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0.0

EXECUTIVE SUMMARY

0.1

This report has been commissioned by East Northamptonshire Council (ENC) to support
the Council’s site assessment evidence base for the emerging District Local Plan Part 2.
It will provide a critical, objective review and full re-assessment of the shortlisted sites
identified by the Council and provide a more in-depth assessment of individual sites than
the Council have previously undertaken. As a result, the methodology has been reviewed
and modified, and the site assessment proformas have also been updated. A fresh
approach to the site assessments has been undertaken, with an additional consultation
with landowners/promoters and separate site visits carried out.

0.2

DLP Planning Ltd have been commissioned to assess the shortlisted sites and provide
evidence for ENC to enable the Council to make an informed decision over the proposed
allocations to be taken forward into the Local Plan Part 2 with supporting evidence.
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1.0

INTRODUCTION

1.1

From the Council’s own independent paper, (Local Plan Part 2: Background Paper Oundle
Site Assessments 2018) 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
250-300 dwellings to be provided to meet the needs of that Plan up to 2031. DLP Planning
have been commissioned to assess the sites for possible inclusion in the Plan and provide
the evidence for East Northamptonshire Council to justify the allocation or non-inclusion of
sites.
Planning Policy Context

1.2

The NPPF (updated February 2019) requires local planning authorities to identify key sites
which are critical to the delivery of the housing strategy over the plan period. ENC have
outlined that the location and scale of potential sites are determined by the Spatial Strategy
and distribution of development which is set out in the North Northamptonshire Joint Core
Strategy specifically for Oundle, 645 houses are required to be met within the plan period
from 2011 up to 2031. ENC outline that monitoring of development has shown that a
shortfall of around 250 dwellings (as at 1st April 20181) 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.

1.3

The Government has published guidance on the purpose of site assessments in its page
on Housing and Economic Land Availability Assessment (HELAA)2, specifically stating that
an assessment should;
•
•
•

1.4

Identify sites and broad location with potential for development
Assess their development potential
Assess their suitability for development and the likelihood of development coming
forward (the availability and achievability).

This approach ensures that all land is assessed together as part of plan preparation to
identify which sites or broad locations are the most suitable and deliverable.

1

As 1st April 2017, the residual requirement for Oundle was 294 (~300) dwellings. This had reduced to 242 (~250)
dwellings at 1st April 2018.
2
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#factors-sitesbroad-locationsdeveloped
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2.0

METHODOLOGY
Background to the Study

2.1

In November 2018, East Northamptonshire Council published the 1st draft version of its
Local

Plan

Part

2

(LPP2)

for

consultation

(https://www.east-

northamptonshire.gov.uk/localplan2). This was undertaken as a non-statutory consultation
which provided a first chance for stakeholders (statutory consultees, interest groups and
members of the public) to review and comment on the draft Local Plan text; both its policies
and supporting text.
2.2

Much of the draft LPP2 focused upon adding value or additional local detail, where
necessary, to the strategic policies of the Local Plan Part 1 (North Northamptonshire Joint
Core Strategy 2011-2031, adopted July 2016). Also, the Local Plan and NPPF recognise
that Neighbourhood Planning provides further opportunities for communities to shape town
or parish level locally distinctive policies, or plan for additional local growth if this is locally
sought.

2.3

To support the proposals for Oundle in LPP2, the following evidence base documents were
published by the Council in December 2018:
• Sustainability Appraisal: Interim SA Report – Strategic options for Oundle –
Prepared by AECOM, to provide a direct comparison; between the Neighbourhood
Plan approach (dispersal – seven smaller sites), versus the LPP2 approach
(development concentrated at three larger sites); and
• Local Plan Part 2 Background Paper – Oundle Site Assessments – Site by site
assessment prepared by ENC officers, using “traffic light” matrix/ methodology
utilised to assess strategic sites proposed during preparation of the Joint Core
Strategy (Local Plan Part 1).

2.4

Following the draft LPP2 consultation, a further separate 8-week consultation was held to
seek feedback on the two evidence documents (21 December 2018 – 18 February 2019,
inclusive). This was undertaken to allow respondents to the initial LPP2 consultation (2
November – 17 December 2018), to provide further feedback in response to the newly
published evidence base.

2.5

A review of the feedback received during the 8-week consultation) raised significant
concerns about whether these provided a sufficiently robust basis for the LPP2 site
selection.
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2.6

In March 2019 ENC therefore commissioned DLP Planning to undertake an independent
assessment of shortlisted sites, in order to determine the suitability, availability and
achievability of those sites and provide robust evidence to inform the site allocation
process.
The Process of Shortlisting

2.7

ENC undertook a process of shortlisting the sites which is detailed in The Local Plan Part
2 Background Paper, Oundle Site Assessments (ENC, November 2018). The ENC
report provides a description of the shortlisting process undertaken in order to arrive at the
assessment sites in this study. This is summarised as follows:

2.8

The ‘long list’ of sites provides a list of all reasonable alternative allocations that have been
duly considered. The long list of potential sites was taken from the ENC Strategic Housing
Land Availability Assessment (SHLAA 2013), 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 Local Plan Part 2 were also considered. Together these
sources provided the long list of potential housing sites.
Stage 1 Assessment – Long list of sites

2.9

Sites that demonstrate major constraints that render them wholly unsuitable for allocation
were filtered out. This process was used to eliminate sites where development would be
likely to be precluded for one or more of the following reasons:
a)

The site does not accord with the policies set out in the Joint Core Strategy
(JCS).

b)

The site would be within either Flood zone 2 or Flood zone 3: The National
Planning Policy Framework (NPPF) sets out the requirement for a sequential test
to steer new development to areas with the lowest probability of flooding.

c)

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.

d)

The site would be likely to have a significant adverse impact on important
archaeological or heritage assets.

e)

The site would be located within the HSE inner zone of a major hazard chemical
installation or pipeline.
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2.10

The list of the long list of sites that were filtered out at Stage 1 is shown in the ENC Report
(2018), as are sites that had been committed / received planning permission. The
remaining sites form the shortlist of potential housing allocations that are considered in
detail for their suitability as an allocation in this report. For the avoidance of doubt, this
study uses the short-listed sites as its starting point does not provide any assessment of
which sites where to be taken forward from the Council’s long list.
Stage 2 Assessment – Short list of sites

2.11

Table 1 below provides a list of the sites assessed in this study. A map showing these sites
and their distribution is available in Appendix A.
Table 1. Shortlisted sites assessed in this study
Site
Reference

Site Address

LPP2SA 64*

Land off Glapthorn Road*

LPP2SA 117*

Parcel fronting Cotterstock Road (Land within Oundle Primary School
grounds)*

LPP2SA 44*

Ray’s Field*

LPP2SA 223

Land West of Cotterstock Road

LPP2SA 225

East of Cotterstock Road / North of St Pater’s Road

LPP2SA 220

Land north of Benefield Road

LPP2SA 221a

Land either side of Herne Road including school

LPP2SA
221b**

Land to the south of Herne Road (excluding school)

LPP2SA 222

Land off St Christopher’s Drive

LPP2SA 241

Land south of Benefield Road / Wakerley Close

LPP2SA 224

Land off Stoke Doyle Road

LPP2SA 250

Dairy Farm, Stoke Hill

*The location of these sites is based on ‘point’ data only; please refer to paragraphs 3.6
and 3.7 of this report for an explanation.
** Land to the south of Herne Road has been included as a separate site as part of this
assessment, following the decision to exclude the Prince William School and it’s playing
fields from the mapped boundary of Site LPP2SA 221, as the school land is unavailable
and unsuitable for residential housing development. The intention is to provide a realistic
assessment of the remainder of the available site without being influenced by the
existence of the school site within its boundary.
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2.12

The broad methodology for the detailed assessment of the short-listed sites was provided
for this study by ENC. The assessment methodology was provided in the form of a matrix,
in which a range of criteria are each given a weighted numeric value scale based on that of
a previous site assessment study undertaken in Oundle, ‘Assessment of Potential Housing
Sites in Oundle and Thrapston (Roger Tym & Partners, February 2009), which provided the
evidence base for the examination of the Rural North, Oundle and Thrapston Plan, 2009
and was found to be sound and robust by the Inspector. As such, this provides a
benchmark for subsequent site assessments in Oundle.

2.13

The ‘assessment matrix’ used in the Roger Tym & Partners study in 2009 has been used
as a starting point but reviewed and updated by DLP in collaboration with ENC for use in
this study, in order to reflect changes to the Sustainability Appraisal, amendments to
guidance and to reflect technological changes over the past decade. The final assessment
matrix used in this study is included at Appendix B.

2.14

The updated assessment matrix identifies 30 assessment criteria (Annex A, below).
Notably, a new measure – “internet connectivity” – has been introduced. These criteria are,
in turn, linked to AECOM’s Sustainability Appraisal Topics/ Objectives, which were used for
the NNJCS Sustainability Appraisal (June 2015).

2.15

A system of weighted numeric scoring was agreed upon in preference to a ‘red, amber,
green’ (RAG) traffic light scoring system which was employed in the previous Site
Assessment Background Paper published in late 2018. The numeric system provides a
finer grained assessment and offers greater transparency on how sites have been
assessed than a RAG system. It also enables sites to be ranked based on the score
achieved which plan makers can then take forward to inform the allocation of sites
Consultation with specialist / statutory bodies

2.16

Consultation with specialists/statutory bodies was undertaken to inform the site
assessment process. Where comments were received on sites during the Local Plan Part 2
draft consultation (November 2018), and the ENC Site Assessment (November 2018),
these were utilised during this new study. Where no comments had previously been
received on sites, views were sought from;

2.17

Northamptonshire County Council Highways – comments regarding the suitability of
access and extent of new infrastructure required were sought on each site.
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2.18

ENC Environmental Protection – comments regarding land contamination, remediation
and existing environmental issues were sought from ENC Environmental Protection, and
the scoring was provided directly for use in the assessment.

2.19

Anglian Water – comments were sought from Anglian Water on the extent of new drainage
infrastructure that would be required to service the site. At the time of writing, the response
from Anglian Water is still outstanding. In the interim, where possible, the consultation
responses received on the sites during the most recent consultation on the draft Local Plan
Part 2 have been drawn upon to provide assessment for these three sites. The other sites
have been given a nominal score (of 0) which does not impact the results. If ENC wish to
do so, it may be possible to include these assessment results as an addendum to this
study.
Consultation with Land Owners / Promoters

2.20

All landowners and/or promoters representing shortlisted sites were contacted by ENC and
asked to return a consultation form (example included at Appendix E). This asked a series
of specific questions relating to achievability; freedom from constraints; potential abnormal
costs associated with development of the site; connectivity to utilities; availability of the site
in relation to land ownership complexity; willingness; and an indicative timeframe for
development. The landowner / promoter responses received are documented below:
Table 2. Consultation responses received
Response received

No response received

LPP2SA 225

LPP2SA 64

LPP2SA 222

LPP2SA 117

LPP2SA 224 (Partial response - site 224 is LPP2SA 220
in multiple ownership and the owner of one
portion of land within the site boundary has
returned the consultation form)
LPP2SA 250

LPP2SA 221
LPP2SA 241
LPP2SA 44
LPP2SA 223
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2.21

The lack of landowner / promoter response to the consultation has necessitated that an
assumption has been made that the site is not being actively promoted. Therefore, this has
implications for the assessment of ‘availability’ (Measure 9), and ‘achievability’ (Measure
10) of developing the site for housing within the plan period, as without active promotion it
is considered less likely. This has resulted in low scores against this criterion for the nonresponding sites, as it is assumed that they are less achievable given that there is no
current evidence that these sites are being put forward for development.
Site visit

2.22

Site visits was undertaken by DLP on the 3rd April 2019 to inform the assessment and
enable a detailed assessment of site-specific constraints to be undertaken. The weather
was dry and clear. Site photos are contained in the site proformas included at Appendix D.
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3.0

SITE ASSESSMENT METHODOLOGY
Explanation of the assessment measurement criteria and the scoring matrix

3.1

The finalised assessment criteria matrix is provided in Appendix C. This describes the
measure of assessment, and a summary of the scoring method and the weighed scoring
scale for each measure.

3.2

The site assessment criteria have been developed to reflect the requirements of the
SHLAA/HELA Guidance 3 i.e. that sites should be Suitable, Available and Achievable.

