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1.

Introduction

1.1

The draft East Northamptonshire Local Plan is required to meet any shortfalls in the
strategic allocations set out in the Joint Core Strategy. In respect of Oundle there is an
identifiable shortfall in housing provision which requires some additional 300 dwellings to
be provided to meet the needs of that Plan up to 2031.This Paper sets out the
methodology used to identify and assess sites for possible inclusion in the Plan and the
evidence and justification for the allocation or non-inclusion of sites.

1.2

It is essential that site allocation decisions can be justified and that they are supported
by a clear audit trail. The assessment has been designed to take account of national
planning policy; to provide a framework that enables sites to be compared against each
other on a consistent basis; to be transparent so that the reader can see how a
particular outcome has been arrived at; to ensure that development takes place in
sustainable locations; to ensure that allocated sites will enhance the sustainability of
existing settlements; and to enable unsuitable sites to be filtered out early on in the
process. This assessment will form a key component of the evidence base underpinning
the policies in the East Northamptonshire Local Plan, which seek to allocate future
housing sites at Oundle.
Planning Policy context

1.3

The National Planning Policy Framework (NPPF) sets out the Government’s planning
policies, itmust be taken into account in preparing the Plan. It indicates that the purpose
of the planning system is to contribute to the achievement of sustainable development
as defined by the range of policies in the NPPF taken as a whole.

1.4

To boost the supply of housing, the NPPF requires local planning authorities to identify
key sites which are critical to the delivery of the housing strategy over the plan period.
The location and scale of potential sites is determined by the spatial strategy and
distribution of development, which is set out in the Joint Core Strategy. The strategic
housing requirements are broken down to indicate the scale of growth to be provided for
at each Growth Town, Market Town etc. In respect of Oundle 645 houses are required
to be met within the plan period from 2011 up to 2031. Monitoring of development has
shown that a shortfall of around 300 dwellings is required to meet the strategic provision
for Oundle. It should be noted that policy requires this shortfall to be addressed as a
minimum requirement to meet Oundle’s housing need up until the end of the Plan period

2.

Methodology

2.1

Building on the approach for setting out housing provision in the Joint Core Strategy, the
draft Local Plan is required to assess that all reasonable site alternatives have been
considered. This takes into account the promotion of sites from the Strategic Housing
Land Availability Assessment (SHLAA), which is a technical study that seeks to identify
sites with the potential for housing; assess how many homes they could provide; and
assess when they could be developed. In addition any sites promoted directly through
the preparation of the draft plan are also taken into account; these proposals provide a
long list of potential housing sites.

2.2

To assist in providing an assessment of sites additional information provided through the
National Planning Policy Guidance (NPPG) is employed to inform the suitability of
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sites/ broad locations for development, guided by the following criteria 1 (paragraph
019):
•
•
•
•
•
•
•

the development plan, emerging plan policy and national policy;
market and industry requirements in that housing market or functional
economic market area.;
physical limitations or problems such as access, infrastructure, ground
conditions, flood risk, hazardous risks, pollution or contamination;
potential impacts including the effect upon landscapes including landscape
features, nature and heritage conservation;
appropriateness and likely market attractiveness for the type of development
proposed;
contribution to regeneration priority areas;
environmental/ amenity impacts experienced by would be occupiers and
neighbouring areas.

2.3

In sifting the sites contained in the long list of potential options, assessment is neither
intended to be a detailed project-level assessment of each site, such as that provided by
an Environmental Impact Assessment, nor does it consider the different ways that a site
might be developed in order to enhance its sustainability. Instead the focus is on
providing a broad comparison of sites at a high level in order to produce a consistent
and comparable assessment which can be used to enable a judgement to be made as
to which sites ought to be allocated in a development plan document (be it the Local
Plan or a Neighbourhood Plan).

2.4

There are two key stages to the methodology. The first stage involves an initial site
sieve intended to filter out sites with major constraints that render them wholly
unsuitable for allocation. The second stage includes a more detailed assessment of
sites, through a short list to identify those sites to propose and consider further for
allocation.
Short Listing sites

2.5

An initial sieve was undertaken in order to streamline the list of sites. The sieve sought
to establish whether or not any of the sites had a constraint of such significance that the
site should not be taken forward for further consideration. This process was used to
eliminate sites where development would be likely to be precluded for one or more of
the following reasons:
•
•
•
•
•

1

the site does not accord with the policies set out in the Joint Core Strategy
the site would be within either flood zone 2 or flood zone 3: The National Planning Policy
Framework (NPPF) sets out a sequential test to steer new development to areas with
the lowest probability of flooding.
the site would be likely to have a significant adverse effect on a site of international or
national biodiversity or geological value: The NPPF indicates that distinctions should be
made between the hierarchy of international, national and locally designated sites.
the site would be likely to have a significant adverse impact on an important
archaeological or historical site.
the site would be located within the HSE inner zone of a major hazard chemical
installation or pipeline.

https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
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2.6

If sites are affected by one or more of the above constraints but to an insufficient extent
to warrant exclusion at the initial site sieve stage they would be carried forward. For
example, where a relatively small area of a site is within a high flood risk area it was
concluded that it ought to be possible to incorporate sensitive design measures which
avoid the area at risk of flooding.

2.7

The sites discounted at the initial stage are highlighted in red in the left hand column of
Appendix 2 and a brief explanation as to the reasons why further assessment is
unnecessary is provided in the right hand column.

2.8

Committed/permitted sites are highlighted in green in the left hand column of Appendix
2. The short listed sites are highlighted in amber in the left hand column of Appendix 2
whilst a map indicating the location of these sites is included at Appendix 3.

Second Stage assessment
2.9

The detailed assessment was undertaken using a matrix linked to the Sustainability
Appraisal (SA) objectives of the Plan. The matrix, included at Appendix 4, includes a
range of decision making criteria against which all sites on the short-list were assessed
and clarifies the links with the SA objectives. The range of criteria used in the
assessment is not intended to provide an exhaustive listing of decision making criteria
but seeks to identify criteria that enable meaningful comparison of potential impacts. The
criteria include environmental constraints; accessibility to services; infrastructure
capacity; and the availability and deliverability of sites.

2.10

A ‘traffic light ‘system has been used to indicate how well sites perform against the
criteria. In broad terms, the colour coding used is as follows:

Green
Amber
Red

No negative impact identified
Some issue/ impact
Major negative impact

2.11

The traffic light system has been used in preference to a numerical scoring system as
the latter would imply that the different indicators were directly comparable and that the
scores could simply be added together to give a total that would determine the best
options. A matrix comparing the colour coding for each site in respect of each criterion is
included at Appendix 5. More detailed information in respect of each site, including a
summary of the key positive and negative impacts, is included in Appendix 6. The
purpose of the assessment is to identify where potential conformity and conflicts with the
criteria arise and assist in identifying issues where further work would need to be
undertaken.

2.12

It should be noted that where an issue is highlighted in red it does not necessarily imply
that the particular constraint cannot be mitigated. The purpose of assessing each site
against the sustainability criteria is to produce a consistent and comparable assessment
which can be used to enable a judgement to be made as to which sites ought to be
included in the Plan.
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2.13

The following table explains the links between the criteria and national planning policy.
Where necessary, it also explains how the assessment has been undertaken and
applied.

Criteria
Proximity to
services

The assessment
National Planning Policy – Plans should ensure that developments which
generate significant movement are located where the need to travel will be
minimised and the use of sustainable transport modes can be maximised.
Close proximity to employment, services and facilities will therefore help to
encourage a reduction in car use.
The assessment - Northamptonshire County Council has provided an
assessment of the proximity of sites to a range of existing services. Site
specific Transport Assessments have not been undertaken by the highway
authority and sites scored as “good” may when fully assessed require
mitigation works or contributions towards such works. Sites scored “medium”
may, after a site specific Transport Assessment, be able to demonstrate that
their impacts can be adequately mitigated or that minimal mitigation is required.
Each site has been awarded a score of 1 to 3 in respect of its proximity to each
service with a score of 3 indicating that proximity to a particular service is
‘good’ whilst scores of 2 and 1 represented ‘medium’ and ‘poor’ access
respectively. The individual scores have then been added together to provide
an overall score. For example, a total score within the range of 10 to 15 would
result in an overall assessment of ‘good’ for residential development.
Where a site includes both residential development and employment land the
assessment is based on the criteria used for residential development.
Service provision assessments are generally based on access to existing
services. However, proposed services have been taken into account where
they are to be provided as part of an extant planning permission.
In the case of the assessments for Oundle all the services and facilities are
located in the town and due to the scale and massing of the settlement all the
assessed sites have scored amber due to relatively easy access to services.
The criteria used for residential development were as follows:
Symbol

Employment

Healthcare

Primary
school

Walkable employment
close by

Within 1
mile of a
doctors

Within 1
mile

Employment
on bus route
(30 minute
frequency or
better)

Between
1-3 miles
of doctors
and/or on
a bus
route

Betwee
n 1-3
miles
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Leisure
centre or
major
leisure
attraction
Within 1
mile of a
leisure
centre/
leisure
attraction
Between 13 miles of a
leisure
centre/
leisure
attraction
on a bus
route

Local
shops

Overall
Score

Within 1
mile

10-15

Between
1-3 miles
of shops
and/or on
a bus
route

6-10
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Access
difficult
without car

Greater
Greater
Greater
Greater
5
than 3
than 3
than 3
than 3
miles
miles
miles from
miles
from
a leisure
from
doctors
centre/
shops
and not
leisure
directly on
attraction
a bus
route
The criteria used for employment sites were as follows:
Symbol
Public transport
Convenience shopping
Overall score
On a high frequency bus
Local shop nearby
5-6
route (every 30 mins or
(walkable)
more frequently)
On a medium frequency
Local shop between 1-3
3-4
bus route (hourly)
miles
Not directly served by
Nearest shop is town
2
regular public transport/
centre which is more than
one journey a day
3 miles/not walkable
Proximity to
the trunk or
principal road
network

National Planning Policy – The planning system should contribute to building
a strong, responsive and competitive economy by ensuring that sufficient land
of the right type is available in the right place.
The assessment – This criterion is especially important for determining the
best locations for employment land, but to a lesser extent it may be relevant in
the case of new housing development. Northamptonshire County Council
provided an assessment as follows:
A green symbol indicates that the site is adjacent to, or less than 1km from a
trunk or principal road;
An amber symbol indicates that the site is between 1 and 5kms of a trunk or
principal road via good, unconstrained roads; and
A red symbol indicates that the site is more than 5kms from a trunk or principal
road junction/ access and/or through constrained/local roads and/or through a
town centre or residential area.
In the case of the assessments for Oundle all the sites are located in the town
and due to the scale of the settlement all the assessed sites have scored
amber due to relatively easy access to the trunk road network..

