranking: 
East (K2b):  

B 
West(NA43)(K5): 

A 
West(SA43)(K5): 

A 
South(K4): 

B 
South East(K3): 

C 
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Infrastructure (access to the highway network): Commentary and 
Conclusion 
Land to the East has poor access to the A14 via the congested A6003 (to 
Junction 10). The A14 south of Kettering is also highly congested. Access 
to the local network is poor via minor roads to the east and north and the 
congested A6003 to the south. Access to the town centre is poor via the 
congested A6003 (Barton Road). Access to the western and southern 
industrial estates is poor on the congested A14 southern bypass.  
Land to the West has poor access to the A14 east via the congested A14 
south of Kettering, although access to the westbound A14 is good. Access 
to the local road network is adequate via the A43 north of Kettering but 
future capacity of the A43 south of Kettering is an issue. Both sectors have 
good access to the town centre via Northampton Road, and good access to 
the northern industrial estate via the A43 or B5323. Access to the southern 
industrial estate is poor, despite its close proximity, due to congestion on 
A14 south of Kettering. 
Land to the South of Kettering has poor access to the A14 east and west 
via the congested A14 south of Kettering. It also has poor access to the 
local network via the congested A509 south of the A14 and restricted use of 
the A14 for destinations west and north. There is adequate access to the 
town centre and southern industrial estates but congested access routes 
such as Pytchley Road compromise the proximity. Access to the western 
industrial estates via the congested A14 south of Kettering is poor. 
Land to the South East has good access to the A14 east but poor access to 
the A14 west via the congested A14 south of Kettering. Access to the A45 
via the A6 is good. The site has good access to the local network south via 
the A6, but poor access to the local network via the congested A6003. 
Access to the southern and western industrial estates is poor via the 
congested A14 south of Kettering, and the site has poor access to the town 
centre via the congested A6003. 
Ranking: 
East (K2b): 

C 
West(NA43)(K5): 

A 
West (SA43)(K5): 

A 
South(K4): 

B 
South East(K3): 

A 
 
Infrastructure (utilities study): Commentary and Conclusion 
The North Northamptonshire Utilities Study assessed a range of 
development locations around Kettering. Each utility company was asked to 
‘score’ a number of development sites based on the ‘ease of supply’. The 
relevant assessments relate to the East, West and South of Kettering. 
Broadly speaking, the two areas to the South of Kettering are the easiest to 
service, particularly in respect of gas, whilst Land to the East of Kettering is 
easier to serve than the West in respect of electricity and gas supply.  
Ranking: 
East (K2b): 

B 
West(NA43)(K5): 

C 
West(SA43)(K5): 

C 
South(K4): 

A 
South East(K3): 

A 
 
 
9.2 The following table summarises the ranking for each of the above 

sustainability appraisal topic areas.  
 



27 

 East 
(K2b) 

 

West 
(NA43) 

(K5) 
 

West 
(SA43) 

(K5) 

South 
(K4) 

South 
East 
(K3) 

Accessibility to 
Services/Facilities 

A C B D D 

Accessibility to 
Employment Sites 

B A A A B 

Accessibility to Public 
Transport 

A B B B C 

Health A A B A A 
Liveability A A A A B 
Biodiversity A B B B A 
Landscape A B A B B 
Cultural Heritage A A A A A 
Water Conservation 
and Management 

B C C D A 

Soil and Land A B B B B 
Minerals A A A A A 
Renewable Energy B B B B A 
Wealth Creation C A A B D 
Town Centres B A A B C 
Infrastructure (access 
to the highway 
network) 

C A A B A 

Infrastructure (utilities) B C C A A 
 
 
9.3 All five areas were ranked the same in terms of cultural heritage and minerals. 

The following assessment therefore concentrates on other topics where there 
are clearer differences between the areas.  

