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Are you responding, 
to object to, or in 
support of the Plan? 

  To which statutory requirement 
does your response relate? 

  If your response is about the Plan’s 
“soundness”, to which of the 
soundness tests does it relate? 

 

Object   
X 

 1) Legal compliance 
 

 
 

 a) Positively prepared 
 

 
X 

   2) Compliance with the Duty 
to Cooperate 

 
 

 b) Justified 
 

 
 

Support  
 

 3) Soundness 
 

 
X 

 c) Effective  
 

 
 

      d) Consistent with national policy 
 

 
 

 
Please provide details about what part/ parts of the Local Plan your representation relates (as 
appropriate) 
Section/ Chapter   Policy/ paragraph   Policies Map  

Number/ reference 8  Number/ reference EN24  Number/ reference  

Heading Housing 
delivery 

 Heading Oundle 
housing 
allocations 

 Heading  

 
Statement 

How does the Plan, section, or policy/ paragraph meet, or fail to meet, the relevant statutory requirements 
[(1)-(3), above] and/ or soundness test [(a) – (d), above]? 
See attached letter 

 

For an objection, how could the Plan, section, or policy/ paragraph be amended in order to meet 
the stated statutory requirement and/ or soundness test? 
See attached letter 

 
 
 



 

19 March 2021 

Delivered by email 

Planning Policy Team 

East Northamptonshire Council 

Cedar Drive 

Thrapston 

Kettering 

NN14 4LZ 

 

Ref: OUNC3000 

Dear Sir / Madam 

PUBLICATION (PRE-SUBMISSION DRAFT) LOCAL PLAN PART2 - REGULATION 19 CONSULTATION 

Turley Planning Consultants are instructed by Oundle School to submit this representation to Policy 

EN24 Oundle Housing Allocations to propose an additional site to ensure that the district has a sufficient 

rolling supply and mix of sustainable housing sites both in Oundle and the district as a whole. 

The policy proposes an allocation of 3 sites under policies EN25 to EN27 to deliver around 300 homes to 

meet the local authority’s stated housing requirement for Oundle.   This represents an oversupply for 

Oundle of approximately 50 dwellings.  Whilst an oversupply is welcomed, in order to provide resilience 

and flexibility not just in Oundle but for the district as a whole the number of allocations should be 

increased.   

A key factor for the local authority will be whether the large strategic sites and strategic urban 

extensions deliver the sufficient number of homes for the district at the rates currently suggested.  The 

Council has reduced its expectations of the speed of housing delivery at Rusden due to environmental 

concerns to the extent that an alternative site has now been put forward at this late stage as a draft 

allocation.   

The Local Plan must be capable of delivering from the point at which it is adopted.  As set out in 

paragraph 67 of the NPPF, planning policies should identify a sufficient rolling supply and mix of sites.  

Smaller sites with few constraints capable of coming forward promptly will ensure this can happen by 

delivering early in the Plan period.   

There is an opportunity with sufficient site allocations to boost the housing supply for the Plan period 

and strengthen the local authority’s currently marginal 5 year housing land supply position.   
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Turning to the sites proposed in Oundle for allocations.  Regard must be had to the risk that these do not 

come forward in a timely manner. 

Two of these sites, Cotterstock Road/St Peter’s Road (EN26) and St Christopher’s Drive (EN27), have 

outline planning permission. 

The policy sets out as expected that development of all three sites will need to address the impact on 

transport, amenity, community infrastructure, and environmental and heritage assets.  

However, it is noted that the draft allocation policies for all three sites highlight constraints on 

development.    The need to address these constraints may well have implications on viability, delivery 

times and the ultimate number of dwellings. 

For Land rear of Cemetery, Stoke Doyle Road (Policy EN25) the Plan identifies at paragraph 8.26: ‘there 

are a range of development constraints that would need to be overcome; in particular fluvial flood zones 

2 and 3 (Lyveden Brooks) and highways limitations due to the narrow Warren Bridge (Stoke Doyle Road)’, 

which is understood to be a non-designated heritage asset.   

 

For Cotterstock Road/St Peter’s Road (Policy EN26), this site has outline planning permission yet the local 

authority recognises that the physical constraints on the site are significant enough to warrant being 

highlighted in the draft policy.  The supporting paragraph at 8.33 states there are:’ a number of issues 

that will need to be suitably addressed when implementing the consented scheme; e.g. drainage (both 

surface water and groundwater), access arrangements and potential odour issues from the sewage 

works to the north of the site’. 