Connectivity
to the existing
urban area

National Planning Policy – local planning authorities should support a pattern
of development which, where reasonable to do so, gives priority to pedestrian
and cycle movements and provides access to high quality public transport
facilities.
The assessment - This is based on the Urban Structure Study (USS) prepared
by the Joint Planning Unit. The study examines the urban structure of the
towns in North Northamptonshire (the framework of existing streets and open
spaces, and how they function). It divides the edge of towns into sectors and
explores how well integrated growth would be in each of these. Grade ‘A’
indicates a sector with the best possible integration whilst grade ‘E’ indicates
areas with the least integration potential. For the purposes of the assessment:
A green symbol corresponds to a score of A in the USS;
An amber symbol corresponds to a score of B or C in the USS; and
A red symbol corresponds to a score of D or E in the USS.
Sites within an existing urban area rather than on the edge of a town were not
assessed as part of the USS and have therefore been assessed separately
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using the criteria in the USS.
Impact on
existing sports
and recreation
facilities

Impact of an
existing
notifiable
installation,
including
pipelines, on
the
development
Impact of
existing noise
or odour on
the
development

Impact of the
development
on
neighbouring
land uses

National planning policy – Planning policies and decisions should guard
against the unnecessary loss of valued facilities and services.
The assessment – The strategic sites are of sufficient scale to suggest that on
sites where there are existing facilities provision could either be retained or
alternative on-site facilities could be provided. In such instances an ‘amber’
score has been applied to recognise the constraint and the likelihood that
mitigation measures would be possible.
National planning policy – Planning policies should be based on up-to-date
information on the location of major hazards and on the mitigation of the
consequences of major accidents.
The assessment – Sites where development would be entirely or largely
precluded due to their proximity to a notifiable installation are filtered out at the
initial site sieve stage. Some sites, however, include pipelines which are likely
to place some restriction on development.
National planning policy - the planning system should assist in preventing
both new and existing development from contributing to or being adversely
affected by unacceptable levels of air or noise pollution.
The assessment - This has focused primarily on the proximity to major roads,
railway lines, mineral extraction sites, waste disposal sites and existing
employment uses. Where a site is located adjacent or in close proximity to a
pollution source an ‘amber’ score has been given in the assessment unless
clear evidence suggests that mitigation is likely to be more problematic or
unnecessary.
National planning policy – The planning system should assist in preventing
both new and existing development from contributing to or being adversely
affected by unacceptable levels of air or noise pollution.
The assessment - This has focused primarily on identifying instances where
development could have a negative impact on an existing business or on a
noise sensitive receptor such as could occur where employment land is
proposed next to residential development. Where there is the potential for
adverse impact, an ‘amber’ score has been given in the assessment unless
professional experience or clear evidence suggests that mitigation is likely to
be more problematic or unnecessary.
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Impact on
biodiversity

National planning policy – The impact on biodiversity should be minimised.
Distinctions should be made between the hierarchy of international, national
and locally designated sites so that protection is commensurate with their
status and gives appropriate weight to their importance and the contribution
that they make to wider ecological networks. Policies should promote the
preservation of priority habitats, ecological networks and the protection of
priority species.
The assessment – The RNRP Environmental Sensitivity Consolidation study
(2009) (www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought
together earlier studies to identify areas of high, medium or low sensitivity of
three landscape elements (visual landscape, biodiversity and cultural heritage)
in relation to their potential to accept mixed use development. The study, which
provides a comparable assessment of areas, was used to determine site
scores in the SHLAA (May 2013). The data in these two documents has been
used to determine the sensitivity score.
Where a SHLAA assessment has not been undertaken then an assessment
has been made on the best information available.

Impact
on a protected
species or on
a site
recognised for
its wildlife or
geological
importance

National planning policy – The impact on biodiversity should be minimised.
Distinctions should be made between the hierarchy of international, national
and locally designated sites so that protection is commensurate with their
status and gives appropriate weight to their importance and the contribution
that they make to wider ecological networks. Policies should promote the
preservation of priority habitats, ecological networks and the protection of
priority species.
The assessment – Sites where development would include land of
international or national importance are filtered out at the initial site sieve stage.
In practice, no sites met this criterion and none were therefore removed as a
consequence. The second stage therefore focused on the potential for a site
to have an adverse impact on:
• a site of international or national importance;
• land designated as a Local Nature Reserve, local wildlife site, or local
geological site;
• a potential wildlife site; and/or
• protected species.
In the absence of an ecological survey the assessment notes whether the site
is adjacent or in close proximity to a site of international or national importance;
or contains or is located in close proximity to a locally designated site or
potential wildlife site. A potential wildlife site is one identified as having
potential value as a local wildlife site but is currently of lower status. Such sites
are either awaiting further evaluation or are former local wildlife sites which
require enhancement in order to regain their former status. All sites have been
assessed against each of the respective criteria.
Determining the presence of a protected species also requires ecological
assessment. In the absence of comparable data, sites have been assessed as
‘amber’ to indicate that the impact is unknown unless an assessment has been
undertaken by a site promoter. Where this is the case, the score is based on
the findings of the survey.
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Impact on
visual
landscape

National planning policy – Planning should recognise the intrinsic character
and beauty of the countryside and protect and enhance valued landscapes.
The assessment - The RNRP Environmental Sensitivity Consolidation study
(2009) (www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought
together earlier studies to identify areas of high, medium or low sensitivity of
three landscape elements (visual landscape, biodiversity and cultural heritage)
in relation to their potential to accept mixed use development. The study, which
provides a comparable assessment of areas, was used to determine site
scores in the SHLAA (May 2013). The data in these two documents has been
used to determine the sensitivity score.
Where a SHLAA assessment has not been undertaken then an assessment
has been made on the best information available.

Impact on the
existing form
of the
settlement

National planning policy – Planning should recognise the intrinsic character
and beauty of the countryside and should focus significant development in
locations which are, or can be, made sustainable.
The assessment – This has focused on identifying the likelihood of
coalescence, the impact on prominent views or vistas, detachment from the
settlement (eg due to a main road or railway) and the opportunity to enhance
the gateway into a town through, for example, the redevelopment of a
prominent brownfield site.

Impact on
heritage

National planning policy - Heritage assets, including their setting, should be
conserved in a manner appropriate to their significance.
The assessment - The RNRP Environmental Sensitivity Consolidation study
(2009) (www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought
together earlier studies to identify areas of high, medium or low sensitivity of
three landscape elements (visual landscape, biodiversity and cultural heritage)
in relation to their potential to accept mixed use development. The study, which
provides a comparable assessment of areas, was used to determine site
scores in the SHLAA (May 2013). The data in these two documents has been
used to determine the sensitivity score.
Where a SHLAA assessment has not been undertaken then an assessment
has been made on the best information available.

Impact on
listed
buildings,
conservation
areas,
schedule
ancient
monuments
and historic
parks and
gardens

National planning policy - Heritage assets, including their setting, should be
conserved in a manner appropriate to their significance. Development that
would lead to substantial harm to, or the loss of a grade II listed building or
grade II registered park and garden should be exceptional whilst substantial
harm to a scheduled monument, grade I or II* listed building or grade I and II*
registered park and garden should be wholly exceptional. Where proposals will
lead to less than substantial harm, this harm should be weighed against the
public benefits of the proposal.
The assessment – Sites where development would include a designated
heritage asset are filtered out at the initial site sieve stage. In practice, no sites
met this criterion and none were therefore removed as a consequence. The
second stage therefore focused on the potential for a site to have an adverse
impact on any designated heritage asset or its setting, including the setting of a
conservation area. The assessment records the presence of a designated
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heritage asset on the site or within close proximity.
In addition, the assessment notes instances where the Historic Environment
Record
(www.northamptonshire.gov.uk/en/councilservices/community/archives/pages/
historic-environment-record.aspx) maintained by Northamptonshire County
Council indicates the possible presence of heritage assets of archaeological
interest.
Impact on
flood risk

National planning policy - Development should generally be directed away
from areas at highest risk of flooding. In brief, uses should be located on sites
within flood zone 1, where there is a low probability of flooding (i.e. a less than
1 in 1,000 annual probability of river flooding) and only where there are no
reasonably available sites should consideration be given to sites where there is
a medium probability of flooding (flood zone 2). Development in flood zone 3,
where there is a high probability of flooding, should accord with an ‘exceptions
test’ outlined in national planning policy guidance. Flood zone 1 is comprised of
all land falling outside zones 2 and 3.
The assessment - Mapping used in the assessment can be viewed on the
Environment Agency’s website at: http://maps.environment-agency.gov.uk.
This has been used alongside the Strategic Flood Risk Assessments
commissioned by the constituent local authorities
Sites where development would be essentially within either flood zone 2 or 3
are filtered out at the initial site sieve stage. In practice the assessment
indicates that whilst a number of sites on the short list (phase 2) include land
within zones 2 and 3 the designation applies to a limited area of the site. Such
land may well provide opportunities for ancillary uses such as recreation and
biodiversity enhancement. In all such instances an ‘amber’ score has been
applied to indicate that the constraint needs to be recognised and that
mitigation measures would need to be devised and implemented.

Impact on the
use of
previously
developed
land

National planning policy - The re-use of previously developed (brownfield)
land) should be encouraged provided that it is not of high environmental value.
The assessment – Previously developed land is defined in national planning
policy as ‘Land which is or was occupied by a permanent structure, including
the curtilage of the developed land (although it should not be assumed that the
whole of the curtilage should be developed) and any associated fixed surface
infrastructure. This excludes: land that is or has been occupied by agricultural
or forestry buildings; land that has been developed for minerals extraction or
waste disposal by landfill purposes where provision for restoration has been
made through development control procedures; land in built-up areas such as
private residential gardens, parks, recreation grounds and allotments; and land
that was previously-developed but where the remains of the permanent
structure or fixed surface structure have blended into the landscape in the
process of time’.
Within North Northamptonshire there is a limited supply of brownfield land and
it is therefore recognised that to achieve the substantial levels of development
proposed in the Plan, the majority of strategic sites will need to be greenfield.