 
9.4 Land to the East, whilst not particularly well served by existing 

services/facilities, is the highest ranked area in terms of this particular 
criterion. It also has better public transport linkages than any other location, 
although it is poorly positioned in relation to the railway station, highway 
infrastructure and existing employment sites. Part of the area is within 3kms of 
the town centre. The Environmental Sensitivity Assessment, however, 
indicates that, subject to the avoidance of development within the east and the 
most northern part of the sector, Land to the East performs slightly better than 
any of the other directions of growth. In particular, there is a significant amount 
of land adjacent to the existing urban area of low landscape sensitivity. In 
addition, development would be unlikely to result in the loss of grade 2 
agricultural land. In summary, this area scored 9 ‘A’ rankings and triggered 6 
red/orange indicators.    

  
9.5 Land to the West (NA43) is ranked third in terms of access to existing 

facilities. Essentially this is because of the impact of the A14 (which acts as a 
physical barrier affecting accessibility to services and facilities for all of the 
sites apart from Land to the East) and because no part of the area is within 
1500m of a secondary school. Although the A43 is located on an inter-urban 
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bus route, the area is less well served by buses than Land to the East. The 
area is within 3kms of the town centre whilst the land closest to the town is 
also well located in relation to existing employment sites and the railway 
station. The Environmental Sensitivity Assessment indicates that the area is 
generally of medium sensitivity with pockets of high biodiversity sensitivity. 
Development would take place largely on grade 2 agricultural land and, to 
some extent, would be constrained by floodplains. Land West of Kettering   
would be more difficult for some utility companies to supply than areas either 
to the east or south of the town, although access to the highway network 
would be less problematic. In summary, the site scored 8 ‘A’ rankings and, 
along with Land to the East, triggered the lowest number of orange/red 
indicators. 

 
9.6 Land to the West (SA43) is also ranked below Land to the East in terms of 

access to services and facilities owing to the physical barrier presented by the 
A14. The area is, however, better located in terms of its proximity to 
employment areas, the town centre and the railway station. Although the A43 
is situated on an inter-urban bus route there is a lack of local services, 
particularly linking the area to the town centre. The land is generally of 
medium sensitivity, although there is an area of low landscape sensitivity on 
the edge of the town and pockets of high biodiversity sensitivity that would act 
as a constraint to development. In addition, the land towards the A43 is largely 
grade 2 in quality. To some extent, development could be further constrained 
by floodplains and the location of the golf courses. The area would be more 
difficult for some utility companies to supply than land either to the east or 
south of the town, although access to the highway network would be less 
problematic. In summary, the site scored a total of 8 ‘A’ rankings and triggered 
7 red/orange indicators.  

 
9.7 Land to the South offers poor accessibility to services/facilities and the railway 

station. The A14 is also a significant constraint that could, without adequate 
mitigation, act to isolate development from Kettering,. Further constraints 
include the planned Isham Bypass and areas of floodplain. This particular 
direction of growth includes areas of high biodiversity sensitivity, which would 
require significant mitigation. Development would also be likely to result in the 
loss of some grade 2 agricultural land. The area is, however, well located in 
relation to existing employment areas and is, in part, within 3kms of the town 
centre. It would also be one of the easiest for utility companies to service.  In 
summary, Land to the South was ranked ‘A’ in respect of 6 of the sustainability 
criteria but triggered a total of 7 red/orange indicators. 

 
9.8 Land to the South East is, in terms of overall accessibility, the lowest ranked 

sector. The A14 is also a significant barrier that would further act to isolate 
development from the town. In general, the area closest to Kettering is of low 
to medium biodiversity, landscape and cultural heritage sensitivity, although 
development in this location would result in the loss of some grade 2 
agricultural land. In terms of infrastructure the area is, however, likely to be 
one of the easiest to serve. Land to the South East triggered 8 red/orange 
indicators and scored a total of 8 ‘A’ rankings.  
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Conclusion 
 

9.9 The assessment of land on the periphery of Kettering indicates that the three 
highest ranked locations were Land to the East and the two areas of Land to 
the West. Of the latter, the land to the south of the A43 performed marginally 
better than the area to the north. This is because the former is slightly better 
located in relation to existing facilities and includes an area of low landscape 
sensitivity adjacent to the town. Development to the south of the A43 could, 
however, have an adverse impact on existing sports facilities. Nevertheless, 
the area of comparatively unconstrained land, and therefore the potential for a 
major sustainable urban extension, is greater to the south of the A43.      