3.3

In carrying out the assessment exercise, a number of assumptions have been applied to
each assessment site as follows:
Site boundaries

3.4

Site boundaries for shortlisted sites were provided to DLP Planning by ENC. These reflect
the extent of the site promoted for development through the SHLAA and/ or the call for
sites process. Where a site with a boundary has been identified, the assessment of the
site has been carried out in accordance with the boundary provided.

3.5

In one instance, a new assessment site was created as the original boundary contained
Prince William School and its grounds. As it was confirmed by ENC that this area of the site
was unavailable for development, an assessment of the land that excludes the school
grounds was undertaken in addition, in order to avoid an unrealistic site assessment. This
new site assessment is titled as Land South of Herne Road, with the assessment reference
‘LPP2SA 221b’ leading to a total of 12 individual site assessments being carried out.

3.6

In some instances, the site locations are demarcated only as a ‘point data’, whereby the full
extent of the site is unknown to ENC, and the point represents the general location of a
promoted site. Point data is only available for the following three sites;
•
•
•

3.7

LPP2 SA64 – Land West of Glapthorn Road
LPP2 SA44 – Land East of Cotterstock Road – ‘Ray’s Field’
LPP2 SA117 – Land off Oundle Primary School, Cotterstock Road

Assessment of such sites have been carried out as best as possible – and judgement as
been made as to the reasonable extent based on physical features e.g. a field boundary,

3

https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#factors-sitesbroad-locationsdeveloped
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tree line or road frontage to help define the extent of the site. Should a defined boundary be
identified in the future, this may affect the scoring assigned in this report.
Proximity measures
3.8

‘Proximity’ based measures have all been assessed based on the shortest distance by
road (or Public Right of Way (PROW)) between the site and the assessment feature; i.e.
walking or cycling access. The start and end points for the distance measurement are
taken from the closest point on the assessment site to the closest point on the feature, or,
where the point of measure is an existing site e.g. an employment site, the measurement
has ended at the entrance of the existing access. The closest point on the assessment site
has been used as the starting point of measurements in order to provide consistency, as
the existing access point on an assessment site may not necessarily be the access point
should the site be built out, and this is not a matter known at the point of this assessment.

3.9

One notable exception to this method of measuring proximity is for the measure
‘coalescence’, for which proximity has been taken as the crow flies. GIS mapping layers
were supplied by ENC to map all of the available measures.

3.10

The approach taken to the application of each assessment measure is outlined below, and
should be used in conjunction with the assessment criteria found in Appendix C.
Availability of bus routes (Criterion 1.1)

3.11

This assessed the distance to the closest X4 bus stop by road or PROW. The current
timetable for the X4 available (April 2019) was consulted in order to ascertain the frequency
of the bus; this is approximately 2 every hour between 7am and 10pm travelling between
Peterborough and Northampton.
Proximity to strategic highway network (Criterion 1.2)

3.12

The proximity of the strategic highway network was measured by distance by road from the
closest point on the site to an existing access point to the A605 or the A247. As it is
unknown where the access point on the site would be, the closest point of the site that is
adjacent to existing highway has been used as the starting point, rather than the existing
access point.
Availability of PROW e.g. designated footpath, bridleway or cycle way (Criterion 1.3)

3.13

GIS mapping was used to identify the closest PROW to the site.
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Proximity to key services (Criterion 2.1)
3.14

Scores against this criterion are attributed as score 1 point per service within 0.8km and 2
points per service within 0.4km (up to a maximum potential score of 10)’. The primary
services were defined as:
•
•
•
•
•

Oundle CofE Primary School, Cotterstock Road
Convenience foodstore (Waitrose, Co-op, Tesco Express)
Health centre/ GP; (Lakeside Healthcare) and
Community centre (Queen Victoria Hall)
Playing field/ park or public open.

Proximity to secondary services (Criterion 2.2)
3.15

The scores against this criterion are attributed as ‘score 1 point per service within 2km and
2 points per service within 1km (up to a maximum potential score of 10)’. The secondary
services were defined as:
•
•

Prince William School (Secondary)
Oundle School Sports Centre and Swimming Pool. This is available to hire when
not in use by Oundle School. There is also a new sports centre under
development which is due to be completed in the academic year 2019/20.

Internet connectivity (Criterion 2.3)
3.16

The availability of superfast broadband is a measure that reflects the technological and
social changes that have become an increasingly important to housing development. Data
on the UK Broadband Coverage and Speedtest Results are published online4. In order to
arrive at an understanding of MBPS available at each site, the closest recorded speed to
the site shown on this map as of 30th April 2019 was used as the basis of the scoring.
Proximity to town centre (Criterion 2.4)

3.17

The town centre boundary has been assessed using GIS mapping measurement.
Access to defined employment sites (Criterion 3.1)

3.18

The location of designated employment sites in the Local Plan are defined in the GIS
mapping available and assessed through a distance measurement. These are defined in
the adopted Local Plan Part 2 ‘Rural North, Oundle and Thrapston Plan’ (2011), under
Policy 16 ‘Protect Employment Areas’ and Appendix 5 list the existing employment sites.

4

https://labs.thinkbroadband.com/local/broadband-map#15/52.5357/-0.4746/test/
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Agricultural Land Classification (ALC) (Criterion 4.1)
3.19

The Provisional ALC mapping service provided by DEFRA was used to identify the ALC
and any Best and Most Versatile Land that would be lost through residential redevelopment
of the site.
Previously Developed (Brownfield) Land (Criterion 4.2)

3.20

Previously developed land is defined in Annex 2: Glossary of the NPPF 2019 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
was last occupied by agricultural or forestry buildings … land in built-up areas such as
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’
This description has been used as a judgement for assessment.
Landscape Character (Criterion 5.1)

3.21

Environmental sensitivity for landscape, heritage, and biodiversity is assessed in Section 5.
‘Sensitivity’. The ‘sensitivity’ for all three elements has been scored using the RNRP
Environmental Sensitivity Consolidation study (2009)5. The RNRP study consolidates the
findings of three previous studies on environmental sensitivity that have been undertaken
between 2005 and 2009, and used a published methodology to combine the findings of
these three different studies and provides a single composite map and data base on
environmental sensitivity for each category; Biodiversity, Heritage, and Landscape.

3.22

5

The chronology of the RNRP study is set out below:
•

In 2005, as part of the research and development of the North Northamptonshire
Core Spatial Strategy, a sensitivity study was undertaken to establish the relative
landscape character sensitivity of areas around the major growth towns in North
Northamptonshire Note: The 2005 study does not assess Oundle, as it is
limited to the defined Growth Towns in North Northamptonshire.

•

In 2008, as part of a wider review by Roger Tym & Partners (RTP), the River
Nene Regional Park CIC (RNRP) was commissioned by NNJPU to undertake a
rapid sensitivity analysis of a number of sites put forward for consideration as part
of the SHLAA to address housing needs in North Northamptonshire to 2021. This

www.nnjpu.org.uk/publications/docdetail.asp?docid=1134
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supplementary assessment was used in conjunction with the original 2005 study
information to provide an environmental data set to complete the SHLAA study
being undertaken by RTP in 2008.
•

3.23

A further study was commissioned by East Northamptonshire Council to
undertake a sensitivity study of sites put forward for consideration as part of the
Rural North, Oundle and Thrapston Plan (RNOTP). This was site rather than area
based and was focussed on sites in and around Oundle and Thrapston.

The results of the combined sensitivity study are mapped on pages 41-43 of the RNRP
2009 study. The assessed land parcels as colour coded, with high sensitivity (red), medium
sensitivity (amber) and low sensitivity (yellow).

3.24

Additionally, The SHLAA 2013 Report, Appendix 6

6

similarly provides an assessment of

environmental sensitivity of promoted sties and the SHLAA 2013 reflects the same findings
in the RNRP 2009 study. Where the sites have been assessed in these two studies, these
findings have been used again in this study.
3.25

As the sites assessed in the RNRP Consolidation Study 2009 and SHLAA 2013 are limited
to sites that had been promoted for development at the time of that work, there are a
number of sites included in this study (DLP, 2019) that have since been promoted through
the plan making process of the Local Plan Part 2, which have not been subject to the
above assessment. There is therefore no previous assessment data available for a number
of sites in this study, as follows:
Table 3. Sites assessed for environmental sensitivity in the RNRP 2009 or SHLAA
2013
Sites assessed for sensitivity in the ‘Newer’
sites
not
assessed
for
RNRP 2009 (SHLAA 2013)
environmental sensitivity in the RNRP
2009 or SHLAA 2013
LPP2SA 224

LPP2SA 117

LPP2SA 223

LPP2SA 44

LPP2SA 225

LPP2SA 64

LPP2SA 220

LPP2SA 241

LPP2SA 221

LPP2SA 250

LPP2SA 222

6

http://www.nnjpdu.org.uk/publications/2011-shlaa-for-north-northamptonshire/
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3.26

Consequently, there is not a comparable supply of studies that have subjected the five
‘newer’ sites to the same fine grain detailed assessment of environmental sensitivity, and
therefore the scoring proposed in this report (2019) will be based on a desktop study of
lesser depth. It is not within the scope of this study to replicate the environmental sensitivity
study methodologies to arrive at comparable scoring.

3.27

The approach taken on the previously ‘un-assessed’ sites has the followed the following
sequential approach to provide a suitable score:
i.
ii.

Apply the scoring of an adjacent site; or
Apply the mean (modal) score of the other assessment sites. Given that Oundle
is reasonably compact with an overall similar sensitivity across the settlement,
this is considered to be a pragmatic approach and is unlikely to unduly affect the
overall scoring.

Site specific impact on the immediate landscape/townscape (Criterion 5.2)
3.28

Likely impact on immediate landscape/townscape was assessed based on initial site visit.
The assessment considers factors such as impact on prominent views or vistas;
detachment from the settlement (due to main roads, green space etc.); or opportunities for
positive enhancement to the area of the location. (This issue also relates to coalescence of
settlements, however as coalescence has been assessed as a separate measure, this has
not been considered as part of relation to criterion 5.2).
Site specific impact on local heritage assets (Criterion 5.4)

3.29

GIS mapping has been used to identify impact on the setting of designated heritage assets.
Any ‘locally listed’ or other undesignated heritage assets have not been assessed in this
instance.
Site specific impacts on biodiversity (Criterion 5.6)

3.30

GIS mapping has been used to identify impact on any statutory biodiversity designations
including Special Areas of Conservation (SAC), Special Protection Areas (SPA), Sites of
Special Scientific Interest (SSSI), Local Wildlife Sites and RAMSAR sites). Any potential
impact on these designations would create a significant negative impact, albeit these
impacts are considered in the context of the importance of the designation. The priority
habit inventories have been reviewed in order to gauge any other impacts of biodiversity,
which have been scored as a lower magnitude of harm.
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Impact on Open Spaces (Criterion 5.7a)
3.31

The impact on open spaces criterion considers the loss of ‘high quality;’ open spaces using
the ‘Open Space Assessment’ (KKP, April 2017). This document was produced as part of
the evidence base to the support the Local Plan Part 2. This document assesses ‘quality’
as,
“A high value site is considered to be one that is well used by the local community, well
maintained (with a balance for conservation), provides a safe environment and has
features of interest; for example, play equipment and landscaping. Sites that provide
for a cross section of users and have a multi-functional use are considered a higher
value than those that offer limited functions and that are thought of as bland and
unattractive.” (p12).

3.32

The ‘open space’ typologies assessed were;
▪
▪
▪
▪
▪
▪
▪

3.33

Parks and Gardens
Natural and Semi-Natural Green Space
Amenity Greenspace
Provision for children and young people
Allotments
Cemeteries/Churchyards
Green Corridors

None of the sites include designated open spaces; therefore none of the sites have
received a negative value against this criterion. To assess the positive impacts on open
spaces, such as where the development of the site may provide opportunities for open
space enhancement and/or a net gain in public open space, the existing planning policy on
the provision of open space within new development has been consulted.