Impact on the
quality of

National planning policy - Where significant development of agricultural land
is necessary, areas of poorer quality land should be used in preference to that
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agricultural
land

of a higher quality.
The assessment - The Agricultural Land Classification (ALC) system defines
the best and most versatile land as Grades 1, 2 and 3a. This is the land which
is most flexible, productive and efficient in response to inputs and which can
best deliver future crops for food and non food uses such as biomass and
pharmaceuticals. ALC maps provide general guidance on agricultural land
quality at a strategic scale and can be viewed at: magic.defra.gov.uk. These
maps, however, do not distinguish between Grade 3a and Grade 3b land and
for the purposes of the assessment a precautionary approach has therefore
been adopted with any area of Grade 3 land assumed to include best and most
versatile land (i.e. Grade 3a).
In some instances, however, individual sites have been surveyed in more
detail, including subdivisions of grade 3 land. Where such data is included on
the Magic website or has been provided by a site promoter, this information
has been referenced in the ‘comments’ column of the individual site
assessment and the findings have been used in preference to the more
strategic information on the ALC map.

Impact on the
stock of
minerals

Availability the likelihood
of the site
being
available for
development

Deliverability likelihood of
site coming
forward for
development

National planning policy – Local planning authorities should identify and
include policies for extraction of mineral resources in their area.
The assessment – The Northamptonshire Minerals and Waste Development
Framework (MWDF) allocates sites for mineral and waste development. The
sites are shown on a Proposals Map, which is available at:
http://northamptonshire.opus3.co.uk/ldf/maps. The Proposals Map has been
used to identify sites on land allocated for mineral extraction.
National planning policy – The planning system should ensure that sufficient
land of the right type is available in the right places and at the right time to
support growth and innovation.
The assessment – National Planning Policy Guidance (NPPG) indicates that a
site is considered available, when, on the best information available there is
confidence that there are no legal or ownership problems. This will often mean
that the land is controlled by a developer or landowner who has expressed an
intention to develop, or the landowner has expressed an intention to sell. The
assessment is based on information in the North Northamptonshire SHLAA for
housing sites and the Northamptonshire SELA for employment land. This
information has subsequently been updated for individual sites where further
information has become available.
National planning policy - The planning system should ensure that sufficient
land of the right type is available in the right places and at the right time to
support growth and innovation. Specifically in respect of housing local planning
authorities should identify a 5 year supply of specific deliverable sites and a
supply of specific, developable sites or broad locations for growth, for years 610 and, where possible, for years 11-15.
The assessment – The NPPG indicates that, in respect of housing
development a site is deliverable if it is available now; offers a suitable location
for development; is viable; and there is a realistic prospect that housing will be
delivered within five years. To be considered developable, sites should be in a
suitable location for housing development and there should be a reasonable
prospect that the site is available and could be viably developed at the point
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envisaged.
In preparing the 2011 update to the SHLAA, the North Northamptonshire
Development Company (NNDC) assessed sites on the basis of known
information (e.g. on land values, locality, market conditions, physical
constraints, etc), using a sliding scale and based on the assumption that
normal market conditions will prevail. The scoring system used by NNDC and
which has been used in this assessment as a proxy for the likelihood of the site
coming forward for development was as follows:
•
•
•
•
•
•

excellent marketability and/or viability (no known exceptional costs) - 5;
very good marketability and/or viability - 4;
good marketability and/or viability – 3;
moderate marketability and/or viability – 2;
poor marketability and/or viability – 1; and
very poor marketability and/or viability (assumed exceptional costs) – 0.

In respect of employment land the Northamptonshire SELA examined the
likelihood of site coming forward for employment development up to 2031. A
score (out of 5, with 5 being the highest) was derived by looking at the current
and potential future market demand for each site and the existence of current
constraints, as well as their severity, and the existence of other sites which
may be better suited to come forward beforehand. Whilst a site might be
relatively unconstrained, the likelihood of it coming forward may not be as high
as 5 because the market demand for the site in its current format may be
relatively low or because the owner may not wish to push forward the site for
employment development at the time that the SELA was undertaken.
Conversely, there is the possibility of public sector interventions having the
potential to change current constraints markedly over time.
Ease of utility
provision.

National planning policy - identifies the need to work with providers to assess
the quality and capacity of a range of infrastructure.
The assessment - In preparing the 2011 update to the SHLAA, electricity, gas,
water and phone/cable infrastructure providers were contacted and asked to
grade settlements according to the ease with which these could be serviced.
Responses were received from Central Networks, National Grid and Anglian
Water whilst the Strategic Flood Risk Assessments were used to provide
scores for surface water. It was not possible to obtain updates from
telecommunications companies and the scores in the earlier 2009 SHLAA were
therefore used. An average utilities score for each settlement was generated
from the information to provide an overall ‘ease of utility provision’ score.
The assessment concluded that all of the Growth Towns and Market Towns
are ‘average’ to service and consequently, based on the findings of the study it
has not been possible to conclude from the evidence that any strategic location
offers an advantage over other locations in terms of ease of utility provision
and all sites have therefore been assessed as ‘amber’.
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Access
infrastructure
and capacity
of the highway
network

National planning policy – Plans and decisions should take account of
whether safe and suitable access to the site can be achieved for all people and
improvements can be undertaken within the transport network that cost effectively limit the significant impacts of the development. Development should
only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe.
The assessment - Northamptonshire County Council has provided an
assessment of the adequacy of potential access points into the site and the
capacity of the highway network to accommodate the proposed scale of
development.

Other
This section lists other constraints which would need to be taken into account
consideration in preparing plans for the development of a site. They have not, however,
s
influenced the conclusion in the overall site assessment.
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3.

Conclusion and recommendations

3.1

, Following the assessment process the following sitesare proposed to represent the
most sustainable options to meet Oundle’s need for future housing allocations:
•
•
•

Land east of St Christopher's Drive (LPP2 SA222)
Land off Stoke Doyle Road (LPP2 SA224)
Land off Cotterstock Road and St Peters Road North (LPP2 SA225)

3.2

In respect of all other promoted sites, whilst recognising that they may have some
development potential, they are not considered to provide more favourable options to
those sites selected for proposed allocation. Some have been discounted due to specific
constraints, or landscape or other sensitivities, which render them inappropriate.

3.3

In addition the three proposed site allocations are considered to be deliverable within the
Plan period. It understood that they. . are all currently being actively promoted.
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Appendix 1 – Map of sites on the Long List
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Appendix 2 – Long List

Key

Sites discounted at the initial sieve stage
Sites to be included on the short list of potential strategic sites – see Appendix 3
Committed sites with planning permission
List of abbreviations used in the ‘source’ column, below
ENC
East Northamptonshire Council Sustainability Assessment of Sites for Development Plan Documents
SELA
Northamptonshire Strategic Employment Land Assessment
SHLAA
North Northamptonshire Strategic Housing Land Availability Assessment
RNOTP
Rural North, Thrapston and Oundle Plan – ENC
CFSU
Call for sites – March 2013 – March 2017
Oundle
Oundle Neighbourhood Plan
NHP
Site
Site
reference

Settlement

Potential
Use

Source/
references

9

Land South of Benefield Road

Oundle

Housing

LPP2SA7

LAND AND BUILDINGS AT 153
GLAPTHORN ROAD OUNDLE
Land off Cotterstock Road,
Oundle
Rays Field
Land adjacent to Cemetery,
Stoke Doyle Road, Oundle
Land off Glapthorn Road,
Oundle

Oundle

Housing

Oundle
Neighbourhood Plan
Call for Sites

Oundle

Housing

Call for Sites

Oundle
Oundle

Housing
Housing

Call for Sites
Call for Sites

Oundle

Housing

Call for Sites

LPP2SA20
LPP2SA44
LPP2SA46
LPP2SA64

Take forward or
discount (with
reasoning)
Duplicate – LPP2SA
241
Duplicate – LPP2SA
225
Duplicate – LPP2SA
224

Site
Site
reference

Settlement

Potential
Use

Source/
references

LPP2SA117 Parcel fronting Cotterstock
Road (land within Oundle
Primary School grounds)
LPP2SA124 Land to the east of St.
Christopher’s Drive, Oundle
LPP2SA134 Land at The Riverside, south of
Station Road, Oundle

Oundle

Housing

Call for Sites

Oundle

Housing

Call for Sites

Oundle

Housing

Call for Sites

LPP2SA218 Land at St Peters Road

Oundle

Housing

SHLAA 551
CFSU12

LPP2SA219 Land at Milton Road (Oundle
Town Cricket Club)
LPP2SA220 Land north of Benefield Road

Oundle

Housing

Oundle

Housing

LPP2SA221 Land either side of Herne Rd
inc School
LPP2SA222 Land east of St Christopher's
Drive

Oundle

Housing

Oundle

Housing

SHLAA 555
CFSU13
SHLAA 606
CFSU14
SHLAA 607
CFSU 15
SHLAA 613
CFSU 16

LPP2SA223 Land West of Cotterstock Road

Oundle
(Glapthorn
parish)
Oundle

Housing

SHLAA 609
CFSU 21

Housing

SHLAA 944
CFSU 17

Oundle

Housing

Oundle

Housing

SHLAA 1097
CFSU 18
Oundle NHP
CFSU 19

LPP2SA224 Land off Stoke Doyle Road
LPP2SA225 Land off Cotterstock Road and
St Peters Road North
LPP2SA241 Land South of Benefield
Rd/Wakerley Close

Local Plan Part 2 Background Paper – Oundle Site Assessment

Take forward or
discount (with
reasoning)

Duplicate – LPP2SA
222
DISCOUNT
100% of the site is in
flood zone 2
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Site
Site
reference

Settlement

Potential
Use

Source/
references

LPP2SA242 Land Between 22 and 24
Benefield Road
LPP2SA249 Ashton Road/Herne Road
(Phase 2)

Oundle

Housing

Oundle

Housing

Oundle NHP
CFSU 20
RNOTP OUN3(1)

LPP2SA250 Dairy Farm, Stoke Hill
LPP2SA267 Oundle Marina

Oundle
Oundle

Housing
Housing

RNOTP OUN3 (3)
RNOTP

LPP2SA270 Riverside Hotel Elmington

Oundle

Housing

RNOTP

Take forward or
discount (with
reasoning)
Site forms part of a
current Local Plan
allocation, so the
principle of
development is
already established.
DISCOUNT
95% of the site is in
flood zone 3
DISCOUNT
63% of the site is in
flood zone 3

