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1.0	 INTRODUCTION 

1.1	 CgMs Consulting on behalf of Red Circle Properties Ltd wish to make further 

representations in respect of Matter I, Site specific matters. Our representations 

relate to the Islip Settlement Development Boundary and possible inclusion of 

additional sites for residential development within the village of Islip. 

1.2	 We have in our representations relating to Matter D: Settlement Roles and 

Relationships explained why we consider that further sites for residential 

development should be sought within the rural villages. We have recommended 

that Islip should be identified as a “smaller service centre” but if it remains a 

Category A village that the village development boundary should be less tightly 

drawn to take in three sites as set out in all representations. 

1.3	 These representations relate to (1) the designation of land north of Chapel Hill 

and west of Riverside Way, Islip as “Important Open Land” and its potential for 

inclusion within the Islip settlement boundary (2) the potential for inclusion of 

the former Abattoir site, Chapel Hill within the settlement boundary and (3) the 

open land potential for inclusion of the open land to the rear of High Street Islip 

within the settlement boundary. 

1.4	 Representations were made on 21 February 2008 and have been allocated 

reference No. 02788. These are enclosed in Appendices 1, 2 and 3. For clarity I 

will refer to these representations as 02788(1), (2) and (3) respectively. 

1.5	 We consider that there is a significant shortfall of allocated sites to meet the 

requirements of the CSS and in particular to ensure that the provision of 1460 

dwellings within the rural areas can be achieved. We consider that there is to be 

much reliance on Windfall sites contrary to PPS3 (paragraph 59) and that it is 

unlikely that the previous growth of the rural areas as a result of small windfall 

development within the rural village will continue at the same rate as during the 

last seven years due to the restrictions on development with the tightly drawn 

village development boundaries and with the problems caused by the current 

economic climate. 
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1.6	 We set out in the following seeking the reasons why we consider that the three 

sites identified in our representations should be considered for residential 

development and included within the Islip Village development boundary. 
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2.0	 SITE SPECIFIC PROPOSALS 

02788 (I) Land North of Chapel Hill and West of Riverside Way, Islip 

2.1	 We have put forward a recommendation that the open land to the north of 

Chapel Hill and most of Riverside Way, Islip be included within the village 

development boundary and allocated for residential development. 

2.2	 This land is currently allocated as “Important Open Land” but we consider that 

this allocation is unjustified. The site is an unused area of land. Our 

representations include objections to the allocation of the site north of Chapel 

Hill, Islip as “Important Open Land”. We do not consider that this site, which is 

currently shown outside the village settlement boundary, should be subject to 

this separate designation. There is no justification for this specific designation. It 

is an unused area of land that serves no specific purpose as “Important Open 

Land”, and with the adjoining Abattoir site would provide an appropriate area for 

infill development either now or in the future. It should therefore be included 

within the settlement boundary. We also question whether it is appropriate to 

allocate sites as “Important Open Land” within or outside settlement boundaries 

given the fact that this Plan is not intended to be a land use plan but one which 

sets out a Spatial Strategy and allocates specific areas for employment and 

housing to meet the requirements of the Core Strategy. This local development 

plan should also address the need to protect and enhance the need to protect 

and enhance the Green Infrastructure Framework identified in the Core Strategy. 

The sites on which all representations have been made fall outside the 

designated Green Infrastructures Area along the River Nene. 

2.3	 This site together with the adjoining former Abattoir site has an area of some 0.8 

hectares which could provide 2025 new dwellings if developed at a similar 

density to the site at Riverside Way. This infill development could be designed to 

fit in well with the village street scene and would have no harmful effect on the 

appearance a character of this sustainable village. 
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02788 (2) Former Abattoir Site, Chapel Hill 

2.4	 There appears to be no justifiable reason to exclude the site of the former 

Abattoir, Chapel Hill from the Islip village development boundary. This is a 

brownfield site adjacent to the Riverside Way residential development and this 

site itself could provide an opportunity for approximately 4 dwellings as either an 

allocated site or as windfall development. Alternatively it could be used for an 

employment or community also. 

2.5	 We note that the Core Strategy does allow for the development of brownfield 

sites adjacent to the village development boundaries. However this is not 

provided for in the policy relating to Category A Village which seeks only to allow 

limited opportunities for housing, employment and community use within the 

defined village boundary. 

2.6	 This site clearly provides an opportunity for development and we would therefore 

recommend that the village development boundary be extended to include this 

site. 

02788 (3) Land to the rear of High Street, Islip 

2.7	 In addition to the sites referred to above there is also a larger area of land to the 

rear of houses along the High Street this land is under option to our clients and 

is a site which could be immediately available for residential development to help 

in making up the shortfall of new housing in the rural areas. The land we have 

shown edged red on the plan comprises an area of 5.7 hectares. It extends to 

the banks of the River Nene but any development would need to be set back 

from the river away from the Flood Zone identified on the Islip Proposals Map. 

We estimate that this site could accommodate about 150 dwellings. 
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3.0	 RECOMMENDATIONS AND CONCLUSIONS 

3.1	 We have in our representations identified three sites in Islip which are available 

for residential development but are currently positioned outside the proposed 

Islip village development boundary. One of these, the former Abattoir site at 

Chapel Hill, Islip is a brownfield site adjacent to the village development 

boundary and there appears to be no reason why this site has been excluded. 

The second site relates to a piece of vacant land between Riverside Way and 

dwellings east of the Coach House. The site is allocated as “Important Open 

Land” but serves no useful purpose as open land and could be developed with a 

small residential development (2025 dwellings) without causing harm to the 

integrity of the village. This site should also be included within the village 

development boundary. The third site is that to the rear of the High Street, Islip 

which offers opportunities for a more substantial residential development 

(approximately 150 dwellings) and again the village development boundary 

should be extended to include this site. 

3.2	 We have examined the housing trajectories provided by the local authority in 

terms of seeking to meet the requirements of the Core Strategy (2001 – 2021) 

as well as providing a 5 – year land supply. 

3.3	 We consider that there has been an over reliance in terms of brownfield sites in 

relation to meeting these requirements contrary to the guidance given in PPS3 

(para 59). The tightly drawn village boundaries will also limit the opportunities 

for development in the rural villages and with the current economic downturn 

there are severe doubts whether the sites with planning permission and those 

allocated for development will in fact be implemented during the next 5 – years. 

3.4	 We therefore consider that the village development boundary of Islip should be 

extended to include other land which is currently available for development and 

could be implemented to meet the growing housing needs of the village and the 

area as a whole. We would therefore request the Inspector to recommend 

changes to the Islip village development boundary in accordance with our 

representations and to require the removal of the “Important Open Land” 

allocation to the site north of Chapel Hill. 
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