3.34

The KKP Open Space Standards Paper (2017) describes the typologies of open space that
development may seek to include. This reflects the list above at 2.32. The level of open
space provision required from development would be ascertained by assessing the KKP
Report and establishing whether there is a deficit in open space provision, whether the
locality is within the accessibility catchment standards for each open space typology or
whether enhancement of existing provision is required if either both the quantity and
accessibility standards are sufficiently met.
Impact on playing pitches (Criterion 5.7b)

3.35

The Council’s Playing Pitch Strategy Assessment (KKP) considers both the quality and the
level of spare capacity on a playing pitch to provide a supply and demand assessment of
playing pitch facilities in accordance with Sport England’s Playing Pitch Strategy Guidance.
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3.36

The pitches assessed in Oundle included:
•
•
•

3.37

The Oundle School pitches
Prince William School
Oundle CE Primary School

These pitches are assessed as being at or near capacity, and in standard or poor condition
(the poor being in relation to the Oundle School fields that are due to be upgraded by the
school).

3.38

As none of these playing field sites are assessed s being in lapsed or disused state, any
loss of these sites would have a negative impact upon playing pitches. The Playing Pitch
Strategy states that new development will have an impact on the demand and capacity of
existing sites in the area, and there may be a need for improvements to increase capacity
or if new provision as required.
Flood Risk (Criterion 5.8)

3.39

GIS mapping of Flood Zones 2 and 3 has been used to assess the sites for flood risk. This
mapping does not distinguish between Flood Zone 3a and 3b, and therefore further
investigation would have to be undertaken to determine this. Where a site is partially within
Flood Zones 2 or 3 the presumed developable area of the site has been reduced for the
purposes of capacity assessment.
Surface Water (Criterion 5.9)

3.40

Assessment of Surface Water Flood Risk was undertaken using the ‘Flood Risk from
Surface Water’ map available from the Environment Agency and DEFRA at https://floodwarning-information.service.gov.uk/long-term-flood-risk/map. This demonstrates areas of
high, medium, low and very low risk of surface water flooding. Where there are areas of risk
identified, there may be opportunity to mitigate the likely effect of pluvial water through
drainage solutions, attenuation ponds, or other design features. For the purposes of this
assessment, unless there is significant surface water flood risk (i.e. above 50% of the site
area falls within the ‘high’ risk category), it is considered that this is capable of mitigation.
Access infrastructure (Criterion 6.1)

3.41

This criterion considers whether extensive new access infrastructure is likely to be required
in order to develop the site, drawing on NCC Highways advice.

NCC has provided

commentary on highway suitability for each assessment site, which has been utilised to
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score each site against criterion 6.1.
Drainage Infrastructure (Criterion 6.2)
3.42

Anglian Water has provided consultation responses to the draft ENC Local Plan Part 2
consultation. Therefore, their comments relate to the three sites contained in the Local Plan
proposals. Further comments have been sought on the remaining sites but these
comments have not been received.

3.43

Where consultation advice has been received, Anglian Water does not indicate that any
extensive new drainage infrastructure would be required. Instead, their consultation
responses relate to safeguarding their assets and highlighting the constraints on the site in
relation to their existing assets. It is therefore assumed that the scoring for all the sites will
be ‘0’ – extensive new drainage infrastructure not required. Where Anglian Water advice
references an existing asset on the site, this has been reflected in the scoring for ‘physical
constraints / permanent features’ (Measure 6.6).
Ground Conditions (Criterion 6.3)

3.44

This criterion considers whether extensive treatment/ remediation is required. The advice
and scoring supplied by the ENC Environmental Protection team has been applied for each
site to provide a scoring accordingly.
Ease of utility provision (Criterion 6.4)

3.45

Utility provision relates to provision of Electricity, Gas, Water, Sewage, Infrastructure and
Broadband. This information was sought from landowners/ promoters as part of the
consultation survey for this study, and their responses have been used to provide the
scoring. Where landowners / promoters have not responded to the consultation, the
following sequential approach has been applied:
i.
ii.
iii.

Where a consultation response from Anglian Water regarding the site has been
provided, this has been used (in relation to water and sewerage provision); or
Where a consultation response has been received for a neighbouring site, the
information has been assumed to be similarly applicable to the site; or
Apply the mean (modal) score of the other assessment sites.

Bad Neighbour Uses (Criterion 6.5)
3.46

Sources of noise and odour within 100m of the site are considered to be bad neighbour
issues within the context of Oundle. Mitigation of the effects of bad neighbour uses may be
possible. Anglian Water have provided detailed feedback of the bad neighbour impact and
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residential amenity issues that would be caused in relation to their assets as well as
providing comments regarding the impact that the development of residential properties
may have on their operations going forward.
Physical constraints/ permanent features (Criterion 6.6)
3.47

The site visit was used to confirm any permanent features and constraints on the site such
as challenging topography, trees and hedgerows, waterbodies and infrastructure such as
electricity pylons. In some instances, it was not possible to access or view the entire site. In
such instance’s secondary sources such as satellite imagery and mapping has been used
to assess physical constraints. Anglian Water has advised on the presence of any
underground infrastructure pipes that would need to be considered.
Coalescence (Criterion 7.1)

3.48

At the closest current extents, the settlement of Oundle is approximately 700m from the
settlement of Glapthorn (to the north-west), and 1.3km from the settlement of Cotterstock
(to the north). This measurement is taken as a straight line/ radius, to assess the potential
a development might have to contribute towards visual coalescence.

3.49

Due to the proximity of Cotterstock and Glapthorn to the Oundle urban area, it was
determined that coalescence should be included as a specific site assessment measure. It
should be noted that Measure 5.2: ‘Site specific landscape/ townscape impacts’ has
explicitly excluded a consideration of coalescence as it has been specifically dealt with by
this measure.
Community benefits (Criterion 8.1)

3.50

Ability of the site to support the provision of community benefits (such as the provision of a
policy compliant level of affordable housing or community facilities) has been assumed
based on the consultation responses from the landowner / promoter in which any abnormal
costs expected to arise from the development were requested. Where no abnormal costs
are identified, it has been assumed that the development is able to provide policy compliant
levels of community benefits. Other aspects that may impact upon the level of community
benefits are site size and constraints that may affect this, or location in relation to existing
community facilities whereby enhancement may be possible.
Availability (Criterion 9.1)

3.51

The consultation responses from landowners/ promoters have been used to assess the
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availability of the site, details of ownership, and delivery timeframes. Where responses from
landowners have not been returned, it has been assumed that the site is not immediately
available. Given that the sites included in this study have come forward through previous
call for sites exercises, it is considered that, unless subsequently stated otherwise, the sites
are likely to be available in the long term.
Achievability (Criterion 9.2)
3.52

The likely achievability of delivering each site has been sought through the landowner/
promoter consultation. The level of housebuilder interest in the site has been used to
assess achievability. Where responses from landowners have not been returned, it
assumes that the site is not being actively promoted for development, which has
implications for the achievability of the site within the plan period.
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4.0

ASSESSMENT RESULTS AND CONCLUSIONS

4.1

The brief for the work was to provide an objective assessment of shortlisted sites to provide
ENC with robust and proportionate evidence to support site allocations within the emerging
Local Plan Part 2. The assessment is has been undertaken using a series of assessment
criteria which focus on physical constraints and also considered availability and
achievability of sites. The assessment did not take into account any prevailing local policy
considerations – whether that be adopted Development Plan policies or emerging policies.

4.2

The full results of the assessment process are contained in Appendix D which provides
detailed assessment proformas. Table 4 below provides a summary of the overall
assessment findings, along with an indicative capacity of each site.
Table 4. Summary of site scoring
Site
Reference

Site Name

Overall
score

Indicative capacity
(dwellings)

222

Land off St Christopher's Drive

22

129

220

Land off Benefield Rd

20

426

225

Land East of Cotterstock Road
/ North of St Peter’s Road

17

153

224

Land off Stoke Doyle Rd

12

99

221b

Land South of Herne Rd

8

150

250*

Dairy Farm, Stoke Hill

7

5

241

Land South of Benefield Road /
Wakerley Close

6

144

223

Land West of Cotterstock Rd

-5

87

221*

Land either side of Herne Rd

-12

444

44

'Ray's Field'

-14

unknown

117*

Land off Oundle Primary School,
Cotterstock Rd

-15

unknown

64

Land West of Glapthorn Rd

-23

unknown

*Sites 117 and 221 have been confirmed as unavailable and should therefore be
discounted at this stage. The assessment for site 221 is effectively superseded by that
for 221b.
Site 250 is likely to be too small to be considered for a strategic allocation but could
however be capable of contributing to windfall housing numbers over the plan period.
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Capacity potential
4.3

A broad indication of the capacity of each site has been provided as a high-level indicative
figure to assist ENC when allocating sites in the Local Plan Part 2. The development
capacity of each site has been calculated using the standard net density calculation used
by ENC and referenced in Joint Core Strategy (paragraph 10.15). This has been set as 35
dwellings per hectare. A calculation of 85% of the site has been used as the developable
area, which provides a baseline density multiplier of approximately 30 dwellings per
hectare. The density calculation was applied to each site to arrive at an ‘unconstrained’
development scenario figure. This figure has been taken as a starting point and then any
relevant constraints on the site that are likely to affect the density possible; such as areas
of flood risk factored in to provide a more realistic site yield. Where applicable this has
resulted in the developable area of the site being reduced accordingly, and a revised
density estimate has been provided.

4.4

It should be reiterated that the site capacity figures provided above in Table 4 are provided
for theoretical purposes only and we would normally expect actual site capacity to be
defined by any Local Plan allocation and/or refined further through the technical work
required at planning application stage.
Site Assessment Results

4.5

As is evident in Table 4 above, there is a sizeable difference in scoring between the 12
different sites. Table 4 has been arranged in descending order based on the final score of
each site. A summary of the findings for the 3 best performing sites is provided below:
Site 222 – Land off St Christopher’s Drive (Score 22)

4.6

This site performs well in the assessment for a number of reasons, including being well
located in close proximity to PROW, key services, employment opportunities and Oundle
Town Centre with the potential for additional community benefits. The site also scores well
in terms of availability and achievability, with active interest from a developer.
Development of the site would result in the loss of Grade 1/2 agricultural land and therefore
scores negatively in this regard.
Site 220 – Land off Benefield Rd (Score 20)

4.7

Land at Benefield Road site also scores highly in the assessment owing to its accessibility
to the A427 and key bus routes into the Town Centre and beyond. The site performs well
in terms of availability and achievability as a response has been received from the
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landowner/promoter indicating the site is available and capable of being developed. The
site does accumulate some negative scores in terms of landscape impacts due to its edge
of settlement location and also in terms of impact on heritage assets and these will need to
be considered when deciding how much of the site to allocate and should be addressed in
any future application coming forward.
Site 223 - Land East of Cotterstock Road / North of St Peter’s Road (Score 17)
4.8

The site sits adjacent to Oundle CofE Primary School and therefore performs well in terms
of proximity to Key Services. The site has been promoted as available and achievable and
therefore scores well in this regard. However, the site sits at the northern edge of the town
and therefore is some distance from Oundle Town Centre. The site also performs badly in
terms of improvements needed to secure a safe and suitable means of access on to the
highway following advice from NCC highways. Development of the site is also likely to lead
to some impacts in terms of landscape and biodiversity and also needs to consider the
treatment works to the north. These matters will all need to be addressed should the site
be allocated and come forward for development.
Weighting

4.9

The assessment criteria have been given appropriate weighting according to the
significance of specific criteria in the overall planning assessment. This weighting has been
formulated based on a planning judgement taking into account the broad objectives of the
plan, as well as national planning policy and guidance. For example, there are a maximum
8 points available for proximity to key services, and some sites score well in this section.
There is also significant weight attributed to Flood Risk, as another example. Some
physical constraints such as heritage and biodiversity feature a range of negative or neutral
scoring. This is because if an impact is perceived to be attributed to the site, it will be a
negative one.

4.10

As set out earlier in this report, the criteria have been grouped around 3 key headings:
Suitability, Availability and Achievability, as required the Housing and Economic Land
Availability Assessment Guidance contained within the NPPG. Suitability is assessed
within criteria 1.1 through 8.1. Significant weighting has been attributed to key criteria 9.1
(Availability) and 10.1 (Achievability) as these aspects are considered to be fundamental to
the overall deliverability of sites.
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Recommendations
4.11

Our recommendation is that the 3 best performing sites in the assessment (i.e. site
refs 222, 220 224 – highlighted in blue in Table 4) could be considered for allocation
in the plan. However, it is acknowledged that the cumulative indicative dwelling yield
from these 3 sites would total some 708 dwellings, which is well above that required
to meet the residual NNJCS requirement.