 
9.10 Land to the West (SA43) is, however, ranked below Land to the East in terms 

of access to services and facilities owing to the physical barrier presented by 
the A14, although the area is better located in terms of its proximity to 
employment areas, the town centre and the railway station. Although the A43 
is situated on an inter-urban bus route, Land to the East is located on more 
routes. Land to the West is also considered to be more sensitive due to the 
pockets of high biodiversity sensitivity that fragment the area, acting as a 
constraint to development. In addition, the area towards the A43 largely 
consists of grade 2 agricultural land and, to some extent, development could 
be further constrained by the location of the golf courses. In contrast, 
development of Land to the East would be unlikely to result in the loss of 
grade 2 agricultural land and would not affect existing sports and recreational 
facilities. Whilst Land to the West would be more difficult for some utility 
companies to supply, access to the highway network would, however, be less 
problematic.  

 
9.11 A further important consideration in determining the location of a sustainable 

urban extension at the present time is the proposed upgrading of the A14. The 
Highway’s Agency has commissioned consultants to examine options that 
could change the route of the road around Kettering, although the outcome will 
not be reported to Ministers until Spring 2006 and the improvements are 
currently programmed for the 2017 to 2021 period. In the circumstances it 
would be premature to identify Land to the West as an area that should 
accommodate growth in the short term.        

 
9.12 Land to the East, shown in broad terms on the map included in Appendix 12, 

is therefore considered to be the most appropriate location on the periphery of 
Kettering for a mixed-use urban extension. It is estimated that the identified 
shortfall of around 4000 dwellings in the period to 2021 (see paragraph 2.6, 
above) could be accommodated in this area with some additional capacity for 
the period beyond. Land to the West, which is also identified on the map in 
Appendix 12, is considered at the present time to be the next most sustainable 
location for a major urban extension to Kettering. Growth beyond 2021 that 
cannot be accommodated on Land to the East could be located in this area, 
subject to future decisions on the improvement of the A14.    
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PHASE 3: SUSTAINABILITY ASSESSMENT OF POTENTIAL DEVELOPMENT 
AREAS ON THE PERIPHERY OF WELLINGBOROUGH 

 
10.1 The following assessment relates in broad terms to those parts of sectors W2, 

W3, W6 and W7 identified in section 6 for further consideration and should be 
read in conjunction with the various maps included within the appendices.  

 
Accessibility to Services/Facilities: Commentary and Conclusion 
Land to the North West (W7) would essentially be more than 1500m from a 
secondary school and more than 1000m from a health centre. Part of the 
area would, however, be within 800m of existing local centres. 
Land to the East of Wellingborough (WEAST) is allocated for development in 
the Borough of Wellingborough Local Plan. The masterplan for the 
development includes a site for a secondary school; proposals for a 
neighbourhood centre, which will include health facilities; and two other local 
centres. Further expansion East of WEAST (W3), if essentially limited to 
development west of Sidegate Lane, would be within 1500m of the 
secondary school site and 800m of a local centre. Much of the area would 
also be within 1000m of the proposed medical centre.   
Land to the West (W6) and Land to the North East (W2) have poor access to 
facilities with very little of the land area within the distances specified in the 
sustainability appraisal pro-forma in Appendix 8.   

