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Introduction  

  

Matter 4 – Question 1: Are the housing allocations appropriate 
and justified in light of the potential constraints, infrastructure 
requirements and adverse impacts? 

 

  

Matter 4 – Question 2: Are there any significant factors that indicate 
that any sites/parts of sites should not have been allocated? 

 

  

Matter 4 – Question 3: Are the sites viable and deliverable? Is 
there any risk that site conditions and constraints might prevent 
development or adversely affect viability and delivery? 

 

  

Matter 4 – Question 4: How were the site capacities determined? 
What assumptions have been made? Are these justified? 

 

  

Matter 4 – Question 5: What is the current planning status of the 
site? 

 

  

Matter 4 – Question 6: What benefits would the proposed 
development bring? 

 

  

Matter 4 – Question 7: What are the potential adverse impacts of 
developing the site and how might they be mitigated? 

 

  

Matter 4 – Question 8: Would the Modifications proposed by the 
Council address any shortcomings? 

 

  

Matter 4 – Question 9: What is the expected timescale and rate of 
development and is it realistic? 

 

  

Matter 4 – Question 10: Is the boundary of the site appropriate? Is 
there any justification for amending the boundary? 

 

  

Matter 4 – Question 11: Are the detailed policy requirements for 
each site, effective, justified and consistent with national policy? 
Are they needed when some of the sites already have planning 
permission? 

 

  

Matter 4 – Question 12: EN24 Oundle Housing Allocations – what 
is the purpose of this overarching policy? Does it repeat the 
polices for the individual allocations? Are the development 
management criteria covered elsewhere in the JCS or the Plan? 
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1. Introduction 
 

1.1. This statement sets out the Council’s response to Matter 4: Housing 
Allocations in Oundle, questions 1 - 12, in respect of the following issue(s): 
 

• Whether the following housing allocations are soundly based, justified and 
deliverable. 

• EN25 Land rear of Cemetery, Stoke Doyle Road, Oundle (70 dwellings) 

• EN26 Cotterstock Road/St Peters Road, Oundle (130 dwellings) 

• EN27 St Christopher’s Drive, Oundle (100 dwellings) 
 

1.2. The statement also addresses any representations which the Council 
considers are of particular significance or concern, where this is the case the 
relevant respondent number and comment id are provided. 
 

1.3. All documents referred to in this statement are either hyperlinked, or refer to 
specific references contained in the Index of Submission Documents which 
can be accessed as follows: 

 
1.4. https://www.east-

northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and
_supporting_documents   

 
1. Matter 4 – Question 1: Are the housing allocations appropriate and justified 

in light of the potential constraints, infrastructure requirements and adverse 
impacts? 
 
1.1. The housing allocations proposed in the Part 2 Plan are required to ensure the 

Council meets the minimum housing requirements as set out in Table 5 of the 
JCS.  

 
1.2. Potential constraints and infrastructure requirements are issues that need to 

be addressed in many circumstances where new sites are allocated in local 
plans. No statutory objections to the site allocations were raised through the 
Regulation 19 consultation and there is no evidence to suggest that the sites 
cannot be delivered.  As indicated in the Council’s response to Matter 2 Q6 
(paras 7.9 -7.11) the proposed site allocations have been subject to a detailed 
site selection methodology assessment and are considered appropriate.  
 

2. Matter 4 – Question 2: Are there any significant factors that indicate that any 
sites/parts of sites should not have been allocated? 
 
2.1. No significant factors have arisen during the drafting and consulting on the 

proposed Oundle site allocations. Indeed, the sites at Cotterstock Road and St 
Christopher’s Drive have received planning permission, whilst a planning 
application has been submitted for the Stoke Doyle Road site. The latter was 
also supported in the Oundle Neighbourhood Plan, although that plan 
unfortunately failed to progress to referendum.   
 

https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
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3. Matter 4 – Question 3: Are the sites viable and deliverable? Is there any risk 

that site conditions and constraints might prevent development or adversely 
affect viability and delivery? 
 
3.1. All the site allocations were assessed through the Local Plan Viability 

Assessment study undertaken by BNP Paribas in January 2021 (Ref B13). The 
study assessed the policy requirements of the proposed allocations and, inter 
alia, assessed sites in respect of their ability to deliver affordable, other 
specialist housing, and open space provision. The study also notes that sites 
on greenfield land have a greater capacity to deliver viable development.  
 

3.2. As indicated planning applications are progressing in respect of the sites, with 
reserved matters having recently been approved on the Cotterstock Road site, 
which indicates that all the sites are deliverable. A more fundamental issue 
perhaps relates to the delivery of the Stoke Doyle Road site, which sits in two 
ownerships, whilst this should not prevent delivery it will require some 
communality between the two parties to ensure a comprehensive approach to 
site development.  

 
4. Matter 4 – Question 4: How were the site capacities determined? What 

assumptions have been made? Are these justified? 
 

4.1. The Council acknowledged the North Northants Strategic Housing Land 
Availability Assessment report (May 2013) as a starting point for assessing 
housing yields. In addition, information provided by developers through the 
“call for sites” and housing land supply monitoring updates has further informed 
site potentials. The Council’s response to Matter 3 Q4 also provides some 
further background. 
 

4.2. In relation to the three site allocations proposed in Oundle, which either have 
planning permission or have an application pending, discussions have been 
undertaken with promoters/developers to inform the delivery trajectories. The 
trajectories are therefore considered to be both up to date and justified.  