The Council must therefore, through the

plan making process decide whether it wishes to allocate a selection of these sites
or spread the requirement across all 3 sites only allocating a smaller portion rather
than the full extent of the sites put forward for assessment. It should be noted that
the capacity assessment uses the full boundaries for assessment and is assuming
that the whole site can be developed (which may not be the case).
4.12

It is considered that the site refs 221b, 224 and 241 are free from overriding physical
constraints that would preclude their allocation in the plan.

However, there are

question marks over the availability and achievability of these sites as no response
was received from the landowner/promoter when approached. For that reason, we
would advise not proceeding to allocate these sites in the Local Plan Part 2.
4.13

For the avoidance of doubt our recommendation is that sites 44, 64, 117, 223 and 221
are not suitable for allocation at this time.

4.14

Site 250 is considered too small for allocation, but could come forward as a windfall
site, although there are significant constraints to overcome in terms of potential
flood risk.
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Glossary
Glossary and Abbreviations
ENC
East Northamptonshire Council
FRA
Flood Risk Assessment
GIS
Geographical Information Systems
HELAA
Housing and Economic Land Availability Assessment
JCS
Joint Core Strategy – the Local Plan Part 1 (also referred in full as the NNJCS)
KKP
Knight Kavanagh & Page – Consultants for Open Space and Playing Pitch Strategies
LPP2
Local Plan Part 2 – The emerging Local Plan being prepared by ENC to replace the
District Local Plan (saved policies, 1996) and the Rural North, Oundle & Thrapston
Plan (RNOTP 2011)
NNJCS
North Northamptonshire Joint Core Strategy (also referred to as ‘JCS’)
NPPF
National Planning Policy Framework
NPPG
National Planning Practice Guidance
RNOTP
Rural North, Oundle & Thrapston Plan
RNRP
River Nene Regional Park
SHELAA Strategic Housing and Economic Land Availability Assessment
SHLAA
Strategic Housing Land Availability Assessment
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Appendix A
Location of Shortlisted Sites

Appendix B
Assessment Criteria Matrix

DLP PLANNING LTD - HOUSING SITE ASSESSMENT MATRIX (JULY 2019)

Policy Objective

Relevant NNJCS
Sustainability
Appraisal Criteria

Assessment
Measure

Scoring method

-10 -9 -8 -7 -6 -5 -4 -3 -2 -1

SUITABIILITY
1. Transport &
Accessibility

Accessibility; Climate
1.1 Availability of bus Score on basis of distance to X4 bus stop, as follows:
change; Air; Energy Use; routes
none within 0.8km: score 0;
Wealth creation
hourly within 0.8km: score 3;
hourly within 0.4km: score 4;
1.2 Proximity to
Score on basis of distance by road from the A605 and/or the A427 as follows
strategic highway
>1.6km: score 0;
network
0.8 to 1.6km: score 1;
0.4 to 0.8km: score 2;
within 0.4km: score 4
1.3 Availability of
Score on basis of distance to PROW, as follows:
PROW (e.g
none within 0.8km: score 0;
designatated footpath, within 0.8km: score 1;
bridleway or cycleway) within 0.4km: score 2;

Accessibility; Health;
2.1 Proximity to key
Crime; Community;
services
Liveability; Climate
change; Air; Energy use;
Employment; Wealth
creation; Town centres
2.2 Proximity to
secondary services

2. Proximity to
Services

2.3 Internet
connectivity

For each of the following, score 1 point per category of service within 0.8km and 2 points per
service within 0.4km (up to a maximum potential score of 10):
(i) Oundle CofE Primary School, Cotterstock Road;
(ii) Convenience foodstore
(iii) playing field/ park or public open space; and
(iv) health centre/ GP
(v) Community centre
For each of the following services, score 1 point per service within 2km and 2 points per
service within 1km:
(i) Prince William School, Herne Road; and
(ii) public indoor sports/ leisure centre.
Score on the basis of availability of 'superfast broadband' (megabytes per second/ MBPS).
Score as follows:
>10 MBPS = 0;
10-25 MBPS = ; 1
26-40 MBPS = 2;
>40 MBPS = 3

2.4 Proximity to town 'Town centres' are as defined by Local Plan (RNOTP Policies Map Inset 1A). Score as
centres
follows:
>1.6km from town centre: score 0;
between 0.8 and 1.6km from town centre: score 2;
between 0.4 and 0.8km from town centre: score 4;
within 0.4km of town centre: score 6.
3. Proximity to
Employment
opportunities

Accessibility; Skills;
Energy use;
Employment; Wealth
creation

3.1 Access to defined Score on basis of proximity to defined Employment Sites (adopted Policies Map) as follows:
Employment Sites
none within 3km: score 0;
<5ha site within 3km: score 1;
>5ha site within 3km: score 2;
<5ha site within 1.5km: score 3;
>5ha site within 1km: score 4.

Range 0 to +4

Range 0 to +4

Range 0 to +2

Range 0 to +8

Range 0 to +4

Range 0 to 3

Range 0 to +6

Range 0 to +4

0

1

2

3

4

5

6

7

8

4. Land Type

Biodiversity; Water;
4.1 Agricultural Land
Natural hazard; Soil and Classification
land

4.2 Previously
Developed Land

5. Environmental
Protection

Score as follows according to DEFRA Agricultural Land Classification Maps:
loss of >1ha of Grade 1-2 agricultural land: score -4;
loss of <1ha of Grade 1-2 agricultural land: score -3;
loss of >1ha of Grade 3-5 agricultural land: score -2;
loss of <1ha of Grade 3-5 agricultural land: score -1;
no loss of agricultural land: score 0;
Proportion of land classed at 'Previously Developed Land' as per definition provided within
NPPF Glossary;
Site is 100% greenfield; score -3
<25% PDL; score 1
26-50% PDL: score 3;
>50% PDL (i.e. majority brownfield): score 5.

Health; Liveability;
5.1 Landscape
Biodiversity; Landscape; Character
Cultural heritage

Score using RNRP assessments as follows:
within area of High Landscape Character Sensitivity: score -3;
within area of Medium Landscape Character Sensitivity: score -2;
within area of Low Landscape Character Sensitivity: score -1;
not within area of Landscape Character Sensitivity: score 0.
5.2 Site specific
Score based on assessment of potential visual impacts of development and impact on
landscape/ townscape settlement character/form made during site visits as follows:
impacts
Site likely to have a significant negative impacts on local landscape/townscape: score -4
Site likely to have minor negative impact on local landscape/townscape; score -2
Site likely to have a neutral impact on local landscape/townscape: score 0
Site likely to have minor positive impact on local landscape/townscape; score -2
Site likely to have a significant positive impact on local landscape/townscape: score 4
5.3 Heritage
Score using RNRP assessments as follows:
sensitivity
within area of High Heritage Sensitivity: score -3;
within area of Medium Heritage Sensitivity: score -2;
within area of Low Heritage Sensitivity: score -1;
not within area of Heritage Sensitivity: score 0.
5.4 Site specific
Score based on likely impact on setting of heritage assets (e.g. Listed Buildings, Conservation
impact on local
Area, Scheduled Ancient Monument, Registered Parks and Garden). Score as follows:
heritage assets
Site likely to have a significant negative impacts on heritage assests: score -4
Site likely to have minor negative impact on heritage assestss; score -2
Site likely to have a neutral impact on heritage assestse: score 0
Site likely to have minor positive impact on heritage assests; score 2
Site likely to have a significant positive impact on heritage assests: score 4
5.5 Impact on
biodiversity

Score using RNRP assessments as follows:
within area of High Biodiversity Sensitivity: score -3;
within area of Medium Biodiversity Sensitivity: score -2;
within area of Low Biodiversity Sensitivity: score -1;
not within area of Biodiversity Sensitivity: score 0.

5.6 Site specific
Score based on likely impact on biodiversity and habitat designations (RAMSAR, SAC, SPA,
impacts on biodiversity SSSI, LWS). Score as follows:
Site likely to have a significant negative impact on ecology and biodiversity: score -4
Site likely to have minor impact on ecology and biodiversity; score -2
Site likely to have a neutral impact on ecology and biodiversity: score 0
Site likely to have minor positive impact on ecology and biodiversity with some opportunites
for habitat enhancement and/or creation; score -2
Site likely to have a significant positive impact on ecology and biodiversity with multiple
opportunities for habitat enhancement and/or creation: score 4
5.7a Impact on open Loss of 'high quality' open space (KKP assessment): score -4;
spaces
loss of >75% of a designated open space: score -3;
loss of 50-75% of a designated open space: score -2;
loss of <50% of a designated open space: score -1;
no loss of designated open space: score 0;
Site provides opportunities for open space enhancement and/or a net gain in public open
space: 2

Range -4 to 0

Range -3 to +5

Range -3 to 0

Range -4 to 4

Range -3 to 0

Range -4 to 4

Range -3 to 0

Range -4 to 4

Range -4 to 2

5.7b Impact on playing Loss of designated playing pitch (KKP assessment): score -4;
pitches
loss of >75% of a designated playing pitch: score -3;
loss of 50-75% of a designated playing pitch: score -2;
loss of <50% of a designated playing pitch: score -1;
no loss of designated playing pitch: score 0;
Site provides opportunities for playing pitch enhancement and/or a net gain in number of
playing pitches: 2
5.8 Flood Risk
Remove any sites where >50% of their area is within Flood Zone 3b. Then score as follows:
>50% of site within Flood Zone 3a, OR 25-50% of site within Flood Zone 3b: score -10;
25-50% of site within Flood Zone 3a: score -7;
10-25% of site within Flood Zone 3a: score -5;
>50% of site within Flood Zone 2: score -3; and >50% of site within Flood Zone 1: score 0;
Score -5 for verified/ recorded incidents of surface/ ground water flooding.
5.9 Surface Water

6. Physical Problems Accessibility; Health;
Liveability; Air; Water;
or Limitations
Natural hazard; Soil and
land; Minerals; Energy
use

6.1 Access
Infrastructure

Score on basis of NCC Highways advice as follows:
extensive new access infrastructure required: score -3;
extensive new access infrastructure not required: score 0.
6.2 Drainage
Score on basis of Anglian Water advice as follows:
infrastructure
extensive new drainage infrastructure required: score -3;
extensive new drainage infrastructure not required: score 0.
6.3 Ground conditions Score on basis of ENC Environmental Protection advice as follows:
treatment/remediation not expected to be required: score 0;
treatment/remediation expected to be required: score -3.
6.4 Ease of utility
Score as follows using information obtained from land owner/site promoter:
provision
Site benefits from little or no services: score -3
Site benefits from some services but upgrades and/or improvements required: score 0
Site is not fully serviced but capable of being so: score 1
Site is fully serviced: score 3
6.5 Bad neighbours

6.6 Physical
constraints/
permanent features

7. Coalescence

Liveability; Landscape;
Cultural heritage

Risk of surface water flooding according to Government flood warning service:
High risk of surface water flooding: score -5
Medium risk of surface water flooding: score -3
Low risk of surface water flooding: score -1
Very low risk of surface water flooding: score 0

7.1 Coalescence

Score as follows based on site visits:
major bad neighbour constraints which are difficult to remedy/ overcome: score -5.;
bad neighbour constraints, but potential for mitigation: score -1;
no bad neighbour constraints: score 0.
Assessment of constraints such as challenging topography, permanent features, etc which
would seriously affect the site's developability. Score as follows based on site visits:
major constraints which are difficult to remedy/ overcome and which affect a large part of the
site: score -5.;
constraints exist but potential for mitigation and/or constraints affect only a small part of the
site: score -1;
no constraints: score 0.

The measurable distance for this criterion is the gap between the site and the nearest
settlement beyond Oundle. Score as follows:
significant risk of settlement coalescence (development would reduce the gap between
settlements to less than 500m): score -5.;
limited risk of coalescence (development would reduce the gap between settlements to
between 500m and 800m): score -1;
no risk of coalescence (development would maintain a gap between settlements of at least
800m OR the developemnt would not impact on further coalesence): score 0.