In summary
•
•
•
•

3 sites were discounted, for flood risk reasoning
1 site already has planning permission
There are also a number of duplicates, these have been merged in the following stages.
15 sites taken forward to the next more detailed assessment stage.
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Appendix 3 – Map of Sites on the Short List 2

2

Sites are shown as dots where the extent of the area being promoted is not known

Appendix 4 – Site assessment template
Methodology template for the assessment of the short listed sites.
Sustainability
Appraisal
Topic

Sustainability
Appraisal Objective

Decision making criteria/source

Social Progress which recognises the needs of everyone
Accessibility
To improve
Proximity to services
accessibility and
Good proximity
transport links from
Medium proximity
residential areas to
Poor proximity
key services, facilities Proximity to the trunk/principal road network
and employment
Well located
areas and enhance
Medium proximity
access to natural
Poorly located
environment and
Connectivity to the existing urban area (Urban
recreational
Structures Study)
opportunities
Site well connected (score of A in the Urban
Structures Study (USS))
Some connectivity issues (score of B or C in USS)
Site poorly connected (score of D or E in USS)
Impact on the existing form of the settlement –
see below
Housing
All housing sites are likely to offer similar
Ensure that new
opportunities to meet this objective – it has not
housing provided
therefore been used as a criterion for choosing
meets the housing
between sites.
needs of the area,
provide affordable
and decent housing
for all
Health
Improve overall levels Impact on existing sports and recreation
of physical and
facilities (local authority)
mental health, reduce No impact
the disparities
The loss of facilities could be mitigated
between different
Loss of facilities – unlikely that this impact could be
groups and different
mitigated
areas
Impact of an existing notifiable installation,
including pipelines, on the development (HSE)
Not within the specified consultation zone of a
notifiable installation
Within the specified consultation zone of a notifiable
installation – development, however, is unlikely to
be precluded
Within a specified consultation zone of a notifiable
installation - development likely to be precluded
Crime
All sites are likely to offer similar opportunities to
To improve
meet this objective – it has not therefore been used
community safety,
as a criterion for choosing between sites.
reduce the
incidences of crime
and the fear of crime
and anti-social
behaviour – a safe

Symbol

Community

Skills

Liveability

place to live
Value and nurture a
sense of belonging in
a cohesive
community whilst
respecting diversity
To improve overall
levels of education
and skills
To create healthy,
clean and pleasant
environments for
people to enjoy living,
working and
recreating in and to
protect and
enhance residential
amenity

All sites may offer opportunities to contribute
towards this objective – it has not therefore been
used as a criterion for choosing between sites.

Not relevant to the assessment – it will not assist in
choosing between sites.

Impact of existing noise or odour (major road,
railway, domestic waste disposal site or other
source) on the development (local authority)
Development not significantly affected.
Development affected - but this could be mitigated.
Development significantly affected – unlikely that
this could be satisfactorily mitigated.
Impact of the development on neighbouring
land uses (local authority)
Compatible with neighbouring uses
Compatible, subject to mitigation measures
Incompatible – unlikely that the impact could be
mitigated
Effective protection of the environment
Biodiversity
Impact on biodiversity (RNRP assessment/
To protect, conserve
SHLAA)
and enhance
biodiversity,
Within an area of low sensitivity or not within an
geodiversity, wildlife
area of sensitivity
habitats and green
Within an area of medium sensitivity
infrastructure to
Within an area of high sensitivity
achieve a net gain
Impact of the development on a protected
and to avoid habitat
species or on a site recognised for its wildlife or
fragmentation
geological importance (local authority)
Unlikely to have an adverse impact

Landscape

To protect and
enhance the quality,
character and local
distinctiveness of the
natural and cultural
landscape and the
built
environment

Cultural
heritage

Protect and enhance
sites, features and
areas of historic,
archaeological,
architectural and

Likely to have an adverse impact, although it is
likely that this could be mitigated
Major adverse impact - less certain that this could
be mitigated
Impact on visual landscape (RNRP assessment/
SHLAA)
Within an area of low sensitivity or not within an
area of sensitivity
Within an area of medium sensitivity
Within an area of high sensitivity
Impact on the existing form of the settlement
Significant positive impact (e.g. gateway
development or redevelopment of brownfield land
in a prominent location)
Neutral impact on the form and character of the
settlement
Significant adverse impact (e.g. would affect
prominent vistas/views; result in coalescence with
neighbouring settlement or is significantly detached
from the settlement)
Impact on heritage (RNRP assessment/
SHLAA)
Within an area of low sensitivity or not within an
area of sensitivity
Within an area of medium sensitivity
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artistic interest and
their setting

Climate
change

Reduce the
emissions of
greenhouse gases
and impact of climate
change (adaptation
and mitigation)
Prudent use of natural resources
Air
To maintain or improve
local air quality
Water
Maintain or improve the
quality of ground and
surface water resources
and minimise the
demand for water
Natural
Reduce impact of
hazard
flooding and avoid
additional risk

Soil and
land

Ensure efficient use of
land and maintain the
resource of productive
soil

Within an area of high sensitivity
Impact on listed buildings, conservation areas,
schedule ancient monuments and historic parks
and gardens (local authority)
Unlikely to have an adverse impact
Likely to have an adverse impact, although this
could probably be mitigated
Major adverse impact - less certain that this could
be mitigated
All sites are likely to offer similar opportunities to
meet this objective; it is not therefore a criterion for
choosing between sites.

See ‘liveability’ (above) - impact on existing noise or
odour
All sites are likely to offer similar opportunities to
minimise the demand for water and this objective
has not therefore been used as a criterion for
choosing between sites.
Impact on flood risk (Strategic Flood Risk
Assessment)
The site is entirely within flood zone 1
The site is within (either entirely or in part) flood
zone 2 or else part of the site (though not the bulk)
is within zone 3
The site is entirely, or largely, within flood zone 3
Impact on the use of previously developed land (local
authority)

Development would be entirely, or essentially, on
brownfield land
A significant proportion of the site is greenfield.
Development is entirely, or essentially, greenfield
Impact on the quality of agricultural land Agricultural
Land Classification Map)

Unlikely to result in the loss of best and most
versatile agricultural land (grades 1, 2 or 3a)
Likely to result in the loss of best and most versatile
agricultural land.
Minerals

Energy
use

Ensure the efficient use
of minerals and primary
resources

Impact on the stock of minerals (Minerals and Waste
Development Framework Proposals Map)

To mitigate climate
change by minimising
carbon based energy
usage by increasing
energy efficiency and to
develop North
Northamptonshire’s
renewable energy
resource, reducing
dependency on nonrenewable resources

All sites are likely to offer similar opportunities to
meet this objective; it is not therefore a criterion for
choosing between sites.

The site is not on land allocated for mineral
extraction
The site is on land allocated for mineral extraction
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Waste

All sites are likely to offer similar opportunities to
To reduce waste
meet this objective; it is not therefore a criterion for
arisings and increase
choosing between sites.
reuse, recycling and
composting
Maintenance of economic growth and employment
Employment
All employment sites are likely to offer similar
Maintain and
enhance employment opportunities to meet this objective; it is not
therefore a criterion for choosing between sites.
opportunities and to
reduce the disparities
arising from unequal
access to jobs.
Wealth
Retain and enhance
Availability - the likelihood of the site being
creation
the factors which are
available for development (SELA/SHLAA)
conducive to wealth
Interest in developing the site and willing land
creation, including
owner(s)
personal creativity,
Interest in developing the site is unknown
infrastructure and the No interest in developing the site and/or known to
local strength and
be in complex/multiple ownership
quality’s that are
Deliverability - likelihood of site coming forward
attractive to visitors
for development (SELA/SHLAA)
and investors
High (score of 4 or above in the SELA or SHLAA)
Medium (score of 2 or 3 in the SHLAA or 2 or
more, but less than 4, in the SELA)
Low (score of less than 2 in the SELA or the
SHLAA)
Ease of utility provision (SELA/SHLAA)
Very easy or easy to service
Average or moderately easy to service
Least easy to service
Access infrastructure (subject to a site- specific
Transport Assessment) (NCC highways)

Town centres

Protect and enhance
the vitality and
viability of town
centres and market
towns

There are an adequate number of potential access
points relative to the site. Minimal access
infrastructure is required.
Unclear whether the number of access points
needed could be achieved - more investigation
required
It is clear that access cannot be gained to the site
or, alternatively, high cost infrastructure would be
required (e.g. access bridge etc)
Capacity of the highway network (subject to a
site- specific Transport Assessment) (NCC
highways)
Sufficient capacity exists on the network and no
capacity enhancements would be required to
facilitate development
Known capacity constraints, but schemes identified
or solutions could be achieved at a good cost
benefit
Known constraints in near vicinity - such as link
capacity or junction capacity. The cost of the
scheme would be a significant constraint
Not relevant to this assessment. It will not assist in
choosing between sites.
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Appendix 5 – Site Assessment Matrix

capacity

Deliverability
Availability
Impact on the stock of minerals
Impact on the quality of agricultural land
Impact on the use of previously developed land
Impact on flood risk
Impact on the existing form of the settlement
Impact on listed buildings, conservation areas,
scheduled ancient monuments and historic
parks/gardens
Impact on heritage
Impact on visual landscape
Impact of the development on a protected species or
on a site recognised for its wildlife or geological
importance
Impact on biodiversity
Impact of the development on neighbouring land uses
Impact of existing noise or odour (major road, railway,
domestic waste disposal site or other source) on the
development.
Impact on existing sports and recreation facilities
Impact of an existing notifiable installation, including
pipelines, on the development
Ease of utility provision
Capacity of highway network
Access infrastructure
Connectivity to existing urban area
Proximity to trunk/principal road junction
Proximity to services

reference

49
LPP2S
A218

Sites LPP2SA44; LPP2SA64 and LPP2SA117 were all submitted as point data through the online site submission form. The physical extent of each (therefore capacity) is
unknown.
3

Unknown
Unknown
Unknown
LPP2S
A44
LPP2S
A64
LPP2S
A117

Land off Glapthorn Road,
Oundle*
Parcel fronting Cotterstock
Road (land within Oundle
Primary School grounds)*
Land at St Peters Road