Ranking: 
North West (W7): B East of WEAST (W3): A West (W6): C North East (W2):C 
 
Accessibility to Employment Sites: Commentary and Conclusion 
All areas would be within 3kms of one or more employment sites of more 
than 5ha.  
Ranking: 
North West (W7): A East of WEAST (W3): A West (W6): A North East (W2):A 
 
Accessibility to Public Transport: Commentary and Conclusion 
The X4 regular service (hourly or better) between Milton Keynes and 
Peterborough passes along the A509 Harrowden Rd, which forms the 
eastern boundary of Land to the North West. 
The Wellingborough to Irthlingborough regular service (hourly or better) 
operates along the A510 between Wellingborough and Finedon. This road 
borders Land to the North East and East of WEAST. The planned 
development of WEAST offers potential for the development of services in 
this area. 
There are no bus routes serving Land to the West. 
Ranking: 
North West (W7): A East of WEAST (W3): B West (W6): C North East (W2): B 
 
Health: Commentary and Conclusion 
The Old Grammarians sports ground is located to the west of the town. 
Subject to the exclusion of this site, the development of any of the four areas 
would not have an adverse impact on existing sports and recreational 
facilities.    
Ranking: 
North West (W7): A East of WEAST (W3): A West (W6): A North East (W2): A 
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Liveability: Commentary and Conclusion 
Sidegate Lane landfill site is located to the east of WEAST. None of the other 
sites would be affected by a known source of unpleasant odour. 
Ranking 
North West (W7): A East of WEAST (W3): B West (W6): A North East (W2): A 
 
Biodiversity: Commentary and Conclusion  
All 4 locations have essentially been graded in the environmental sensitivity 
assessment as areas of medium sensitivity where there are significant 
constraints.  
Ranking 
North West (W7): A East of WEAST (W3): A West (W6): A North East (W2): A 
 
Landscape: Commentary and Conclusion 
The area to the North West identified in section 6 for further consideration is 
an area of low sensitivity where it should be possible to mitigate against 
development. In contrast, the areas East of WEAST, Land to the West and 
Land to the North East have essentially been defined as areas of medium 
sensitivity.  
Ranking: 
North West (W7): A East of WEAST (W3): B West (W6): B North East (W2): B 
 
Cultural Heritage: Commentary and Conclusion 
The areas to the North West and West, together with the majority of Land to 
the North East, have been categorised in the environmental sensitivity 
assessment as areas of medium sensitivity where there are significant 
cultural heritage constraints. Whilst the area East of WEAST includes 
pockets of medium sensitivity it is predominantly an area of low sensitivity 
where it should be possible to mitigate for any constraints as part of a 
development proposal. 
Ranking: 
North West (W7): B East of WEAST (W3): A West (W6): B North East (W2): B 
 
Water Conservation and Management: Commentary and Conclusion 
Within the south-east corner of Land to the North West (at the junction of 
Harrowden Rd/Niort Way and south of the Harrowden Brook) there is an 
impounding reservoir and an area of adjoining land within the floodplain. 
Subject to the avoidance of this land, development within any of the 4 areas 
would be outside the floodplain.   
Ranking: 
North West (W7): A East of WEAST (W3): A West (W6): A North East (W2): A 
 
Soil and Land: Commentary and Conclusion 
Land to the North West includes grade 2 agricultural land, although the area 
closest to the town is grade 3.   
The area East of WEAST is essentially grade 3 to the north of Irthlingborough 
Rd but of grade 2 to the south.  
Land to the West is predominantly grade 2.    
Land to the North East is grade 3. 
Ranking: 
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North West (W7): B East of WEAST (W3): A West (W6): C North East (W2): A 
 
Minerals: Commentary and Conclusion 
Land allocated for mineral extraction would not be affected by development 
within any of the sectors. 
Ranking: 
North West (W7): A East of WEAST (W3): A West (W6): A North East (W2): A 
 
Renewable Energy: Commentary and Conclusion 
Sidegate Lane landfill site (which currently generates electricity) and 
Broadholme sewage treatment works may represent sources of renewable 
energy.  Land to the North East is close to the landfill site whilst WEAST is 
close to both sites. 
In respect of Land to the West and North West there are no known potential 
sources of renewable energy. 
Ranking: 
North West (W7): B East of WEAST (W3): A West (W6): B North East (W2): A 
Wealth Creation: Commentary and Conclusion 
None of the areas identified in section 6 are within 1500m of the railway 
station. The following rankings are therefore based on proximity of the areas 
to the station. 
Ranking: 
North West (W7): C East of WEAST (W3): A West (W6): D North East (W2): B 
 