Range -4 to 2

Range -10 to 0

Range -5 to 0

Range -3 to 0

Range -3 to 0

Range -3 to 0

Range -3 to +3

Range -5 to 0

Range -5 to 0

Range -5 to 0

8. Community
benefits

Housing; health;
community; liveability

8.1 Community
benefits

Ability of the site to support the provision of community benefits (i.e. provision of a policy
compliant level of affordable housing, community facilities etc)
Site likely to be incapable of providing wider community benefits due to contraints, viability or
size: score -3
Site likely to be able to provide a limited level of community benefits: score 0
Site likely to be able to provide a good level og community benefits: score 3

Range -3 to 3

AVAILABILITY
9. Availability/
Achievability

Accessibility; Housing;
Crime; Community;
Liveability

9.1 Availability Score as follows on basis of site visits and correspondence with site promoter:
Freedom from
known to be in complex/ multiple ownership, or no longer available: score -5;
availability constraints no information, but thought likely to be in private and/or multiple ownership because of the
nature of the use: score -3;
No response to consultation: score -3
no information, but thought likely to be in public ownership because of the nature of the use:
score 0;
held by developer/ willing owner/ public sector: score 5.

Range -5 to +5

ACHIEVABILITY
10. Achievability

Accessibility; Housing;
Crime; Community;
Liveability

10.1 Achievability Market/ cost/ delivery

Score as follows on basis of site visits and other known information (e.g. possible abnormal
costs):
very poor marketability and/or viability (assumed exceptional costs): score -5;
poor marketability and/or viability: Score: -3;
no response from the landowner to consultation Score -3
moderate marketability and/or viability: score 1;
good marketability and/or viability: score 3;
very good marketability and/or viability: score 4;
excellent marketability and/or viability (no known exceptional costs): score 5.

Range -5 to +5

Appendix C
Combined Scoring

Overall scoring matrix
Assessment
measure

1.1 Availability of bus
routes
1.2 Proximity to
strategic highway
network
1.3 Availability of
PROW
2.1 Proximity to key
services
2.2 Proximity to
secondary services
2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification
4.2 Impact on
previously developed
land
5.1 Impact on
landscape character
5.2 Site specific
landscape/townscap
e impacts
5.3 Heritage
sensitivity
5.4 Site specific
impacts on local
heritage assets
5.5 Impact on
biodiversity
5.6 Site specific
impacts on
biodiversity
5.7a Impact on open
spaces

Range

Land West
Land off Oundle
of
'Ray's Field'
Primary School,
Glapthorn
Cotterstock Rd
Rd

Land off
Benefield
Rd

Land either
Land off St
Land South
side of
Christopher's
of Herne Rd
Herne Rd
Drive

Land East of Land South of
Land West of
Land off
Cotterstock
Benefield
Dairy Farm,
Cotterstock Stoke Doyle Road / North of
Road /
Stoke Hill
Rd
Rd
St Peter’s
Wakerley
Road
Close
SA 223
SA 224
SA 225
SA 241
SA 250

SA 44

SA 64

SA 117

SA 220

SA 221

SA 221b

SA 222

0 to +4

0

0

0

4

3

3

3

0

3

3

4

4

0 to +4

1

0

1

4

2

2

2

1

2

3

4

4

0 to +4

2

1

1

2

2

2

2

1

2

2

2

1

0 to 8

7

3

7

5

6

6

6

7

6

7

5

8

0 to +4

1

1

1

3

3

3

3

1

3

1

1

1

0 to 3

1

1

1

1

2

2

2

1

3

1

3

3

0 to +6

2

0

2

2

4

4

4

2

4

2

2

6

0 to +4

3

3

3

3

4

4

4

3

3

3

3

4

-4 to 0

-1

-2

-2

-2

-4

-4

-4

-2

-2

-2

-2

-1

-3 to +5

-3

-3

-3

-3

-3

-3

-3

-3

-3

-3

-3

-3

-3 to 0

-3

-3

-3

-3

-2

-2

-2

-3

-3

-3

-3

-3

-4 to +4

-4

-4

-2

-4

-2

-2

0

-4

-2

-2

-4

-2

-3 to 0

-2

-2

-2

-3

-1

-1

-1

-2

-2

-2

-2

-3

-4 to +4

0

0

0

-2

0

0

0

0

0

0

0

-2

-3 to 0

-2

-2

-2

-2

-2

-2

-2

-2

-2

-2

-2

-2

-4 to +4

0

0

-2

0

0

0

-2

-2

0

-2

0

0

-4 to 0

2

2

0

2

0

2

2

2

2

2

2

0

5.7b Impact on
playing fields
5.8 Flood Risk

-4 to 0

0

0

-4

0

-4

0

0

0

0

0

0

0

-10 to 0

0

0

0

0

0

0

0

0

0

0

0

-10

5.9 Surface Water
6.1 Access
infrastructure
6.2 Drainage
infrastructure

-5 to 0

0

0

-1

0

0

0

-3

-1

0

0

-1

0

-3 to 0

0

0

0

0

-3

-3

-3

0

0

-3

0

0

-3 to 0

0

0

0

0

0

0

0

0

0

0

0

0

6.3 Ground condition

-3 to 0

0

0

0

0

-3

0

0

0

0

0

0

-3

-3 to +3

1

-3

0

1

1

1

3

1

1

1

1

1

-5 to 0

-5

0

0

0

-1

-1

-1

-1

0

-1

0

0

-5 to 0

-5

-1

0

0

-5

0

-1

0

0

-1

0

-1

-5 to 0

0

-5

0

0

0

0

0

-1

0

0

0

0

-3 to 3

-3

-3

0

2

-3

3

3

3

3

3

2

-3

-5 to 5

-3

-3

-5

5

-3

-3

5

-3

-3

5

-3

5

-5 to 5

-3

-3

-5

5

-3

-3

5

-3

-3

5

-3

3

-14

-23

-15

20

-12

8

22

-5

12

17

6

7

6.4 Ease of utility
provision
6.5 Bad neighbours
6.6 Physical
constraints /
permanent features
7.1 Coalescence
8.1 Community
benefits
9.1 Availability –
Freedom from
availability
constraints
10.1 Achievability –
Market cost / delivery
Total

Appendix D
Detailed Site Assessments

Site

Page

Rays Field

1

Land off Glapthorn Road

10

Land at Oundle Primary School, Cotterstock Road

18

Land off Benefield Road

24

Land either side of Herne Road

30

Land to the south of Herne Road

39

Land off St Christopher’s Drive

49

Land west of Cotterstock Road

59

Land off Stoke Doyle Road

66

Land East of Cotterstock Road / North of St Peter’s Road

74

Land south of Benefield Road / Wakerley Close

82

Dairy Farm, Stoke Hill

92

LPP2SA 44 – Ray’s Field

Detailed Site Assessments

Part A: Site information
Site Ref

Site Name/Address

LPP2SA 44

Ray’s Field

Source of Site

Parish, Local Authority

Size

Previous call for sites promotion

Glapthorn Parish, East

0.7 ha

during Regulation 18 consultation

Northamptonshire

for LLP2 (January – March 2017)
Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site is within Glapthorn Parish, and is north of the settlement of Oundle. It is separated from
the built up area of Oundle by agricultural land. It is adjacent to Cotterstock Road which runs to
the west of the site. To the north of the site is the Electricity Switch House, and also adjacent of
the site in the north is the Oundle Waste Water Treatment Plant (Anglian Water). At the south of
the site are the remnants of an agricultural building, and a grassed over spoil heap.
Site Map
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Detailed Site Assessments

Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to strategic
highway network

0

1.3 Availability of PROW

2

2.1 Proximity to key
services

7

2.2 Proximity to
secondary services

1

2.3 Internet Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification
4.2 Impact on previously
developed land

1
2

2. Proximity to
services

3. Proximity to
employment sites
4. Land type

5. Environmental
protection

5.1 Impact on visual
landscape

Score

1

3
-1
-3

-3

Commentary
The site is not within 0.8km of a bus
stop
The site is approximately 1.4km from
the strategic highway network (when
travelling via residential streets)
PROW 9 runs along the east of the
field in which the promoted site is
located. As there is no boundary
provided for the site it is not possible
to assess whether there would be
direct access to this PROW from the
site, or whether the route to
accessing the PROW would be more
circuitous. If the site represents the
field boundary, then the PROW would
be adjacent to the site.
Oundle CofE Primary School,
Cotterstock Road (2)
Convenience foodstore (1)
Playing field/ park or public open
space (2)
Health centre/ GP; (Lakeside
Healthcare) (1)
Community centre (Queen Victoria
Hall) (1)
Prince William School is over 2km
away (0) and Oundle School Sports
Centre is approximately 1.5km away
(1)
The nearest recorded MBPS is 24
The site is approximately 1.6km from
the town centre boundary
The site is approximately 1.4km from
a defined employment site <5ha
There is a loss of <1 ha of Grade 3
Agricultural Land
There is an agricultural building at the
south of the site in a dilapidated
state, and a large grassed over spoil
heap. According to the NPPF
definition, this agricultural building
does not constitute PDL and
therefore the site must be considered
to be 100% greenfield
The site is not assessed in the RNRP
Environmental Sensitivity
Consolidation study (2009). The
assessment of the adjacent sites
(LPP2SA223 and LPP2SA225) have
been applied to score this site as
having high sensitivity.
2

LPP2SA 44 – Ray’s Field

Detailed Site Assessments

5.2 Site specific
landscape/townscape
impacts

-4

5.3 Heritage sensitivity

-2

5.4 Site specific impacts
on local heritage assets
5.5 Impact on
biodiversity sensitivity

0
-2

5.6 Site specific impacts
on biodiversity

0

5.7a Impact on open
spaces

2

5.7b Impact on playing
fields

0

5.8 Flood Risk

0

5.9 Surface Water

0

The site is detached from the
settlement and development would
relate poorly to the town. Due to the
presence of the electricity substation
switch house, and the accompanying
powerlines, there is a pre-existing
urbanising effect on this agricultural
land.
The site is not assessed in the RNRP
Environmental Sensitivity
Consolidation study (2009). The
assessment of the adjacent sites
(LPP2SA223 and LPP2SA225) have
been applied to score this site as
having medium sensitivity.
The site is not within the setting of
any heritage assets
The site is not assessed in the RNRP
Environmental Sensitivity
Consolidation study (2009). The
assessment of the adjacent sites
(LPP2SA223 and LPP2SA225) have
been applied to score this site as
having medium sensitivity.
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the
site, and there are no other
biodiversity designations recorded on
or adjacent to the site.
The development of the site would
not lead to a loss of existing open
space. The site may be capable of
providing a net gain in public open
space however without the site
boundary defined it is unknown
whether site is capable of delivering
open space as part of the
development.
The development of the site would
not lead to a loss of existing playing
field
The site is entirely within Flood Zone
1
Overall there is a very low risk of
surface water flooding on the site.
There is an area along the southern
boundary of the field in which the
point data is located mapped as low
risk surface water flooding. However,
as the extent of the proposed site is
unspecified it is unknown if the site is
affected by this Surface Water Flood
Risk.

3
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6. Physical
problems or
limitations

6.1 Access infrastructure

6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

6.5 Bad neighbours

-5

6.6 Physical constraints /
permanent features

-5

0

NCC Highways consultation
comments are as follows:
• No details of access point is
proposed.
• This section of Cotterstock Road
is currently a 60mph road, withthe
30mph zone starting just before
property number 25. It is likely
that an extension of the 30mph
speed limit zone would be
necessary. This may not be
supported as it may not
appropriate for the rural road
environment i.e. drivers may
naturally drive much faster.
• This section of road is fairly
straight so it appears that visibility
splays could be achieved (subject
to vegetation clearing).
• Pedestrian and cycle links would
need to be provided to link to
school/ town centre (there is
currently no footway – there is
just a grass verge)
• Access infrastructure requirement
would be modest
• The nearest bus stop is 250m
away but there is no safe walking
route. There is no fixed bus
service on Cotterstock Road; it is
covered by CallConnect
No consultation response currently
available from Anglian Water.
Treatment/remediation is not
expected to be required
No consultation response on utility
provision has been returned from the
landowner. The information provided
by the promoter of the adjacent site
(LPP2SA225) has been used to
score this site: The site is not fully
serviced currently but is capable of
being so. The site can be serviced
from existing utility networks in the
vicinity of the site.
The Oundle Waste Water Treatment
works (and an electricity substation
switch house) are adjacent to the
site, and the impact is unlikely to be
capable of mitigation due to the
immediate proximity.
Waste Water Treatment Works and
an Electricity substation are adjacent
to the site

4
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7. Coalescence

7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

-3

9. Availability /
Achievability

9.1 Availability –
Freedom from availability
constraints

-3

10. Achievability

10.1 Achievability –
Market cost / delivery

-3

The settlement at Cotterstock is
approximately 1.16km away as the
crow flies.
There has been no response to the
consultation from the landowner.
Constraints that may limit the ability
of the site to provide community
benefits are therefore unknown.
Given the size of the site and the
proximity to the Waste Water
Treatment site, the site may be have
abnormal mitigation costs.
The site was promoted in the ENC
Call for Sites (2017) however there
has been no response to the
consultation sought from the private
landowner. This casts doubt on the
availability of the site for
development.
There has been no response to the
consultation from the landowner, and
it is therefore assumed that the land
is not currently being actively
promoted, which raises concerns as
to its potential to deliver within the
plan period.