N/A
LAND AND BUILDINGS AT
153 GLAPTHORN ROAD
OUNDLE
Rays Field 3*
LPP2S
A7

capacity

Deliverability
Availability
Impact on the stock of minerals
Impact on the quality of agricultural land
Impact on the use of previously developed land
Impact on flood risk
Impact on the existing form of the settlement
Impact on listed buildings, conservation areas,
scheduled ancient monuments and historic
parks/gardens
Impact on heritage
Impact on visual landscape
Impact of the development on a protected species or
on a site recognised for its wildlife or geological
importance
Impact on biodiversity
Impact of the development on neighbouring land uses
Impact of existing noise or odour (major road, railway,
domestic waste disposal site or other source) on the
development.
Impact on existing sports and recreation facilities
Impact of an existing notifiable installation, including
pipelines, on the development
Ease of utility provision
Capacity of highway network
Access infrastructure
Connectivity to existing urban area
Proximity to trunk/principal road junction
Proximity to services

reference

November 2018
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355

352
95

124

200

167
15

Land at Milton Road (Oundle
Town Cricket Club)
Land north of Benefield
Road
Land either side of Herne Rd
inc School
Land east of St Christopher's
Drive
Land West of Cotterstock
Road
Land off Stoke Doyle Road

59

Land off Cotterstock Road
and St Peters Road North
Land South of Benefield
Rd/Wakerley Close
Land Between 22 and 24
Benefield Road

87

LPP2
SA219
LPP2
SA220
LPP2
SA221
LPP2
SA222
LPP2
SA223
LPP2
SA224
LPP2
SA225
LPP2
SA241
LPP2
SA242

25

capacity

Dairy Farm, Stoke Hill

Deliverability

Availability

Impact on the stock of minerals

Impact on the quality of agricultural land

Impact on the use of previously developed land

Impact on flood risk

Impact on the existing form of the settlement

Impact on listed buildings, conservation areas,
scheduled ancient monuments and historic
parks/gardens

Impact on heritage

Impact on visual landscape

Impact of the development on a protected species or
on a site recognised for its wildlife or geological
importance

Impact on biodiversity

Impact of the development on neighbouring land uses

Impact of existing noise or odour (major road, railway,
domestic waste disposal site or other source) on the
development.

Impact on existing sports and recreation facilities

Impact of an existing notifiable installation, including
pipelines, on the development

Ease of utility provision

Capacity of highway network

Access infrastructure

Connectivity to existing urban area

Proximity to trunk/principal road junction

Proximity to services

reference

LPP2
SA250

20

Some of the criteria use the SHLAA scoring, due to the criteria that the SHLAA was undertaken not all of these sites were assessed, therefore where no
score exists an officer assessment has been made based on local information on the result for a particular site.
Following the completion of the matrix a full detailed assessment has been completed below, however for some sites where there are overriding reasons
why the site isn’t being taken forward this is detailed below.
reference
LPP2SA7
LPP2SA218
LPP2SA219
LPP2SA242

Site name
LAND AND BUILDINGS AT 153 GLAPTHORN ROAD
OUNDLE
Land at St Peters Road
Land at Milton Road (Oundle Town Cricket Club)
Land Between 22 and 24 Benefield Road
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This is key sports and allotment provision for the town. Discount
This is key sports provision for the town. Discount
Site is too small for allocation. Discount

November 2018

26

Appendix 6 – Detailed Site Assessments
Site by site assessment
Local authority: East Northamptonshire Council, Oundle

Site – Rays Field – LPP2SA 44
Other references: Glapthorn Neighbourhood Plan, made July 2018
Site Assessment – Residential
Site Area: 0.7ha

Settlement hierarchy: Market Town

Uses: The site (within Glapthorn Parish) was first promoted through a previous call for sites
process during the Regulation 18 consultation for the Local Plan Part 2 (January – March 2017). No
further technical work has been carried out on this.
Site Description: The site is located to the north of Oundle adjacent to the water treatment works.
There is currently no developed land adjacent to this site.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances
to access services due to the fact that this is a
market town there are good footway links to all
places of interest in the town.

Proximity to a trunk/principal road junction

All development in Oundle has similar access to

the principal road network, with links to Corby,
Peterborough and Thrapston.
Connectivity to the existing urban area

Access infrastructure

Development to the west of Oundle demonstrates
good connectivity to the existing built up area.
Due to the size and of the market town all sites
score the same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each will
need to go through a transport assessment as
required for the planning process and it is likely
that mitigation would be possible.

Capacity of the highway network

All sites in Oundle score the same, none are
strategic sites therefore capacity of the existing
highway network should be sufficient, each will
need to go through a transport assessment as
required for the planning process and it is likely
that mitigation would be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation
facilities impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is adjacent to the towns water treatment
works.

Impact of the development on
neighbouring land uses

The adjacent water treatment works may impact
on the site

Impact on biodiversity

An area of medium sensitivity on environmental
features.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance

There are no nearby areas that are designated for
wildlife or geological importance.

Impact on visual landscape

The site would have a medium impact on the
landscape setting.

Impact on heritage

Essentially an area of medium sensitivity.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens

No listed buildings etc on the site. Unknown
archaeological activity and heritage therefore an
assessment may be required.

Impact on the existing form of the
settlement

This site is on the northern edge of the settlement
and is separated from the main built up area,
therefore there would be impact on the existing
form of the settlement.

Flood risk

The site is located within flood zone 1
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Impact on the use of previously
developed land

Development is on greenfield land.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Site is within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to
determine the viability of prior extraction.
Site has not been promoted recently and no
proactive work has been undertaken.
It is not known if there is an active developer on
site

Availability
Deliverability

SHLAA category

NA

Summary of Assessment:
Key potential opportunities

Key potential constraints
The site is adjacent to the water treatment works
that has the potential to impact the quality of life of
residents without mitigation put into place.
The site is separated from the built up area of
Oundle

Conclusion:
In conclusion this site does not provide a well connected built development to the existing town and
therefore shouldn’t be allocated.
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Local authority: East Northamptonshire Council, Oundle

Site – Land off Glapthorn Road – LPP2SA64
Other references: Glapthorn Neighbourhood Plan, made July 2018
Site Assessment – Residential
Site Area: no site area provided

Settlement hierarchy: Market Town

Uses: The site (within Glapthorn Parish) was first promoted through a previous call for sites process
during the Regulation 18 consultation for the Local Plan Part 2 (January – March 2017). No further
technical work has been carried out for this.
Site Description: The site is located to the north west of Oundle within Glapthron Parish. There is
currently no developed land adjacent to this site.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services due to the fact that this is a market
town there are good footway links to all places of
interest in the town.

Proximity to a trunk/principal road
junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the north west of Oundle
demonstrates good connectivity to the existing built
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Access infrastructure

up area. Due to the size and of the market town all
sites score the same.
All sites in Oundle score the same, none are strategic
sites therefore access to the existing highway
network should be achievable, each will need to go
through a transport assessment as required for the
planning process and it is likely that mitigation would
be possible.

Capacity of the highway network

All sites in Oundle score the same, none are strategic
sites therefore capacity of the existing highway
network should be sufficient, each will need to go
through a transport assessment as required for the
planning process and it is likely that mitigation would
be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the
development.

The site is in a remote location, therefore no impact.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated elsewhere
in this assessment.

Impact on biodiversity

An area of medium sensitivity on environmental
features.

Impact of the development on a
protected species or on a site
recognised for its wildlife or geological
importance

There are no nearby areas that are designated for
wildlife or geological importance.

Impact on visual landscape

The site would have a medium impact on the
landscape setting.

Impact on heritage

Essentially an area of medium sensitivity.

Impact on listed buildings, conservation
areas, scheduled ancient monuments
and historic parks and gardens

There is evidence of an heritage asset within the site
therefore an assessment would be required.

Impact on the existing form of the
settlement

This site is on the north western side separated from
the current built up area

Flood risk

Most of the site is located within flood zone 1

Impact on the use of previously
developed land

Development is on greenfield land.
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Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Deliverability

Site is not within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to determine
the viability of prior extraction.
Site has not been promoted recently and no
proactive work has been undertaken.
It is not known if there is an active developer on site

SHLAA category

NA

Availability

Summary of Assessment:
Key potential opportunities

Key potential constraints
The site has some known heritage assets within its
vicinity
The site is separated from the built up area of Oundle

Conclusion:
In conclusion this site does not provide a well connected built development to the existing town and
therefore shouldn’t be allocated.
Discount as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site – Parcel fronting Cotterstock Road (Land within Oundle Primary school
grounds) – LPP2 SA117
Other references: Site is within the Primary School boundary; currently in the ownership of the
County Council
Site Assessment – Residential
Site Area: no site area provided

Settlement hierarchy: Market Town

Uses: The site has been promoted by the County Council since 2013/14 in conjunction with the
schools reorganisation for Oundle, Thrapston and King’s Cliffe; the move from a 3-tier to 2-tier
educational system. Some technical work has been undertaken for this site in conjunction with a preapplication enquiry (2018).
Site Description: The site is located to the north east of Oundle adjacent and encompassing some
of Oundle Primary school grounds.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services due to the fact that this is a market
town there are good footway links to all places of
interest in the town.

Proximity to a trunk/principal road

All development in Oundle has similar access to the
principal road network, with links to Corby,
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junction

Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the north east of Oundle
demonstrates good connectivity to the existing built
up area. Due to the size and of the market town all
sites score the same.
All sites in Oundle score the same, none are strategic
sites therefore access to the existing highway
network should be achievable, each will need to go
through a transport assessment as required for the
planning process and it is likely that mitigation would
be possible.

Access infrastructure

Capacity of the highway network

All sites in Oundle score the same, none are strategic
sites therefore capacity of the existing highway
network should be sufficient, each will need to go
through a transport assessment as required for the
planning process and it is likely that mitigation would
be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

The site encompasses a part of the primary school
grounds which is surplus to current requirements of
the Primary School. There is no alternative land
proposed to fulfil or meet the schools need into the
future.

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the
development.

The site is remote, however is adjacent to the school.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated elsewhere
in this assessment.

Impact on biodiversity

An area of medium sensitivity on environmental
features.

Impact of the development on a
protected species or on a site
recognised for its wildlife or geological
importance

There are no nearby areas that are designated for
wildlife or geological importance.

Impact on visual landscape

The site would have a medium impact on the
landscape setting.

Impact on heritage

Essentially an area of medium sensitivity on heritage.

Impact on listed buildings, conservation
areas, scheduled ancient monuments
and historic parks and gardens

No listed buildings etc on the site. Unknown
archaeological activity and heritage therefore an
assessment may be required.