 

The site at St Christopher’s Drive (policy EN27) has outline planning permission, but as with the 

Cotterstock Road/St Peter’s Road (EN26) site, development constraints have been highlighted.  

Supporting paragraph 8.33 states: ‘Notable matters that need to be overcome include noise and air 

pollution from the adjacent Oundle Bypass, together with access arrangements for emergency vehicles’. 

 

The Council’s Oundle Site Assessment – Detailed Reassessment of Shortlisted Sites July 2019 prepared by 

DLP Planning as part of the background evidence to the Plan, sets out that the chosen sites score 1st, 2nd 

and 4th in the appraisal of potential sites.  Notwithstanding their scores all had elements which would 

result in notable negative impacts.  The necessity to address these in any development scheme is evident 

in the draft site specific policies EN25, EN26 and EN27 as above.  It is only reasonable to assume that 

such factors are identified as they may well constrain the extent of development and potentially add to 

costs.  This may also affect the speed with which a site can be brought forward which raises concerns 

about whether a site can be delivered within the Plan period. 

Should there be a need to review the deliverability of the sites or to review the housing requirements for 

Oundle and/or for the district as a whole, then alternative or additional sustainable sites will need to be 

considered.  The following site is therefore put forward.  

Oundle School own land on the north side of Benefield Road and this site is free of constraints.   
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Land north of Benefield Road - Oundle School site1 

This 2.4ha site is north of Benefield Road immediately adjacent to existing housing at Herons Wood Close 

to the east.  Behind this Herons Rogers Wood which is owned by the school also lies adjacent to the 

boundary.  The northern boundary adjoins the Oundle School tennis courts with playing fields beyond.  

Agricultural land is to the west.  On the south side of Benefield Road opposite the site is housing at 

Wakerley Close and Latham Park.  There is an existing vehicular access off Benefield Road.  

The site is bounded on all sides by hedges and trees.  A hedge crosses the northern most part of the site.  

The land is vacant but kept roughly mown.  

 

It was last used by the school 3 or 4 years ago as an informal golf practice area but the slope of the land 

does not lend itself to any sports activity even training.  The school has extensive playing fields as well as 

                                                                 
1 For clarification, the land to the west of this site on Benefield Road was previously put forward in the Call for Sites.  
The Oundle School land does not form part of that site and is entirely separate.    
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additional sports facilities provided in association with the new sports centre.  The has no shortfall of 

recreational space and the site is redundant. 

There are no environmental designations on the site and no heritage designation on or in close 

proximity.  

The site is of sufficient size that the northern part can be given over to landscaping as part of any scheme 

for the site.  This would create an extension to Herons Rogers Wood and significant biodiversity 

enhancement as well as providing a substantial separation from the MUGAs to the north on the Oundle 

School playing fields. 

The amenity of the two houses which adjoin the site in Herons Wood Close can also be protected with a 

suitable landscape buffer on the eastern boundary.  

There is already development along Benefield Road at Wakerley Close which extends westwards well 

beyond what would be the westernmost boundary of the site.  Given this development of the site would 

not extend the built area beyond that already established along Benefield Road. 

Assuming a landscaped area is in place as suggested above the site could comfortably accommodate as a 

minimum 60 dwellings. 

Sustainability Assessment 

To further establish the sustainability credentials of the site this has been scored against the Assessment 

Criteria applied in the Site Assessment Report 2019.   

POLICY OBJECTIVE/ASSESSMENT 

MEASURE 

SCORE COMMENTS 

1.  Transport   

Availability of bus routes 4 The nearest point of the site is  
approximately 90m from a bus stop on Benefield 
Road with an hourly service 

Proximity to strategic highway network 4 Existing access from Benefield Road 

Availability of PROW 2 Footpath opposite the site to Stoke Doyle Road.  