High level capacity Unconstrainted assessment using density multiplier: 21 dwellings
assessment
Potential actual capacity: unknown
This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and
provision for various mitigation and are taken into account.
Mitigation that may be required on the site and have an impact on the
potential yield is as follows:
•

•
•

Total

Oundle Water Recycling Centre is adjacent to the point data site, and
Anglian Water should be consulted. An odour assessment would likely
be required for the site and the applicant will need to demonstrate that
a suitable distance can be maintained to ensure the occupiers of the
site will not be adversely affected and the on-going operation of
Oundle WRC is not prejudiced. The results of this could render the
site unachievable.
The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
An electricity substation switch house is adjacent to the point data site
and this may potentially affect the deliverable area of the site

-14
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Part C: Site visit photos

Site Photos
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LPP2SA 64 - Land off Glapthorn Rd

Part A: Site information
Site Ref

Site Name/Address

LPP2SA 64

Land off Glapthorn Road

Source of Site

Parish, Local Authority

Size

Previous call for sites promotion

Glapthorn Parish, East

during Regulation 18 consultation

Northamptonshire

Unknown (land
boundary not
defined)

for LLP2 (January – March 2017)
Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
This site is within Glapthorn Parish, north west of the settlement of Oundle. It is located
approximately halfway between Oundle and Glapthorn and is surrounded by undeveloped land.
It is adjacent to Glapthorn Road. The site is greenfield and understood to be in agricultural use.
It is a flat and open site with hedgerows lining the perimeter of the field, however the proposed
site boundary is unknown. An electricity distributor pylon crosses the site in the northern half of
the site.
Site Map
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LPP2SA 64 - Land off Glapthorn Rd

Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to strategic
highway network
1.3 Availability of PROW

0

2.1 Proximity to key
services

3

2.2 Proximity to
secondary services

1

The site is further than 2km from
Prince William School (0), and
approximately 1.9km from the Oundle
Sports Centre (1)

2.3 Internet Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification

1
0

The nearest recorded MBPS is 25
The site is further than 1.6km from the
town centre boundary
The site is approximately 1.9km from
an employment site >5ha
The extent of the site has not been
defined however the field that relates
most closely to the point provided is
Grade 3 agricultural land. Assuming
the ‘worst case’ scenario in which the
site is greater than a hectare, this
would be a loss of >1ha of Grade 3
agricultural land.
The site is 100% greenfield

2. Proximity to
services

3. Proximity to
employment sites
4. Land type

5. Environmental
protection

Score

0
1

3
-2

4.2 Impact on previously
developed land
5.1 Impact on visual
landscape

-3

5.2 Site specific
landscape/townscape
impacts

-4

-3

Commentary
The site is not within 0.8km of a bus
stop
The site is not within 1.6km of the
strategic highway network
The site is approximately 0.8km from
PROW 11
Oundle
CofE
Primary
School,
Cotterstock Road (1)
Convenience foodstore (Waitrose, Coop, Tesco Express) (0)
Playing field/ park or public open
space (0)
Health
centre/
GP;
(Lakeside
Healthcare) (1)
Community centre (Queen Victoria
Hall) (1)

The site is not assessed in in the
RNRP Environmental Sensitivity
Consolidation study (2009). A mean
score (mode) from the sites assessed
by the RNRP in Oundle has been
applied for the scoring of this site,
which suggests a high sensitivity
score. This scoring could be subject
to change should a detailed sensitivity
study of the site be undertaken.
This site is detached from Oundle and
Glapthorn, approximately half way
between the two settlements and
11

Detailed Site Assessments

LPP2SA 64 - Land off Glapthorn Rd

5.3 Heritage sensitivity

-2

5.4 Site specific impacts
on local heritage assets
5.5 Impact on
biodiversity

0
-2

5.6 Site specific impacts
on biodiversity

0

5.7a Impact on open
spaces

2

5.7b Impact on playing
fields

0

5.8 Flood Risk

0

5.9 Surface Water

0

therefore is a visually inappropriate
site that has the potential to
encourage coalescence of the two
settlements. The land is flat and open,
and development would alter the
landscape in a way that cannot be
mitigated against.
The site is not assessed in in the
RNRP Environmental Sensitivity
Consolidation study (2009). A mean
score (mode) from the sites assessed
by the RNRP in Oundle has been
applied for the scoring of this site,
which suggests a medium sensitivity
score. This scoring could be subject
to change should a detailed sensitivity
study of the site be undertaken.
The site is not within the setting of
any heritage assets
The site is not assessed in in the
RNRP Environmental Sensitivity
Consolidation study (2009). A mean
score (mode) from the sites assessed
by the RNRP in Oundle has been
applied for the scoring of this site,
which suggests a medium sensitivity
score. This scoring could be subject
to change should a detailed sensitivity
study of the site be undertaken.
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the
site, and there are no other
biodiversity designations recorded on
or adjacent to the site.
The development of the site would not
lead to a loss of existing open space.
The site may be capable of providing
a net gain in public open space
however without the site boundary
defined it is unclear how large a site is
being promoted to understand if the
site is capable of delivering open
space as part of the development.
The development of the site would not
lead to the loss of existing playing
fields
The site is entirely within Flood Zone
1
Overall surface water flooding risk on
the site is very low, with high and
medium surface water flooding risk
limited to the boundary line on the
12
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6. Physical
problems or
limitations

7. Coalescence

8. Community
benefits

LPP2SA 64 - Land off Glapthorn Rd

6.1 Access infrastructure

6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

-3

6.5 Bad neighbours

0

6.6 Physical constraints /
permanent features
7.1 Coalescence

-1

8.1 Community benefits

-3

0

-5

field in which the site point data is
located, along the boundary with
Glapthorn Road.
NCC Highways consultation
comments are as follows:
• No details of access proposed
• Difficult to assess without
boundary details.
• This section of Glapthorn Road is
60mph. An extension of the
30mph is therefore likely to be
required.
• The extension of the 30mph
speed limit may not be supported
as it may not appropriate for the
rural road environment i.e. drivers
may naturally drive much faster.
• There is a narrow footway along
Glapthorn Road, but this would
need upgrading to provide good
pedestrian and cycling links to link
to school.
• It looks to be quite separate from
Oundle itself and from town centre
so it is not a very
sustainable location from a
transport point of view.
• No bus stop for a fixed route
within walking distance
No consultation response currently
available from Anglian Water
Treatment / remediation is not
expected to be required
There has been no response received
from the promoter/landowner to the
consultation sought. The isolated
location of the site it may be assumed
that the site benefits from little or no
services currently.
There are no bad neighbour
constraints
A power distribution cable runs
across/above the site
The settlement of Glapthorn is
approximately 428m from the point
data, as the crow flies. Development
in this location would contribute
significantly to the coalescence of the
settlements.
No consultation response received
from promoter/landowner. There is no
site boundary available for the site
and therefore it is not possible to
13
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9. Availability /
Achievability

9.1 Availability –
Freedom from availability
constraints

-3

10. Achievability

10.1 Achievability –
Market cost / delivery

-3

High Level
Capacity
Assessment

Unknown

assess the level of community
benefits and viability likely to be
provided.
The site was promoted in the ENC
Call for Sites (2017) however there
has been no response to the
consultation sought from the private
landowner. This casts doubt on the
availability of the site for
development.
There has been no response to the
consultation from the landowner, and
it is therefore assumed that the land is
not currently being actively promoted,
which raises concerns as to its
potential to deliver within the plan
period.

The capacity cannot be estimated as the extent of the site is not known.
Mitigation that may be required on the site and have an impact on the
potential yield is as follows:
•
•
•

Total

The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
There are overhead power distribution cables running across the site
The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.

-23
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Part C: Site visit photos

Site Photos
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17

Detailed Site Assessments

LPP2SA 117 – Land at Oundle Primary School, Cotterstock Rd

Part A: Site information
Site Ref

Site Name/Address

LPP2SA 117

Land at Oundle CE Primary School, Cotterstock Road

Source of Site

Parish, Local Authority

Size

•

Promoted since 2013

Oundle Parish, East

•

Pre-application enquiry 2 18.

Northamptonshire

Unknown (land
boundary not
defined)

Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site is within Oundle parish at the edge of the settlement in the north. The exact boundary of
the promoted site is unknown, and therefore a small amount of the site may extend into
Glapthorn Parish. The site is adjacent to the Oundle CE Primary School to the south of the site,
and it falls within the school's playing field grounds. The site is adjacent to Cotterstock Road on
its eastern boundary, with a tall hedgerow with trees to the northern boundary. There are football
pitches set out on this flat greenfield site.
Site Map
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LPP2SA 117 – Land at Oundle Primary School, Cotterstock Rd

Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to strategic
highway network
1.3 Availability of PROW

0

2.1 Proximity to key
services

7

2.2 Proximity to
secondary services

1

2.3 Internet Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification

1
2

2. Proximity to
services

3. Proximity to
employment sites
4. Land type

5. Environmental
protection

Score Commentary

1
1

3
-2

4.2 Impact on previously
developed land
5.1 Impact on visual
landscape

-3

5.2 Site specific
landscape/townscape
impacts

-2

-3

The site is not within 0.8km of a bus
stop
The site is approximately 1.2km from
the A427
The site is approximately 0.6km from
PROW 9
Oundle
CofE
Primary
School,
Cotterstock Road (2)
Convenience foodstore (1)
Playing field/ park or public open space
(2)
Health
centre/
GP;
(Lakeside
Healthcare) (1)
Community centre (Queen Victoria
Hall) (1)

Prince William School is over 2km
away (0), and the Oundle School
Sports Centre is approximately 1.3km
away (1)
The nearest recorded MBPS is 24
The site is approximately 1.3km from
the town centre boundary
The site is approximately 1.4km from
an employment site <5ha
The extent of the site has not been
defined however the field that relates
most closely to the point provided is
Grade 3 agricultural land. Assuming
the ‘worst case’ scenario in which the
site is greater than a hectare, this
would be a loss of >1ha of Grade 3
agricultural land.
The site is 100% greenfield
The site is not assessed in the RNRP
Environmental Sensitivity
Consolidation study (2009). The
assessment of the adjacent sites
(LPP2SA223 and LPP2SA225) have
been applied to score this site as
having high sensitivity.
The site is an edge of settlement site
and would extend the settlement to the
north. The site is currently screened by
trees that are a rural feature of this site
and their loss would have a negative
impact on the gateway to the village.
However, the site is adjacent to the
Primary School and residential
19
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5.3 Heritage sensitivity

-2

5.4 Site specific impacts
on local heritage assets
5.5 Impact on
biodiversity

0

5.6 Site specific impacts
on biodiversity

-2

-2

dwellings, and can be considered an
existing part of the townscape due to
the adjacent residential development
to the east and the school to the south.
The site is not assessed in the RNRP
Environmental Sensitivity
Consolidation study (2009). The
assessment of the adjacent sites
(LPP2SA223 and LPP2SA225) have
been applied to score this site as
having medium sensitivity.
The site is not within the setting of any
heritage assets
The site is not assessed in the RNRP
Environmental Sensitivity
Consolidation study (2009). The
assessment of the adjacent sites
(LPP2SA223 and LPP2SA225) have
been applied to score this site as
having medium sensitivity.
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the
site.
There is an identified priority habit of
Lowland Calcareous glassland that
runs along the roadside verge adjacent
to the site on the east. Impact on this
may require mitigation.