Impact on the existing form of the

This site is on the northern edge of the settlement
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settlement

and is separated from the main built up area,
therefore there would be impact on the existing form
of the settlement.

Flood risk

All of the site is located within flood zone 1

Impact on the use of previously
developed land

Development is on greenfield land.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Site is not within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to determine
the viability of prior extraction.
Site has been promoted recently

Availability
Deliverability

It is not known if there is an active developer on site,
although the site is being actively promoted by
Northamptonshire County Council

SHLAA category

NA

Summary of Assessment:
Key potential opportunities

Key potential constraints

Small scale development opportunity
adjacent to Primary School

The site partly encompasses some of the primary
school playing fields, although these are surplus to
requirements and the County Council is seeking to
release this for development.

The site offers a small scale development
opportunity on the edge of Oundle

The site is separated from the built up area of Oundle

Conclusion:
In conclusion this site does not provide a well connected built development to the existing town ,
although it is situated immediately adjacent to the Primary School.
The site has some potential for a small scale development on the periphery of Oundle, although
given its capacity (<10 dwellings), this is considered too small to allocate through a development
plan.
Discount as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site – Land north of Benefield Road – LPP2SA 220
Other references: Oundle Neighbourhood Plan, Policy O24
Site Assessment – Residential
Site Area: 14.2ha

Settlement hierarchy: Market Town

Uses: The site has long been promoted for development and was assessed for the SHLAA. It was
promoted through the most recent call for sites and subsequently proposed as an allocation through
the emerging Oundle Neighbourhood Plan; although no further technical work has been carried out
on this.
Site Description: The site is located to the north of the Benefield Road to the West of Oundle. The
site is separate from the current built form of the settlement.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services due to the fact that this is a market
town there are good footway links to all places of
interest in the town.

Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.
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Connectivity to the existing urban area

Access infrastructure

Development to the east of Oundle demonstrates
good connectivity to the existing built up area. Due
to the size and of the market town all sites score the
same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Capacity of the highway network

All sites in Oundle score the same, none are
strategic sites therefore capacity of the existing
highway network should be sufficient, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is not near to any sources of this kind.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated
elsewhere in this assessment.

Impact on biodiversity

An area of medium sensitivity on environmental
features.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance

There are no nearby areas that are designated for
wildlife or geological importance.

Impact on visual landscape

The site would have a high impact on the landscape
setting.

Impact on heritage

Essentially an area of high sensitivity.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens

Heritage asset on the site as an identified area of
Ridge and Furrow, an important landscape and
heritage classification in the area.

Impact on the existing form of the
settlement

This site is on the western edge of the settlement
and is separated from the main built up area,
therefore there would be impact on the existing
form of the settlement.

Flood risk

All of the site is located within flood zone 1

Impact on the use of previously

Development is on greenfield land.
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developed land
Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Site is within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to determine
the viability of prior extraction.
Site has been promoted by the land owner/ agent.

Availability
Deliverability

The site has been promoted recently, however, it is
unclear as to the level of technical work that has
been undertaken

SHLAA category
Summary of Assessment:
Key potential opportunities

Key potential constraints
This site has significant impact on the local heritage
and historic landscape
The site is separated from the built up area of
Oundle

Conclusion:
This site is separate from the main built form of the town. In addition there are landscape and
heritage concerns with this site potentially having a key heritage landscape feature. A further
assessment would need to be undertaken. It is detached from the main built form of the urban area,
so is poorly related to the main built form.
In conclusion this site does not provide a well connected built development to the existing town and
therefore shouldn’t be allocated.
Discount as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site – Land either side of Herne Road including school – LPP2 SA221
Other references: Oundle Neighbourhood Plan, Policy O20
Site Assessment – Residential
Site Area: 17.6ha

Settlement hierarchy: Market Town

Uses: The site is identified in the SHLAA and has recently been promoted through the emerging
Neighbourhood Plan. Not aware that further technical work has been carried out on this site.
Site Description: The site is located to the south east of Oundle either side of Herne road from the
current built up area to the A605 and river Nene to the south. The site promoted includes the
secondary school.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services due to the fact that this is a market
town there are good footway links to all places of
interest in the town.

Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the east of Oundle demonstrates
good connectivity to the existing built up area. Due
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Access infrastructure

to the size and of the market town all sites score the
same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Capacity of the highway network

All sites in Oundle score the same, none are
strategic sites therefore capacity of the existing
highway network should be sufficient, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

The whole site encompasses the school and its
playing field; these are necessary social
infrastructure for the market town.
However, the southern part of the site (south of
Herne Road) is agricultural, bounded by the River
Nene to the south.

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is remote from any odour generating uses.
Mitigation will be required in respect of noise
implications arising from the A605 with a potential
buffer strip along that edge.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated
elsewhere in this assessment.

Impact on biodiversity

An area of medium sensitivity on environmental
features.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance

There are no nearby areas that are designated for
wildlife or geological importance.

Impact on visual landscape

The site would have a high impact on the landscape
setting.

Impact on heritage

Essentially an area of low sensitivity.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens

No listed buildings etc on the site. Unknown
archaeological activity and heritage therefore an
assessment may be required.

Impact on the existing form of the
settlement

This site is on the southern edge of the town and
abuts the river corridor, this will have impact on the
form of the settlement through being close to this
environmental feature

Flood risk

Part of the site is within flood zone 2.
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Impact on the use of previously
developed land

Development is on greenfield land.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Deliverability

Site is within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to determine
the viability of prior extraction.
Site (in part) has been promoted through the
Neighbourhood Plan, however, not aware that any
proactive work has been undertaken.
It is not known if there is an active developer on site

SHLAA category

NA

Availability

Summary of Assessment:
Key potential opportunities

Key potential constraints
The site is adjacent to the river Nene and will have
an significant impact on the visual approach of the
town.
The site includes the school and school playing
fields

Conclusion:
The whole site includes the school and playing fields and this part (north of Herne Road), as
essential infrastructure, is therefore undeliverable. The proposal is considered to have a high impact
in the landscape setting, particularly in relation to the setting of the town.
Discount as a potential site allocation.

.
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Local authority: East Northamptonshire Council, Oundle

Site – Land off St Christopher’s Drive – LPP2 SA222
Other references: Oundle Draft Neighbourhood Plan, Policy O19
Site Assessment – Residential
Site Area: 5.1 ha

Settlement hierarchy: Market Town

Uses: The site has been actively promoted through a housing developer. It is understood that the
developer has undertaken detailed assessment evaluation, and there are no known significant
constraints.
Site Description: The site is located to the east of Oundle, north off St Christopher’s Drive. It is a
greenfield site, comprising former agricultural land. The site is located between existing residential
development to the west and the A605 to the north/east.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services. There are good footway links to all
places of interest in the town.

Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the east of Oundle demonstrates
good connectivity to the existing built up area. Due
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Access infrastructure

Capacity of the highway network

to the size and of the market town all shortlisted
sites score the same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each site
will need to prepare a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.
From a higher level perspective all sites in Oundle
score the same, none are strategic sites therefore
capacity of the existing highway network should be
sufficient, each site proposal will need to undertake
a transport assessment as required for the planning
process and it is likely that mitigation would be
possible.
Detailed Highways comments are reflected as
follows:
•

•

•

•

•

•

Access to the site off St Christopher’s
Drive, which is a publicly maintained
highway. The developer will needs to
satisfy themselves that their land directly
abuts the highway
The site has a single point of access served
by Ashton Road/Sutton Road/St
Christopher’s Drive. These roads appear to
have a carriageway width of 5.5m. Ashton
Road currently serves about 120 dwellings.
An additional 120 dwellings would take the
number served off a single point of access
to about 240. An additional access would
need to be provided as the maximum
number served off a 5.5m wide road is
about 150.
A second point of access Could be
provided through the upgrading of
bridleway UF6 which runs south-east from
the end of Ashton Road,
Ashton Road would also need to be
widened significantly to ensure access
could be maintained in the event of road
works if it was to remain as the single point
of access.
There is no bus service within reasonable
walking distance. The nearest is in Market
Place (A427) about 900m east of the site
access. This service is X4 hourly 7
days/week. A contribution to provide a
minibus to connect to the X4 service may
be required this is normally £1000/dwelling
A transport assessment is required to
assess the impact of the development on
the local highway network
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Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is remote from any odour generating uses.
Mitigation will be required in respect of noise
implications arising from the A605

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated
elsewhere in this assessment.

Impact on biodiversity

Essentially an area of low sensitivity no significant
environmental features.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance

Indication from developer that technical survey
reveal no major constraints

Impact on visual landscape

No significant visual impact

Impact on heritage

No listed buildings etc on the site. Unknown
archaeological activity and heritage therefore an
assessment may be required. The site was fully
assessed during 2013/14 as part of a previous
planning application.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens
Impact on the existing form of the
settlement

This site is situated on the far eastern side of the
town, it is reasonably self contained, and is not
considered to have any impact and on the views
into the town and across the settlement.

Flood risk

Most of the site is located within flood zone 1

Impact on the use of previously
developed land

Development is on greenfield land.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b. However, the site is
entirely “landlocked” and as such has no function as
agricultural land.

Impact on the stock of minerals

Site is within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to determine
the viability of prior extraction.
Site has been actively promoted and various
technical assessment works have been undertaken.
The site has an active developer, and would be
deliverable within the plan period. Surveys have
revealed no major constraints to development.

Availability
Deliverability

SHLAA category

NA
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Summary of Assessment:
Key potential opportunities

Key potential constraints

Site is being actively promoted, site surveys
have been undertaken, no known significant
constraints

Noise mitigation measures are likely to be required
in respect of the A605

The site does not have significant landscape
implications
Access to the highway network does not
present any significant constraints

No known constraints
Requirement for a second access point would need
to be addressed

Conclusion:
The site provides a good opportunity to meet the strategic housing shortfall identified in the Joint
Core Strategy. Whilst the site will require some mitigation measures, there are no significant
constraints to development.
The site has an urban setting, and is entirely “landlocked”. It is an actively promoted site that is
deliverable within the plan period.
Suitable as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site – Land West of Cotterstock Road – LPP2SA 223
Other references: Glapthorn Neighbourhood Plan, made July 2018
Site Assessment – Residential
Site Area: 6.7ha

Settlement hierarchy: Market Town

Uses: The site was promoted through the most recent call for sites process. No further technical
work has been carried out on this.
Site Description: The site is located to the north of Oundle adjacent to the primary school playing
fields. There is currently no developed land adjacent to this site. The site is within Glapthorn Parish.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services due to the fact that this is a market
town there are good footway links to all places of
interest in the town.

Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the north of Oundle demonstrates
good connectivity to the existing built up area. Due
to the size and of the market town all sites score the
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Access infrastructure

same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Capacity of the highway network

All sites in Oundle score the same, none are
strategic sites therefore capacity of the existing
highway network should be sufficient, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is remote, however is adjacent to the
school.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated
elsewhere in this assessment.

Impact on biodiversity

An area of medium sensitivity on environmental
features.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance

There are no nearby areas that are designated for
wildlife or geological importance.

Impact on visual landscape

The site would have a high impact on the landscape
setting.

Impact on heritage

Essentially an area of medium sensitivity.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens

No listed buildings etc on the site. Unknown
archaeological activity and heritage therefore an
assessment may be required.

Impact on the existing form of the
settlement

This site is on the northern edge of the settlement
and is separated from the main built up area by the
school playing field. Therefore, it does not adjoin
the existing built form of Oundle and there would be
a significant impact on the existing form of the
settlement.

Flood risk

Most of the site is located within flood zone 1

Impact on the use of previously

Development is on greenfield land.
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developed land
Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

A small part of the site is within a Minerals
Safeguarding Area. Proposals would need to be
accompanied by a mineral resource assessment in
order to determine the viability of prior extraction.
Site has been promoted and some initial work
undertaken
The landowner is willing to bring this land forward
for development.

Availability
Deliverability

SHLAA category
Summary of Assessment:
Key potential opportunities

Key potential constraints
There would be a significant impact on the visual
landscape if this site was developed.
The site is separated from the built up area of
Oundle and is situated within the Parish of
Glapthorn
Site was assessed through the recently made
Glapthorn Neighbourhood Plan and found to be
unsuitable for development

Conclusion:
Due to the visual landscape impact from development on this site and its separation from the main
built up area it shouldn’t be allocated.
Discount as a potential site allocation.

Local Plan Part 2 Background Paper – Oundle Site Assessment

November 2018

48

Local authority: East Northamptonshire Council, Oundle

Site – Land off Stoke Doyle Road – LPP2 SA224
Other references: Oundle Draft Neighbourhood Plan, Policy O22; Rural North, Oundle and
Thrapston Plan paragraph 8.18
Site Assessment – Residential
Site Area: 3.5ha

Settlement hierarchy: Market Town

Uses: The site has been actively promoted through a housing developer. It is understood that the
developer has undertaken detailed assessment evaluation, and there are no known significant
constraints.

Site Description: The site is located to the west of Oundle, north of Stoke Doyle Road. It is a
greenfield site, comprising former agricultural land. The southern site boundary lies to the north of
the existing cemetery site, and allows for future expansion of the cemetery. Existing residential
development adjoins the site area to the north and east. To the north of the site lies the Lyveden
brook.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services. There are good footway links to all
places of interest in the town.
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Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the west of Oundle demonstrates
good connectivity to the existing built up area. Due
to the size and of the market town all sites score the
same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each site
will need to prepare a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Access infrastructure

Capacity of the highway network

From a higher level perspective all sites in Oundle
score the same, none are strategic sites therefore
capacity of the existing highway network should be
sufficient, each site proposal will need to undertake
a transport assessment as required for the planning
process and it is likely that mitigation would be
possible.
Detailed Highways comments are reflected as
follows:
•

•

•
•

•

•

•

No access point is proposed however a safe
access off Stoke Doyle road may be
achievable as there is good visibility in the
location
There is poor pedestrian provision along Stoke
Doyle Road with no footway on the Lyvedon
Brook bridge and a substandard footway in
other areas.
There is no streetlighting beyond Warren
Bridge
The speed limit is 60 mph fronting the site and
this would need to be reviewed and reduced
with suitable traffic calming/gateway measures
There is no bus service within reasonable
walking distance. The nearest is in West
Street about 600m east of the site access,
with no safe walking route
There may be an opportunity to upgrade
footpath UF3 running from Stoke Doyle Road
to West Street A427 or provide a footpath
north to Clifton Drive to provide access to the
bus stops adjacent to Pexley Court. This
would bring the walking distance to about
400m which would be acceptable
A transport statement is required to assess the
impact of the development on the local
highway network

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the

Not within a specified consultation zone of a
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development

notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is remote from any noise or odour
generating uses.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated
elsewhere in this assessment.

Impact on biodiversity

Essentially an area of medium sensitivity. Other
important habitats include water courses and
hedgerows.
Impact on protected species unknown.
Indication from developer that the geo-physical
survey reveals no major constraints
An area of potential sensitivity, with the site on
some undulating land down to a watercourse.
However, the site is bounded on three sides by
existing urban uses.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance
Impact on visual landscape

Impact on heritage
Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens

Essentially an area of medium sensitivity. No listed
buildings etc on the site. Unknown archaeological
activity and a heritage therefore an assessment
would be required.

Impact on the existing form of the
settlement

This site is situated on the far western edge of the
town and would impact on the views into the town
and across the settlement and down to the
watercourse, although the edge of the development
should include appropriate mitigation measures.

Flood risk

Most of the site is within flood zone 1, although
small areas adjacent to the brook are within flood
zone 2. The floodrisk to the north of the site will
require mitigation in the form of a landscaped
buffer, which is proposed by the developer.

Impact on the use of previously
developed land

Development is on greenfield land.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Site is within a Minerals Safeguarding Area.
Proposals would need to be accompanied by a
mineral resource assessment in order to determine
the viability of prior extraction.
Site has been actively promoted and various
assessment works have been undertaken.
The site has an active developer, and would be
deliverable within the plan period. Surveys have
revealed no major constraints to development.

Availability
Deliverability -
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SHLAA category

NA

Summary of Assessment:
Key potential opportunities

Key potential constraints

Adjacent to the principal road network and
there are a number of potential access points

Poor connectivity to the existing urban area, will
need mitigation through development

Site is being actively promoted, site surveys
have been undertaken, no known significant
constraints
Opportunity to provide mitigation, for example
landscaped buffer to the north of the site

Impact on local landscape, including key views

Opportunities to provide land for extension to
the existing cemetery to the south of the
proposed site
Development potential is already recognized
in current Local Plan (RNOTP paragraph
8.18).
Conclusion:
The site provides a good opportunity to meet the strategic housing shortfall identified in the Joint
Core Strategy. Whilst the site will require some mitigation measures, there are no significant
constraints to development. It is an actively promoted site that is deliverable within the plan period.
The longer term development potential is already recognised in the current Local Plan (RNOTP
paragraph 8.18); such that the allocation of the site in the replacement Local Plan Part 2 would
represent a logical continuation to the adopted policy.
Suitable as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site – East of Cotterstock Road/ north of St Peter’s Road – LPP2 SA225
Other references: Oundle Draft Neighbourhood Plan, Policy O25; Rural North, Oundle and
Thrapston Plan paragraph 8.18
Site Assessment – Residential
Site Area: 5.1ha

Settlement hierarchy: Market Town

Uses: The site is a greenfield land in single ownership. It is recognised has having development
potential in the current Local Plan (Rural North, Oundle and Thrapston Plan). It is situated to the
north of the town, immediately adjacent to the existing built up area

Site Description: The site is located to the north of Oundle, east of Cotterstock Road and north of
St Peter’s Road. It is a greenfield site, consisting of agricultural land. The western site boundary lies
parallel to the Nene Valley, and is defined by the extent of the built up are at St Peter’s Road, which
also forms the southern boundary. Existing residential development adjoins the site area to the south.
To the north of the site lies Oundle Sewage Works.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services. Site is adjacent (immediately
opposite) to Oundle Primary School
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Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston. The site has access
to the A605, via Cotterstock or the town centre.

Connectivity to the existing urban area

Development to the north of Oundle would enable
good connectivity to the existing built up area; the
northern (modern) part of the town. Due to the size
and of the market town all sites score the same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each site
will need to prepare a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Access infrastructure

Capacity of the highway network

From a higher level perspective all sites in Oundle
score the same, none are strategic sites therefore
capacity of the existing highway network should be
sufficient, each site proposal will need to undertake
a transport assessment as required for the planning
process and it is likely that mitigation would be
possible.
Highways and accessibility observationsare noted,
as follows:
•

•
•

•
•

The site has two main potential access points;
Cotterstock Road (west) and St Peter’s Road
(south)
The main point of access is likely to be off
Cotterstock Road
Concerns are raised about the potential traffic
impacts for Cotterstock Road at school drop
off/ pick up times (8-9am; 2:30-4pm)
Suitable visibility splays for Cotterstock Road
vehicular access will be required
A transport statement is required to assess the
impact of the development on the local
highway network

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is located to the south, but within proximity
of, the Oundle Sewage Works. There are,
however, no identified issues of odour affecting the
site.

Impact of the development on

Compatible with neighbouring land uses; situated
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neighbouring land uses

adjacent to existing built up area.

Impact on biodiversity

Essentially an area of medium sensitivity. Other
important habitats include water courses (River
Nene, to the east) and hedgerows (northern site
boundary).
Impact on protected species unknown.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance
Impact on visual landscape

An area of potential sensitivity, with the site on
some undulating land down to a watercourse (River
Nene, to the east). However, the initial assessment
was based upon a larger site area (east of the
existing built form), which has been excluded from
the current site allocation. The eastern part of the
site, which slopes down to the river, is the most
sensitive part of the site. However, a smaller
allocation could overcome this impact.

Impact on heritage

Essentially an area of medium sensitivity. No
designated heritage assets within the vicinity.
Unknown archaeological activity and a heritage
therefore an assessment would be required.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens
Impact on the existing form of the
settlement

This site is situated adjacent to the existing built
form of the town. It is surrounded by built
development on two sides (south and west), so is
not considered to have a significant impact upon
the existing built form.

Flood risk

The entire site is situated within Flood Zone 1.
However, there is an ordinary watercourse adjacent
to the northern site boundary, although there are no
recorded incidents of flooding in the vicinity.

Impact on the use of previously
developed land

Development is on greenfield land.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Site is situated within, the Minerals Safeguarding
Area (Minerals and Waste Local Plan). Mitigation
will therefore be required, in accordance with the
adopted Minerals and Waste Local Plan.
Site is recognized as a longer term development
opportunity in the current Local Plan (RNOTP
paragraph 8.18). It is in a single ownership and is
being actively promoted by a land agent/ developer.
There is an active developer promoting the site.
The developable area is defined by the need to
provide appropriate landscaping and biodiversity
mitigation measures.
Site 1097 (category 2)

Availability

Deliverability -

SHLAA category
Summary of Assessment:
Key potential opportunities

Key potential constraints
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Immediate proximity to Primary School
Site is recognised as a potential development
site in the current Local Plan and is being
actively promoted.