 
5. Matter 4 – Question 5: What is the current planning status of the site? 

 
5.1. The current planning status can be set out as follows. Policy EN26 Cotterstock 

Road has full planning consent for 130 dwellings, which includes 4 self-build 
plots and 40% affordable housing in line with strategic policy requirements. 
Policy EN27  
 

5.2. St Christopher’s Drive has outline planning permission. The two reserved 
matters applications are due to be considered at the next Strategic Planning 
Committee (March) for 130 units, comprising 65 affordable units in an Extra 
Care Facility; 62 market dwellings plus 3 custom/ self-build plots. 
 

5.3. The site at Stoke Doyle Road has a full planning application pending for 53 
dwellings on land that constitutes the majority of the site. The level of affordable 
housing contribution is currently in discussion. The land to the east is in 
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different ownership, where a planning application is anticipated in the coming 
months for a further 9 dwellings.    

 
6. Matter 4 – Question 6: What benefits would the proposed development 

bring? 
 

6.1. The proposed allocations would contribute towards meeting the strategic 
housing need for Oundle. They will deliver a range of house sizes and types 
including self-build, affordable housing and meet an identified need for older 
persons, through the affordable extra care provision located on the St 
Christopher’s Drive site.  
 

6.2. Elsewhere, on Stoke Doyle Road, the site will provide land for the extension of 
the cemetery, something which the Oundle Neighbourhood Plan had sought to 
deliver. It will also deliver improvements to the local highway network through 
the provision of traffic lights on the bridge located to the east of the site on 
Stoke Doyle Road.  

 
7. Matter 4 – Question 7: What are the potential adverse impacts of developing 

the site and how might they be mitigated? 
 
7.1. The key considerations for the sites are set out in Policy EN24 together with 

the site specifics for delivering each of the three sites, which are set out in 
policies EN25,26 and 27.  
 

7.2. There are no adverse effects arising from the sites which are viewed to be 
significant, issues raised can be suitably mitigated.  Again, no objections have 
been raised through statutory consultees through the Regulation 19 
responses. The Council was aware of site-specific issues for example relating 
to improvements to drainage capacity and proximity to the sewage works to 
the north of the site in relation to the Cotterstock Road site, for which a 
proposed modification to the wording of Policy EN26 has been put forward. 
The site now has full planning permission, with conditions to address on site 
requirements.  

 
7.3. Elsewhere, at Stoke Doyle Road, Highways have required traffic lights on 

Warren Bridge. Appropriate mitigation measures were required to address the 
impact of development on the bridge, which is recognised as a significant 
heritage asset.  

 
7.4. Structural landscaping is required for all of the sites to reduce the impact of 

development within the surrounding landscape, and, in the case of St 
Christopher’s Drive, to reduce noise impact from the A605.  

 
8. Matter 4 – Question 8: Would the Modifications proposed by the Council 

address any shortcomings? 
 
8.1. The modifications proposed to the site allocation policies will mitigate any 

potential problems. This is evidenced by the progression of the sites with 
Cotterstock Road having received full planning permission, St Christopher’s 
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Drive having full permission pending, and Stoke Doyle Road progressing with 
a current planning application. 

 
 

9. Matter 4 – Question 9: What is the expected timescale and rate of 
development and is it realistic? 
 

9.1. The April 2020 housing trajectory anticipated all the sites as contributing to the 
current 5-year housing supply and sets out the rate of development for each site 
allocation (Ref G02-05). Given that planning applications have progressed on all 
sites (see response to Matter 4 Q5) this remains a realistic prospect. However, 
there may need to be some revision to the St Christopher’s Drive, given that this 
is now delivering a 65-unit extra care facility alongside the market housing element 
of the site. If some revision is required this will be picked up in the latest monitoring 
schedule, though again the bulk of the site would be expected to deliver in the next 
5 years.  
 

 
10. Matter 4 – Question 10: Is the boundary of the site appropriate? Is there any 

justification for amending the boundary? 
 

10.1. It is considered that the site boundaries for each of the allocations remain 
appropriate. In respect of the sites at Cotterstock Road and St Christopher’s 
Drive planning permissions have already been achieved, based on the Part 2 
Plan allocations.  

 
 

11. Matter 4 – Question 11: Are the detailed policy requirements for each site, 
effective, justified and consistent with national policy? Are they needed 
when some of the sites already have planning permission? 

 
11.1. The detailed requirements are justified, they form part of the policy to ensure 

that sites deliver high quality sustainable development and address key 
delivery aspects. Whilst two of the sites already have planning permission, 
they have been effective in achieving the outcomes required, for example 
delivering a mix of housing including specialist housing onsite. Construction 
is still to commence on all of the sites and, although unlikely, should the sites 
not progress and the planning permissions expire, a policy would still be 
required to guide any future development proposal.  
 

 
12. Matter 4 – Question 12: EN24 Oundle Housing Allocations – what is the 

purpose of this overarching policy? Does it repeat the polices for the 
individual allocations? Are the development management criteria covered 
elsewhere in the JCS or the Plan? 

 
13.1 Policy EN24 does not repeat the individual site allocation policies for Oundle. 

The policy provides a series of development principles which would apply to all of 
the sites, whereas policies EN25, 26 and 27 are provided to address the site-
specific delivery criteria for each of the sites. 