6. Physical
problems or
limitations

5.7a Impact on open
spaces

0

5.7.b Impact on playing
fields

-4

5.8 Flood Risk
5.9 Surface Water

0
-1

6.1 Access
infrastructure

0

The development of the site would not
lead to a loss of existing open space.
(See below for impact on playing
fields)
The site is on the Oundle Primary
School Field. Without the provision of a
site boundary it is not possible to
assess the extent of loss and this
assessment therefore assumes the
worst case scenario of loss.
The site is entirely within Flood Zone 1
There is a very low risk of surface
water flooding across around 50% of
the field in which the site point data is
located, with small pockets of high and
medium risk. However, without the
provision of a site boundary it is
difficult to assess whether the
promoted site would be affected.
NCC Highways comments found in the
ENC Assessment 2018 are as follows:
‘All sites in Oundle score the same,
none are strategic sites and therefore
capacity of the existing highway
network should be sufficient, each will
20
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need to go through a transport
assessment as required for the
planning process and it is likely that
mitigation would be possible.’
No site specific consultation response
was sought for this site as it is
unavailable for development
6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision
6.5 Bad neighbours

0

6.6 Physical constraints
/ permanent features
7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

0

9. Availability /
Achievability

9.1 Availability –
Freedom from
availability constraints

-5

10. Achievability

10.1 Achievability –
Market cost / delivery

-5

High level
capacity
assessment

Unknown

7. Coalescence

0

0

No consultation response currently
available from Anglian Water
No consultation response available
from the land owner or from ENC
Environmental Protection, however
based on the site visit it is not
considered that there would be
treatment / remediation required.
No consultation response from the
land owner or from Anglian Water
There are no bad neighbour
constraints. Note that the site is
adjacent to Oundle CE Primary School
There are no major constraints on the
site
The settlement at Cotterstock is
approximately 1.36km from the site
point data, as the crow flies.
Development in this location would not
risk coalescence.
There has been no consultation
response received from the landowner.
Given the size of the site there is likely
to be a limited amount of community
benefits on the site
The site is held in public sector
ownership, however, the Secretary of
State for Education has refused the
release of the site and therefore the it
is not currently considered available.
The site is currently unavailable and
therefore is considered to be
undeliverable at this time

The capacity cannot be estimated as the extent of the site is not known.
Mitigation that may be required on the site and have an impact on the
potential yield is as follows:
•
•

Total

The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
Surface water flooding pockets of high and medium risk may require
mitigation, depending on the extent of the site.

-15
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Part C: Site visit photos

Site Photos
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Detailed Site Assessments

Part A: Site information
Site Ref

Site Name/Address

LPP2SA 220

Land off Benefield Road

Source of Site

Parish, Local Authority

Size

•

Promoted through the call for

Oundle Parish, East

14.2 hectares

sites in the Reg 18 consultation

Northamptonshire

(Jan - March 2017).
•

The site has also been assessed
in the SHLAA 2017,

•

Promoted through the Oundle
Neighbourhood Plan consultation

Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
This site is within Oundle Parish and is north of Benefield Road. It is to the west of Oundle. It is
separated from the existing development of the town by the Oundle School sports facilities. In
the very northern corner of the site, it briefly adjoins the recent housing development around
HiIlfield Road. Agricultural fields are adjacent to the north, west, and south. Several field
boundary hedgerows cross the site, and the land rises gently uphill away to the north from
Benefield Road.
Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes

4

1.2 Proximity to
strategic highway
network
1.3 Availability of
PROW

4

2.1 Proximity to key
services

5

2.2 Proximity to
secondary services

3

2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites

1

4.1 Agricultural Land
Classification
4.2 Impact on
previously developed
land
5.1 Impact on visual
landscape

-2

5.2 Site specific
landscape/townscape
impacts

-4

5.3 Heritage sensitivity

-3

2. Proximity to
services

3. Proximity to
employment
sites
4. Land type

5.
Environmental
protection

Score Commentary

2

2
3

-3

-3

The nearest point of the site is
approximately 70m from a bus stop with
an hourly service. Note that the site is
large, at the northern boundary this
distance would be approximately 3 times
further.
The site is accessed from the A427,
Benefield Road
The site is within 80m of
PROW/Bridleway 10, and 50m of PROW
3
Oundle CofE Primary School, Cotterstock
Road (0)
Convenience foodstore (1)
Playing field/ park or public open space (2)
Health centre/ GP; (Lakeside Healthcare)
(1)
Community centre (Queen Victoria Hall)
(1)
The site is within 2km of Prince William
School (1) and Oundle School Sports
Centre is approximately 0.8km (2)
The nearest recorded MBPS is 25
The site is approximately 0.9km from the
town centre boundary
The site is approximately 1km from an
employment site <5ha
There would be a loss of >1ha of Grade 3
agricultural land.
The site is 100% greenfield

The site is assessed as having a high
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
The site is detached from the built-up
area of the settlement and development
would relate poorly to the town,
representing a significant extension to the
west. The site is adjacent to the Oundle
School sports fields, and this open space
that detaches the site from the
settlement. The site is an edge of
settlement site and extend the settlement
significantly to the west. The site is
largely flat, in open countryside.
The site is assessed as having high
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
25
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6. Physical
problems or
limitations

5.4 Site specific
impacts on local
heritage assets

-2

5.5 Impact on
biodiversity

-2

5.6 Site specific
impacts on biodiversity

0

5.7a Impact on open
spaces

2

5.7b Impact on playing
fields

0

5.8 Flood Risk
5.9 Surface Water

0
0

6.1 Access
infrastructure

0

There are no designated heritage assets
recorded on the site. However the
consultation material returned by the site
promoter references ridge and furrow on
the site, potentially a non designated
heritage asset.
The site is assessed as having medium
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009).
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the site,
and there are no other biodiversity
designations recorded on or adjacent to
the site.
The development of the site would not
lead to a loss of existing open space. The
site may be capable of providing a net
gain in public open space.
Consultation with the landowner
specifically references the provision of
public open space within any
development of the site, however
correspondence suggests that this
provision would be proportionate to the
contribution requirements, rather than the
level proposed in the draft Oundle NDP
allocation.
The development of the site would not
lead to the loss of an existing playing
field.
The site is entirely within Flood Zone 1.
There is a very low risk of surface water
flooding on the site. In the very north of
the site there is a band of low /medium
surface water flood risk. This is likely to
be able to be mitigated through any
scheme layout.
NCC Highways consultation comments:
• No detail on access point provided.
• This section of road is currently
60mph – an extension to the 30mph
would be required with traffic calming
to achieve compliance.
• There is a very narrow footway on
Benefield Road, this would need
upgrading to accommodate
pedestrians and cycle links would
need to be provided.
• Pedestrian and cycling links to the
adjacent sports facilities should be
provided.
• Access should be achievable on
Benefield Road subject to visibility
splays etc.
26

LPP2SA 220 – Land off Benefield Rd

Detailed Site Assessments

•

6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

6.5 Bad neighbours
6.6 Physical constraints
/ permanent features

0
0

7. Coalescence

7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

2

9. Availability /
Achievability

9.1 Availability –
Freedom from
availability constraints
10.1 Achievability –
Market cost / delivery

5

10. Achievability

High level
capacity
assessment

Total

0

5

Improvements to highway network to
be determined by a Transport
Assessment.
No consultation response currently
available from Anglian Water.
Treatment / remediation is not expected
to be required.
The consultation response from the
landowner/promoter states that the site is
not fully serviced currently but is capable
of being so. Services are available
immediately adjoining the site on
Benefield Road.
There are no bad neighbour constraints.
There are no major constraints on the
site. There are a number of hedgerows
across the site.
The settlement at Glapthorn is
approximately 1.12km from the site
boundary, as the crow flies. Development
in this location would not risk
coalescence.
The site is free from abnormal constraints
and is therefore expected to be capable
of providing policy compliant community
benefits. Consultation with the landowner
specifically references the provision of
public open space within any
development of the site, however
correspondence suggests that this
provision would be proportionate to the
contribution requirements.
The site has a single willing landowner.

The landowner has indicated that there
are no abnormal costs associated with
development.

Potential capacity: 426 dwellings
This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and provision
for various mitigation and are taken into account:
•

'Ridge and furrow' heritage features have been highlighted in a heritage
study of the site which may require mitigation

•

The site has been discussed in the Draft Oundle NDP as having
potential for a significant amount of land set aside for community space.
This is reflected with a positive score in 8.1 of the assessment.

•

The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
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Part C: Site visit photos

Site Photos
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Part A: Site information
Site Ref

Site Name/Address

LPP2SA 221a

Land either side of Herne Road

Source of Site

Parish, Local Authority

Size

•

Promoted in the SHLAA 2017

Oundle Parish, East Northamptonshire

17.6 hectares

•

Promoted through the Oundle

Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Neighbourhood Plan
consultation.

Description of the Site
This site is within Oundle Parish and it is to the south east of Oundle. Herne Road, a public right of
way (bridleway), runs through the site. The A605 is along the eastern boundary. Prince William
School and associated playing fields is included within the promoted site boundary north of Herne
Road. To the south of Herne Road, the land is not known to be in active agricultural use. The land
is largely flat but falls away to the River Nene at the southern boundary. The surrounding land uses
are agricultural with existing residential development to the north west.
Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to strategic
highway network
1.3 Availability of PROW

3

2.1 Proximity to key
services

6

2.2 Proximity to
secondary services

3

2.3 Internet Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites

2
4

2. Proximity to
services

3. Proximity to
employment sites

Score

2
2

4

Commentary
The site is approximately 640m from
a bus stop with an hourly service
The site is approximately 640m from
the A427
The site is adjacent to the Herne
Road bridleway which runs through
the site
Oundle
CofE
Primary
School,
Cotterstock Road (0)
Convenience foodstore (2)
Playing field/ park or public open
space (2)
Health
centre/
GP;
(Lakeside
Healthcare) (1)
Community centre (Queen Victoria
Hall) (1)
The site is adjacent / the site of Prince
William School (2) and the Oundle
School Sports Centre is
approximately 1.4km (1)
The nearest recorded MBPS is 32
The site is approximately 0.4km from
the town centre boundary
The site is approximately 0.7km from
an employment site >5ha
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4. Land type

5. Environmental
protection

LPP2SA 221a – Land either side of Herne Rd

4.1 Agricultural Land
Classification
4.2 Impact on previously
developed land
5.1 Impact on visual
landscape

-4

5.2 Site specific
landscape/townscape
impacts

-2

5.3 Heritage sensitivity

-1

5.4 Site specific impacts
on local heritage assets
5.5 Impact on
biodiversity

0

-3
-2

-2

5.6 Site specific impacts
on biodiversity

0

5.7a Impact on open
spaces

0

5.7b Impact on playing
fields

-4

5.8 Flood Risk

0

5.9 Surface Water

0

There would be a loss of >1ha of
Grade 2 Agricultural Land
The site is 100% greenfield
The site is assessed as having
medium sensitivity in the RNRP
Environmental Sensitivity
Consolidation study (2009)
The site is located between the A605
and the existing edge of the
settlement in the east of the town.
The view of the site from the A605 is
visually screened by trees. The
development of the site would impact
on views from the PROW through the
centre of the site, and to the south
which offer the only longer distance
views of the site. The site is contained
by existing development and the
A605
The site is assessed as having low
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
The site is not within the setting of
any heritage assets
The site is assessed as having
medium sensitivity in the RNRP
Environmental Sensitivity
Consolidation study (2009)
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the
site, and there are no other
biodiversity designations recorded on
or adjacent to the site.
The development of the site would
not lead to a loss of open space (see
below for impact on playing fields)
The site covers the entirely of Prince
William School and it’s playing fields,
and the development of the promoted
site for residential housing would
result in a score of -4 due to the loss
of this significant facility including the
playing field.
The south west boundary line of the
site is in Flood Zone 2 and 3 however
this may be capable of mitigation. The
remainder of the site is in Flood Zone
1.
There is limited surface water flooding
risk on the site, with two small
pockets of high risk for which
mitigation may be possible.
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6. Physical
problems or
limitations

LPP2SA 221a – Land either side of Herne Rd

6.1 Access infrastructure

-3

NCC Highways consultation
comments:
• No details regarding access
proposals
• No access off A605
• Vehicular access to Herne Road
currently
terminates at junction with school (the
remainder is PRoW).
• A small section of footway would
need to be provided between the
entrance and exit of Prince
William School (assuming that this
is retained)
• Access appears to be achievable
subject to visibility.
• Herne Road narrows to 3.5m
close to school
• entrance/exit, this would need
widening to accommodate
additional traffic flows.
• Improvements to highway network
to be determined by a Transport
Assessment

6.2 Drainage
infrastructure
6.3 Ground condition

0

No consultation response currently
available from Anglian Water
Treatment / remediation would be
required on the site
No consultation response on utility
provision has been returned from the
landowner. Due to the proximity of the
site to existing development, it is likely
that the site is not fully serviced but
capable of being so.
The are no significant bad neighbour
constraints, however the site is
adjacent to the A605 to the east of the
site may require noise mitigation.
Prince William School and it’s playing
fields are considered to be a major
constraint for the proposed site due to
being critical infrastructure. This
constraint could be over come
through developing on land that does
not form part of the school, and this
scenario has been assessed
separately as Site 221b.
The site is approximately 1.8km from
the settlement at Polebrook, as the
crow flies. Development in this
location would not risk coalescence.
No consultation response currently
available from the site
promoter/landowner. Given the size of

-3

6.4 Ease of utility
provision

1

6.5 Bad neighbours

-1

6.6 Physical constraints /
permanent features

-5

7. Coalescence

7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

-3
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9. Availability /
Achievability

10. Achieveability

9.1 Availability –
Freedom from
availability constraints

10.1 Achievability –
Market cost / delivery

LPP2SA 221a – Land either side of Herne Rd

-3

-3

the site it is likely that the site would
be able to provide a good level of
community benefits. However, the site
includes the school, and the loss of
the school would be likely to result in
a net loss of community benefits.
Prince William School and its grounds
comprise of over 50% of the
promoted site. This is unavailable for
residential development.
The site was included in the SHLAA
however there has been no response
to the consultation sought from the
private landowner. This casts doubt
on the availability of the site for
development
As the school site is not available, the
site is not considered to be
achievable.
There has been no response to the
consultation from the landowner, and
it is therefore assumed that the land is
not currently being actively promoted,
which raises concerns as to its
potential to deliver within the plan
period.

