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Extra Care Facility not in Local Plan 

A large Commercial Extra Care facility in the middle of a residential area in 

Oundle was not in the Local Plan. 

The Local Plan put together by the old ENC, but objected to by OTC, was for 

100 houses at the back of St Christophers Drive. Just before outline planning 

permission was granted Persimmon , the developer, changed this to 130 

dwellings – 65 houses and 65 apartments in an Extra Care Facility which would 

meet their social housing requirement and with the land given to a Housing 

Association – Housing 21 - from 106 funding. This arrangement was made 

through ENC with no recourse to OTC to see if they were happy with monies 

due to the town being used in this way. OTC were never consulted when calls 

went out from ENC to developers for the building of Extra Care Facilities   No 

consultation took place with OTC who, when Persimmon supported by the ENC 

Planning Dept. applied for outline planning, were left opposing the Facility as 

being in the wrong place. 

Initially the Care facility was positioned near the A605 but this was changed 

firstly to behind the Attenuation Pond – a better position than the current one 

as it does not affect current housing – and then to immediately behind current 

houses in St Christophers Drive. 

An extra care facility is needed for Oundle but it should be considered on a site 

much bigger than this one, should be on a regular bus route and should not be 

in the middle of a residential area 

Policy 8 of the North Northamptonshire Joint Core Stragey 2011-2031 requires 

that ‘Development should ensure quality of life and safer, healthier 

communities and not result in an unacceptable impact on neighbouring 

properties or the wider area, by reason of noise , vibration, light or other 

pollution, loss of light or overlooking.’ The positioning of the 3 storey facility so 

close to current properties contravenes this policy. 

This tall building - 3 storeys high with a sloping roof -will take a lot of 

light/sunshine and will overlook gardens, conservatories, solar panels and 

houses themselves. It will be totally out of keeping. 
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The building will be considerably taller than the houses it looks onto.  Balconies 

on each floor for each apartment will look directly into the small gardens and 

homes that they look onto. There will be no privacy. 

Considerable disruption with the need for raft construction and piling due to 

the height and overall size of the building would occur during building. Ongoing 

there would be disruption caused by staff coming and going at all hours to the 

inadequate parking at the back of the building along current house boundaries 

and by security lighting, lights in corridors and general noise from vehicles and 

machinery. 

The large facility will need deep foundations which could cause structural 

damage and possible subsidence to current properties. There are likely to be 

surface water drainage problems on this low lying part of the site as was 

demonstrated by the flooding here last winter. The current siting positions the 

facility on an area which in the Flood Risk Assessment Report is shown clearly 

as likely to flood. So far nothing has been done to show how to resolve this 

issue 

This would be a very busy 24 hr facility generating considerable traffic. There is 

no resident parking and only one visitor slot per 3 residents apartments. Due 

to minimal provision for staff, residents, delivery vehicles and visitors parking 

would be on nearby narrow roads causing a hazard and increased noise levels 

to house occupants – there is already insufficient parking for the 65 houses 

planned in addition to the care facility. 

Noise levels will be well in excess of UK BS 8233 and WHO recommendations. 

There will be considerable difficulty in getting to and from the site for both 

vehicles and pedestrians. The distance from the mini roundabout at the top of 

Ashton Road to the site entrance is 450 metres. The single point entrance at 

the top of Ashton Road does not comply with NNC Highways Section 38 

Agreement that recommends that for a development to be accepted with a 

single point entrance it should be limited to 200 dwellings and should be no 

more than 300m to a loop or link road. This site is beyond this distance and will 

result in 280 dwellings.  
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Equally the pedestrian footpaths to the care facility do not comply with 

Highways requirements as the single footpath in places will not allow mobility 

scooters to pass. 

The route also contravenes Highways Regulations for the number of dwellings 

to be serviced by emergency vehicles. Highways Regulations say there should 

be no more than 200 dwellings from a single point of entry to allow 

ambulances and fire engines etc, safe and interrupted passage particularly 

important for an Extra Care Facility. “Over 200 dwellings Northamptonshire 

Highways Require a second point of entry for vehicular access on the basis of 

historic risk associated with multiple incidents occurring” 

Sewage disposal cannot currently cope due to insufficient capacity without the 

addition of 65 dwellings and the Care Facility. To date Anglian Water and the 

developer have failed to come up with a plan as to how this is to be resolved.  

Housing 21 – the developer for the care facility – say their homes should be 

near local facilities including shops. GP, other services and public transport  - 

the nearest bus stop with an hourly service is over 800m away. The unrealistic 

and unlikely promised bus service would mean a long walk for elderly and 

disabled residents into the town centre let alone to the library and surgery 

which are even further away. The facility should be on a regular bus route 

something that is possible on another site in the town. 

The proposal is totally out of scale to its surroundings and would be the largest 

and tallest building in the town which has been squeezed into a residential 

area. It was never part of the Local Plan. Is not, on this site, supported by OTC 

and should not be allowed to go ahead. 

Please note that ENC recommended 100 houses on the site at the back of St 

Christophers Drive in their Local Plan. St Christophers Drive is now 2 separate 

applications going against the original plan – one by Persimmon for 65 houses 

and one by Housing 21 for 65 apartments in a large 3 storey block at the back 

of current houses in St Christophers Drive – a total change to what was 

submitted in the Local Plan. This change has been allowed to go forward by 

ENC against their own Local Plan. 
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