Town Centres: Commentary and Conclusion 
Land East of WEAST and Land to the North West are within 3kms of the 
town centre.  
Land to the West is poorly located in relation to the town centre; only that part 
directly south of Park Farm Industrial Estate is within 3kms. 
Land to the North East is, in part, more than 3kms from the town centre.    
Ranking: 
North West (W7): A East of WEAST (W3): A West (W6): C North East (W2): B 
 
Infrastructure (access to the highway network): Commentary and 
Conclusion 
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Land to the North West - Access to A14 is reduced as a result of future 
congestion on A509 north of Wellingborough. Access to A45 is good on A509 
Western Bypass.    Access to the local road network is facilitated by the 
A509. The A4500 to Northampton also provides good access. Access to the 
town centre is good on A5193 and Sywell Road, with good access also to 
existing industrial estates west and north of the town. 
Land East of WEAST - Access to the A14 east is restricted at present, but 
development east of the town will provide access via A45. Traffic to A45 west 
will use A510/A509. Whilst access to the A45 is limited at present 
development to the east will provide two new river crossing points. 
Development will improve access to the town centre whilst access to the local 
road network is adequate. Development to the east will provide good access 
to the industrial estate to the north of the town and improved access to Park 
Farm industrial estate. 
Land to the West - Access to A14 east via A45 is good, however access to 
A14 west is more difficult via the congested A509 north of Wellingborough. 
Access to A45 is good. Access to the local road network is facilitated via 
A509 Western Bypass. A4500 to Northampton also provides good access. 
Access to the town centre is good on A5128, with good access to the existing 
industrial estate west of the town. 
Land to the North East - Access to A14 is restricted due to the railway line, 
thus traffic has to use either A510 through Finedon, or A510/A509 past the 
existing Finedon Rd industrial estate. At present access to the A45 is limited 
by the River Nene, however the WEAST development will provide two new 
crossing points. Access to the local road network is good, and access to the 
town centre can be accommodated on A5128. Access to the existing 
industrial estate north of the town is good. 
Ranking: 
North West (W7): A East of WEAST (W3): A West (W6): A North East (W2): A 
 
Infrastructure (utilities): Commentary and Conclusion 
WSP were commissioned to undertake a utilities study. As part of this work 
each utility company was asked to ‘score’ a number of identified areas. The 
areas to the North West and West of Wellingborough were similarly ranked. 
East of WEAST received a lower ranking; this is essentially because it is not 
within the vicinity of existing NTL infrastructure and because gas supply 
reinforcement may be required, depending upon the final load demand. Land 
to the North East was not assessed as part of the utilities study. (see also the 
pro-forma notes included in Appendix 8)   
Ranking: 
North West (W7): A East of WEAST (W3): B West (W6): A North East (W2): ? 

 
 
10.2 The following table summarises the ranking for each of the above 

sustainability appraisal topic areas.  
 

 North 
West (W7)

East of 
WEAST 
(W3) 

West (W6) North 
East (W2) 

Accessibility to 
Services/Facilities 

B A C C 
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Accessibility to Employment 
Sites 

A A A A 

Accessibility to Public Transport A B C B 
Health A A A A 
Liveability A B A A 
Biodiversity A A A A 
Landscape A B B B 
Cultural Heritage B A B B 
Water Conservation and 
Management 

A A A A 

Soil and Land B A C A 
Minerals A A A A 
Renewable Energy B A B A 
Wealth Creation C A D B 
Town Centres A A C B 
Infrastructure (access to the 
highway network) 

A A A A 

Infrastructure (utilities) A B A ? 
 

 
10.3 All four of the areas identified for further study in section 6 were ranked the 

same in terms of accessibility to employment sites, health, biodiversity, water 
conservation and management, minerals, and access to the highway network.  
The following paragraphs therefore concentrate on those topic areas where 
differences have been identified. 
 