Highways concerns; e.g. issues raised around
Cotterstock Road capacity, especially at School
pick up/ drop off times.

Opportunity to provide mitigation, in particular
new green infrastructure connections between
Oundle and the Nene Valley.

Landscape impact has been identified as the most
significant development constraint. This could be
addressed through reducing the developable area
and suitable landscaping along the most sensitive
boundaries.

Development potential is already recognized
in current Local Plan (RNOTP paragraph
8.18).
Conclusion:
The site is deliverable; being actively promoted by a developer/ land agent. The longer term
development potential is already recognised in the current Local Plan (RNOTP paragraph 8.18); such
that the allocation of the site in the replacement Local Plan Part 2 would represent a logical
continuation to the adopted policy.
Suitable as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site– Land South of Benefield Road/ Wakerley Close – LPP2SA 241
Other references: Oundle Draft Neighbourhood Plan, Policy O23
Site Assessment – Residential
Site Area: 5.6ha

Settlement hierarchy: Market Town

Uses: The site was promoted through the last call for sites. It is assumed that the site would be
delivering residential development if it was able to progress satisfactorily through the planning
system.
Capacity of residential development is estimated at: 167

Site Description: The site is located to the west of Oundle on the Benefield Road, the southern
boundary follows the course of Lyveden Brook and is immediately adjacent to and wraps around
Wakerley Close, built around 13/14 years ago. The land is arable farm land bordered by hedges.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services due to the fact that this is a market
town there are good footway links to all places of
interest in the town.
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Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston.

Connectivity to the existing urban area

Development to the west of Oundle demonstrates
good connectivity to the existing built up area. Due
to the size and of the market town all sites score the
same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Access infrastructure

Capacity of the highway network

All sites in Oundle score the same, none are
strategic sites therefore capacity of the existing
highway network should be sufficient, each will
need to go through a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities

Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is remote from any noise or odour
generating uses.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses subject to
the need for mitigation measures indicated
elsewhere in this assessment.

Impact on biodiversity

Essentially an area of medium sensitivity. Other
important habitats include water courses and
hedgerows.
Impact on protected species unknown. Site design
and layout and provision of natural capital on site
should be achievable.
Essentially an area of medium sensitivity, with the
site on some undulating land down to a
watercourse.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance
Impact on visual landscape

Impact on heritage
Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens
Impact on the existing form of the
settlement

Essentially an area of medium sensitivity. No listed
buildings etc on the site. Unknown archaeological
activity and heritage therefore an assessment
would be required.
This site is situated on the far western edge of the
town and would impact on the views into the town
and across the settlement and down to the
watercourse. This site would extend the built form
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into the sensitive open countryside beyond.
Flood risk

Most of the site is within flood zone 1, although
small areas adjacent to the brook are within flood
zone 2.

Impact on the use of previously
developed land

Development is entirely, or essentially, greenfield

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Not allocated for mineral extraction and no impact
on mineral extraction
No site dialogue has taken place since the
submission during the call for sites.
The site has moderate marketability and/or viability.

Availability
Deliverability

Other considerations

Summary of Assessment:
Key potential opportunities

Key potential constraints
The site is isolated from the existing built up area.
The brook to the southern boundary will provide a
wide variety of local wildlife importance and flood
management therefore would need to be managed
and enhanced where possible.

Conclusion:
This site is located at the far western side of the town, with no barriers on the western front. It is an
extension to the built up area with no development to the north or south of it. Development of this site
would extend the built form of the town on three sides, to the north, south and west.
In conclusion this site does not provide a well connected built development to the existing town and
therefore shouldn’t be allocated.
Discount as a potential site allocation.
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Local authority: East Northamptonshire Council, Oundle

Site – Dairy Farm, Stoke Hill – LPP2 SA250
Other references: Rural North, Oundle and Thrapston Plan Policy OUN3(3)
Site Assessment – Residential
Site Area: 0.7ha

Settlement hierarchy: Market Town

Uses: The site consists of two elements (two separate ownerships). The larger part of the site (Dairy
Farm) is owned by the Bierton family and consists of disused listed farm buildings, with agricultural
land to the south. The smaller (eastern) part of the site (south of New Barn House) is in domestic
garden use and is owned by Oundle School.

Site Description: The site is located to the west of Oundle, south of Stoke Doyle Road and west of
Mill Road. It is a greenfield site, comprising former agricultural barns and land to the south, with
domestic garden use to the east. The southern site boundary lies parallel to the River Nene, and is
defined by a clear field boundary/ hedgerow. Existing residential development adjoins the site area to
the north and east. To the north of the site lies Stoke Hill.

Criteria

Comments

Proximity to services

All development in Oundle has similar distances to
access services. Site is adjacent to public house,
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Oundle Museum and the town centre
Proximity to a trunk/principal road junction

All development in Oundle has similar access to the
principal road network, with links to Corby,
Peterborough and Thrapston. The site has access
to the A427 Oundle/ Corby Road, within 200m

Connectivity to the existing urban area

Development to the south of Oundle demonstrates
good connectivity to the existing built up area. Due
to the size and of the market town all sites score the
same.
All sites in Oundle score the same, none are
strategic sites therefore access to the existing
highway network should be achievable, each site
will need to prepare a transport assessment as
required for the planning process and it is likely that
mitigation would be possible.

Access infrastructure

Capacity of the highway network

From a higher level perspective all sites in Oundle
score the same, none are strategic sites therefore
capacity of the existing highway network should be
sufficient, each site proposal will need to undertake
a transport assessment as required for the planning
process and it is likely that mitigation would be
possible.
Observations regarding site access are set out as
follows:
•

•

•
•
•

•

No access point is proposed however a safe
access off Stoke Hill may be achievable as
there is good visibility in the location
There is poor pedestrian provision along Stoke
Hill/ Stoke Doyle Road, although the site is on
the town side of the Lyvedon Brook bridge, so
has access to the town centre within easy
walking distance.
The main point of access would be within the
existing built up area
The x4 bus service (Benefield Road) is within
reasonable walking distance
There may be an opportunity to provide new
pedestrian access to the Nene Valley and/ or
Mill Road
A transport statement is required to assess the
impact of the development on the local
highway network

Utilities

Full services would need to be provided to the site

Impact of an existing notifiable
installation, including pipelines, on the
development

Not within a specified consultation zone of a
notifiable installation

Impact on existing sports and recreation
facilities, including allotment land

There are no known sports and recreation facilities
impacted
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Impact of existing noise or odour (major
road, railway, domestic waste disposal
site or other source) on the development.

The site is remote from any noise or odour
generating uses.

Impact of the development on
neighbouring land uses

Compatible with neighbouring land uses; situated
within existing built up area.

Impact on biodiversity

Essentially an area of medium sensitivity. Other
important habitats include water courses (River
Nene, to the south) and hedgerows (southern site
boundary).
Impact on protected species unknown.

Impact of the development on a protected
species or on a site recognised for its
wildlife or geological importance
Impact on visual landscape

An area of potential sensitivity, with the site on
some undulating land down to a watercourse.
Involves the re-use of listed buildings; so new build
development would have implications for these
adjacent designated heritage assets, with mitigation
therefore needed through development
management process

Impact on heritage

Essentially an area of medium sensitivity. Site
includes listed buildings, although these would be
retained as part of any development. Unknown
archaeological activity and a heritage therefore an
assessment would be required.

Impact on listed buildings, conservation
areas, scheduled ancient monuments and
historic parks and gardens
Impact on the existing form of the
settlement

This site is situated within the existing built form of
the town, so it is not considered that this should
give rise to any significant impacts.

Flood risk

Around a third of the site area (the listed barns) is
situated within Flood Zone 1. The remaining
(greenfield) southern part of the site is situated
within Flood Zone 2 (River Nene). The flood risk to
the south of the site will require significant
mitigation, which would need to be developed in
conjunction with the Environment Agency.

Impact on the use of previously
developed land

Development is on greenfield land, as the existing
barns are former agricultural buildings; therefore
classified greenfield.

Impact on the quality of agricultural land

All land around Oundle is categorised as grade 3
agricultural land, further assessment is required to
ascertain if grade 3 a or b.

Impact on the stock of minerals

Site is outside, but adjacent to, the Minerals
Safeguarding Area (Minerals and Waste Local
Plan).
Site is already a Local Plan allocation. It has been
recently (October 2018) put forward by the
landowner as an online site submission, but there is
no other evidence of the site being actively
promoted; nor that any of the necessary
assessments have been undertaken.
There is no active developer promoting the site.
The developable area may be significantly reduced

Availability

Deliverability -
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SHLAA category

by the current Flood Zone 2; such that the potential
capacity may have significant implications for
development viability.
NA

Summary of Assessment:
Key potential opportunities

Key potential constraints

In close proximity to a main road (A427); with
good opportunities to improve pedestrian
access between Stoke Hill and the town
centre

Landowner has recently reiterated interest in
developing the site. However no further moves have
been made to actively promote the site; e.g. no site
surveys have been undertaken

Site is situated within the existing built form
of the town

Significant development constraints; namely Flood
Zone 2. Therefore significant flood risk mitigation
would be required (i.e. application of the flood risk
exceptions test); such that this would have a
significant impact upon development viability

Opportunity to provide mitigation, in
particular
bringing
redundant
listed
agricultural (Dairy Farm) buildings back into
productive use
Development potential is already recognized
in current Local Plan (RNOTP Policy
OUN3(3)).

Listed structures on site may have implications for
development viability
While part of the site is situated within Flood Zone 1,
it is probably that the development capacity would fall
below 10 dwellings

Conclusion:
While the site is a current allocation there are two significant barriers to development; namely the
presence of listed buildings and flood risk. Both could have implications for development capacity
(and therefore viability). As such, there is significant uncertainty that the site could come forward,
and certainly not in the manner envisaged in the current Local Plan.
Given these significant uncertainties, the site is not considered appropriate to be considered as a
deliverable housing site for the Local Plan, so should be discounted as a potential housing site
allocation due to uncertainty about deliverability (flood risk) and the scale of the residual developable
area.
Discount as a potential site allocation.
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