Bridleway to west of site to Park Wood 

2.  Proximity to services   

Proximity to key services 5 Oundle CofE Primary School, Cotterstock  

Road (0) Convenience foodstore (1) Playing field/ 

park or public open space (2)  Health centre/ GP; 

(Lakeside Healthcare) (1) Community centre 

(Queen Victoria Hall) (1) 

Proximity to secondary services 3 The site is within 2km of Prince William  

School (1) and Oundle School Sports  
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POLICY OBJECTIVE/ASSESSMENT 

MEASURE 

SCORE COMMENTS 

Centre is approximately  0.8km (2) 

Internet connectivity 1 The nearest recorded MBPS is 25 

Proximity to town centres 2 The site is approximately 0.9km from the  

town centre boundary 

3. Proximity to Employment Sites   

Access to defined employment sites 3 The site is approximately 1km from an  

employment site <5ha 

4. Land type   

Agricultural Land Classification 0 Not agricultural land 

Impact on previously developed land -3 Greenfield 

5. Environmental Protection   

Impact on visual landscape 0 Not within area of Landscape Character Sensitivity 

Site specific landscape/townscape 

impacts 

0 The site is well contained within defined boundary 

hedging.  It is connected to te existing built form of 

the settlement with existing housing opposite the 

site and MGUAs of Oundle School to the rear. 

The site is adjacent to housing on Herons Wood 

Close and adjacent to Herons Rogers Wood.  There 

is scope to make landscape improvements with 

landscaping on the northern part of the site 

Heritage sensitivity 0 Not within area of Heritage Sensitivity 

Site specific impacts on local heritage 

assets 

0 No designated heritage assets recorded on site 

Impact on biodiversity 0 Not within an area of bio-sensitivity 

Site specific impacts on biodiversity 2 There are no environmental designations on or 

adjacent to the site.  The site is bounded by 

hedgerows and Herons Rogers Wood sits to the 

east.  There are opportunities for biodiversity 

enhancement with land which could be made 

available in the northern part of the site. 
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POLICY OBJECTIVE/ASSESSMENT 

MEASURE 

SCORE COMMENTS 

Impact on open spaces 2 There would be no loss of designated high quality 

open space (KKP Assessment).  There is an 

opportunity for a net gain in public open space. 

Impact on playing fields 0 Previously informal intermittent use by Oundle 

School variously such as golf practice area.  

Redundant for 3-4 years.   

Flood Risk 0 The site is entirely within Flood Zone 1 

Surface Water 0 There is some surface water flooding on the 

extreme eastern boundary which could be 

mitigated through scheme layout and landscaping 

6.  Physical problems or limitations   

Access Infrastructure 0 The site has direct access onto Benefield Road in 

30mph zone.  Visibility is good.  Upgrades could be 

made to widen the footway as there is a wide 

verge. 

Drainage Infrastructure 0 No info available 

Ground condition 0 No info available but contamination not expected 

Ease of utility provision 1 Services connections are available on Benefield 

Road 

Bad neighbours 0 No bad neighbour constraints 

Physical constraints/permanent 

features 

0 There are no major constraints on the site.  The 

site slopes gently north to south.  Hedges bound 

the site and across the north east corner 

7. Coalescence 0 The site is sits adjacent to the built up area of 

Oundle.  Glapthorn the nearest settlement to the 

site is over 1km away  

8. Community Benefits 2 The scheme would be policy compliant in terms of 

community provision e.g. affordable housing.   

9. Availability 

 

5 Available now.  One landowner  

10. Achievability 5 No known constraints which would delay delivery 

or generate abnormal costs 
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The Site scores 38 against the assessment criteria.  Even if this is considered too generous it is 
significantly more than the proposed draft allocations and marks it out as a highly sustainable site for 
housing. 
 
In conclusion, the Site comprises an available, suitable and deliverable opportunity to accommodate 
housing needs (both market and affordable), in a sustainable location, within walking distance from the 
town centre, with no landscape and/or technical constraints to bringing the land forward for 
development in the early stages of the plan period.  It would not compromise the Districts’ overarching 
development strategy and would help in ensuring the five year supply of deliverable housing land is 
maintained. 
 
As currently submitted we do not consider the draft Plan is sound and suggest that it be revised to 
allocate this site to deliver increased housing provision as follows.   
 
Changes to policy EN24 to add: 
 

 Land at Benefield Road (Oundle School) – around 60 dwellings 
 
A new site specific policy would be in line with the considerations set out in policy EN24.   
 
We would be grateful if we could be kept informed of the progress of the examination process and the 
opportunity to make further representations if or when this is possible. 
 
We would also like the opportunity to participate in the Examination to discuss the policy and inclusion 
of this site further. 
 

Yours sincerely 