10.4 Land to the North West generally has poor accessibility to existing services 
and facilities. There is, however, a regular inter-urban bus service and the 
area identified in section 6 for further study is within 3kms of the town centre. 
In terms of biodiversity and cultural heritage the area is of medium sensitivity 
with pockets of high biodiversity sensitivity. The area is, however, the least 
sensitive of the four locations considered in this section in terms of landscape 
impact and the area closest to the town is essentially grade 2 agricultural land. 
The utilities study also identified this area as one of the easiest to service. In 
summary, Land to the North West received 11 ‘A’ rankings; a figure only 
surpassed by Land East of WEAST. This direction of growth also triggered 
fewer orange indicators than either development to the West or development 
to the North East.    

 
10.5 East of WEAST is the best performing location in terms of accessibility to 

services and facilities owing to the proximity to planned provision within 
WEAST. Development would be within 3kms of the town centre. Whilst there 
is a regular bus service along Finedon Rd to the north, development of 
WEAST offers potential for improved services within the area. The area 
identified in section 6 is of medium landscape and biodiversity sensitivity and 
is the least sensitive of the four locations in terms of impact on cultural 
heritage. The Land East of WEAST is essentially grade 3 in terms of 
agricultural quality to the north of Irthlingborough Rd and grade 2 further 
south. It is also close to sites that may represent sources of renewable energy. 
In summary, Land to the East of WEAST received the most ‘A’ rankings and 
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triggered fewer orange indicators than either development to the West or 
development to the North East.    

 
10.6 Land to the West is poorly located in relation to existing services/facilities and 

the railway station. There are no bus routes serving the area and only the land 
directly south of the industrial estate is within 3kms of the town centre. In 
terms of landscape, biodiversity and cultural heritage the land is essentially of 
medium sensitivity with pockets of high sensitivity. The area is also 
predominantly grade 2 in terms of agricultural quality. The utilities study, 
however, identified this direction as one of the easiest to service. In summary, 
Land to the West received fewer ‘A’ rankings and triggered more orange 
indicators than any other option, suggesting that development on this side of 
the town would be more problematic than in the other directions.  

 
10.7 Land to the North East generally has poor accessibility to services and 

facilities and only part of the area is within 3kms of the town centre. There is, 
however, a regular bus service between Wellingborough and Irthlingborough. 
The area identified in section 6 is essentially of medium biodiversity, 
landscape and cultural heritage sensitivity and is of grade 3 agricultural 
quality. It is also close to a site that may represent a source of renewable 
energy. In summary, Land to the North East received 8 ‘A’ rankings and 
triggered more orange indicators than Land East of WEAST.  

 
 Conclusion 
 

10.8 The assessment of land on the periphery of Wellingborough indicates that the 
development of Land East of Wellingborough East (WEAST), identified in 
broad terms on the map included in Appendix 12, is the most sustainable 
option for an urban extension to the town. This is essentially because of its 
proximity to planned facilities in WEAST and because it is comparatively well 
located in relation to the town centre and railway station. In addition, 
development can be contained within an area that, in broad terms, is not 
judged to be of high environmental sensitivity and would have little impact on 
grade 2 agricultural land. Due to the limited scale of development that could 
be accommodated on Land East of WEAST, however, it will be necessary to 
also consider additional areas that could be brought forward in order to 
accommodate the estimated scale of growth on greenfield sites (see section 2, 
above) to be planned for up to 2021 and beyond.  

        
10.9  Land to the North West was the second highest ranked option in the 

assessment. The area is, in landscape terms, the least sensitive location and, 
overall, is judged to be one of the easiest sites for utility companies to service. 
It is also located closer to existing services/facilities and the town centre than 
both Land to the West or North East and can accommodate a greater scale of 
development than the latter.   

         
10.10 Land to the East of Wellingborough East and Land to the North West, 

identified in broad terms on the map included in Appendix 12, are considered 
to be the most appropriate locations on the periphery of Wellingborough for 
mixed-use urban extensions. In combination with estimated capacity 
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elsewhere in the Borough, including identified potential to increase the amount 
of development on land allocated at Wellingborough East in the Local Plan, 
the sites should provide sufficient capacity to accommodate the scale of 
growth to be planned for during the period to 2021.  
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