High level
capacity
assessment

Unconstrainted assessment using density multiplier: 528 dwellings
Potential capacity: 444 dwellings
This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and
provision for various mitigation and are taken into account:
•

•
•
•
Total

The site includes Prince William School and grounds, and the capacity
of the site will be considerably reduced when this is applied as a
constraint (see Site Assessment for Land South of Herne Road for site
assessment that excludes the school).
The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
There are two small pockets of high risk of surface water flooding for
which mitigation may be possible surface water flood risk in the south
east corner of the site which may require mitigation.
Noise mitigation from the A605 may be required.

-12
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Part C: Site visit photos

Site Photos
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LPP2SA 221b – Land to the south of Herne Rd
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Part A: Site information
Site Ref

Site Name/Address

LPP2SA 221B

Land to the south of Herne Road

Source of Site

Parish, Local Authority

•

Promoted in the SHLAA 2017

Oundle Parish, East

•

promoted through the Oundle

Northamptonshire

Size

7.8ha

Neighbourhood Plan
consultation
Site assessment

Settlement hierarchy

Residential

Market Town

Site visit date

Description of the Site
This site is within Oundle Parish and it is to the south east of Oundle. Herne Road, a public right
of way (Bridleway), runs along the north-eastern boundary of the site. The A605 runs along the
eastern boundary. Prince William School and associated playing fields are adjacent to the site to
the north of the Herne Road PROW. The surrounding land uses are agricultural with existing
residential development in to north west. The site is agricultural land that is not known to be in
active use. The land is largely flat and falls away to the River Nene at the southern boundary.

39

Detailed Site Assessments

LPP2SA 221b – Land to the south of Herne Rd

Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to strategic
highway network
1.3 Availability of PROW

3

2.1 Proximity to key
services

6

2.2 Proximity to
secondary services

3

2.3 Internet Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification
4.2 Impact on previously
developed land
5.1 Impact on visual
landscape

2
4

2. Proximity to
services

3. Proximity to
employment sites
4. Land type

5. Environmental
protection

Score

2
2

4
-4
-3
-2

5.2 Site specific
landscape/townscape
impacts

-2

5.3 Heritage sensitivity

-1

5.4 Site specific impacts
on local heritage assets
5.5 Impact on
biodiversity

0
-2

Commentary
The site is approximately 640m from
a bus stop with an hourly service
The site is approximately 640m from
the A427
The site is adjacent to the Herne
Road bridleway which runs along the
north of the site
Oundle
CofE
Primary
School,
Cotterstock Road (0)
Convenience foodstore (2)
Playing field/ park or public open
space (2)
Health
centre/
GP;
(Lakeside
Healthcare) (1)
Community centre (Queen Victoria
Hall) (1)
The site is adjacent / the site of Prince
William School (2) and the Oundle
School Sports Centre is
approximately 1.4km (1)
The nearest recorded MBPS is 32
The site is approximately 0.4km from
the town centre boundary
The site is approximately 0.7km from
an employment site >5ha
There would be a loss of >1ha of
Grade 2 Agricultural Land
The site is 100% greenfield
The site is assessed as having
medium sensitivity in the RNRP
Environmental Sensitivity
Consolidation study (2009)
The site is located between the A605
and the existing edge of the
settlement in the east of the town.
The view of the site from the A605 is
visually screened by trees. The
development of the site would impact
on views from the PROW to the north
and south which offer the only longer
distance views of the site. The site is
contained by existing development
and the A605
The site is assessed as having low
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
The site is not within the setting of
any heritage assets
The site is assessed as having
medium sensitivity in the RNRP
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6. Physical
problems or
limitations

LPP2SA 221b – Land to the south of Herne Rd

Environmental Sensitivity
Consolidation study (2009)
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the
site, and there are no other
biodiversity designations recorded on
or adjacent to the site.

5.6 Site specific impacts
on biodiversity

0

5.7a Impact on open
spaces

2

The development of the site would
not lead to a loss of existing
designated open space. It is possible
that the development of the site could
provide opportunities for open space
enhancement or net gain in open
space. There may be opportunity to
create an access point from the
development to PROW 782 in the
south east along the river

5.7b Impact on playing
fields

0

5.8 Flood Risk

0

5.9 Surface Water

0

6.1 Access infrastructure

-3

The development of the site would
not lead to a loss of existing playing
field.
The south west boundary line of the
site is in Flood Zone 3 however this is
capable of mitigation or avoidance
through detailed masterplanning
There is a little surface water flooding
risk on the site, there are two small
pockets of risk (totalling
approximately 15m2 of land) for which
mitigation would be required
NCC Highways consultation
comments: (Received for Site
LPP2SA221)
• No details regarding access
proposals
• No access off A605
Vehicular access to Herne Road
currently terminates at junction
with school (the remainder is
PRoW).
• A small section of footway would
need to be provided between the
entrance and exit of Prince
William School (assuming that this
is retained)
• Access appears to be achievable
subject to visibility.
• Herne Road narrows to 3.5m
close to school
entrance/exit, this would need
widening to accommodate
additional traffic flows.
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•

6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

6.5 Bad neighbours

-1

6.6 Physical constraints /
permanent features

0

7. Coalescence

7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

3

9. Availability /
Achievability

9.1 Availability –
Freedom from availability
constraints

-3

10. Achievability

10.1 Achievability –
Market cost / delivery

-3

0

Improvements to highway network
to be determined by a Transport
Assessment

No consultation response currently
available from Anglian Water
The ENC Environmental Protection
consultation response stated that site
LPP2SA221 would require treatment /
remediation. However, given that site
LPP2SA221B excludes the developed
land of the school and is greenfield
land, there is not expected to be
treatment / remediation required for
this part of the site.
No consultation response on utility
provision has been returned from the
landowner. Due to the proximity of the
site to existing development, it is likely
that the site is not fully serviced but
capable of being so.
The are no significant bad neighbour
constraints, however the site is
adjacent to the A605 to the east of the
site may require noise mitigation.
The ground is slightly uneven and
undulating to the east of the site, with
a slope down towards the floodplain
at the south. These are not
considered to be significant
constraints.
The site is approximately 1.8km from
the settlement at Polebrook as the
crow flies. Development in this
location would not risk coalescence.
No consultation response received
from the site promoter/landowner.
Given the size of the site it is likely
that the site would be able to provide
a good level of community benefits
The site was included in the SHLAA
however there has been no response
to the consultation sought from the
private landowner. This casts doubt
on the availability of the site for
development
There has been no response to the
consultation from the landowner, and
it is therefore assumed that the land is
not currently being actively promoted,
which raises concerns as to its
potential to deliver within the plan
period.
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LPP2SA 221b – Land to the south of Herne Rd

Unconstrainted assessment using density multiplier: 234 dwellings
Potential capacity: 150 dwellings
This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and
provision for various mitigation and are taken into account:
•
•

•
•

Total

The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
There are two small pockets of high risk of surface water flooding for
which mitigation may be possible surface water flood risk in the south
east corner of the site which may require mitigation.
The site is adjacent to the A605 so a buffer may be required
Landscaping along the River Nene and the adjacent PRoW would be
likely to be encouraged in any scheme design.

8
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Part C: Site visit photos

Site Photos
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Part A: Site information
Site Ref

Site Name/Address

LPP2SA 222

Land off St Christopher’s Drive

Source of Site

Parish, Local Authority

Size

•

Promoted through the call for sites

Oundle Parish, East

5.1 hectares

in the Reg 18 consultation (Jan -

Northamptonshire

March 2017).
•

The site has also been assessed in
the SHLAA 2017, and promoted
through the Oundle Neighbourhood
Plan consultation

•

Pre-application advice sought

Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
This site is within Oundle Parish and is to the south east of the Oundle settlement. There is
residential land around St. Christopher’s Drive to the west of the site, and the A605 runs along the
east of the site. Directly to the south is Prince William School and its playing fields. To the north is
a PROW running along the site boundary, of which the current access is found. Beyond this the
Nene House Industrial Park / Employment land. The site is largely flat and open, with a strong tree
line boundary along the south and east of the site.
Site Map
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Part B: Assessment
Policy

Assessment

Objective

measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to
strategic highway
network

3

1.3 Availability of
PROW

2

2.1 Proximity to key
services

6

2.2 Proximity to
secondary services

3

2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites

2

4.1 Agricultural Land
Classification
4.2 Impact on
previously developed
land
5.1 Impact on visual
landscape

-4

5.2 Site specific
landscape/townscape
impacts

0

2. Proximity to
services

3. Proximity to
employment
sites
4. Land type

5.
Environmental
protection

Score Commentary

2

4
4

-3

-2

The site is approximately 750m from a bus stop
with an hourly service
The site is approximately 760m from the A427.
The site is also adjacent to the A605, although
formal access is not available. It is possible to
access the A605 via a bridleway to the north of
the site without road access. Should access
onto the A427 be proposed or made possible,
the site would score higher.
There is a bridleway adjacent to the site which
runs along the northern side of the site. When
heading east, this bridleway crosses the A605
and continues to the fields beyond. When
heading west, it leads towards the town centre.
Impact of development on this bridleway may
require mitigation.
Oundle CofE Primary School, Cotterstock Road
(0)
Convenience foodstore (2)
Playing field/ park or public open space (2)
Health centre/ GP; (Lakeside Healthcare) (1)
Community centre (Queen Victoria Hall) (1)
The site is adjacent to Prince William School (2)
and Oundle School Sports Centre is
approximately 1.7km away (1)
The nearest recorded MBPS is 29
The site is approximately 0.5km from the town
centre boundary
The site is adjacent to an employment site >5ha

There would be a loss of >1ha of Grade 2
Agricultural Land
The site is 100% greenfield

The site is assessed as having medium
sensitivity in the RNRP Environmental
Sensitivity Consolidation Study (2009)
The site is located in the east of the town,
between the A605 and the existing edge of the
settlement. The view of the site from the A605
is visually screened by trees. There would be
minimal impact on the townscape as the site is
contained by and well connected to the existing
built form of the settlement; with residential
development to the west of the site, the
employment land to the north, the A605 to the
50

LPP2SA 222 – Land off St Christopher’s Drive

Detailed Site Assessments

5.3 Heritage
sensitivity

-1

5.4 Site specific
impacts on local
heritage assets
5.5 Impact on
biodiversity

0

5.6 Site specific
impacts on
biodiversity

-2

-2

east, and Prince William School to the south.
The site is assessed as having low sensitivity in
the RNRP Environmental Sensitivity
Consolidation Study (2009)
There are no specific heritage assets affected
by the site
The site is assessed as having medium
sensitivity in the in the RNRP Environmental
Sensitivity Consolidation Study (2009)
There are no statutory biodiversity or habitat
designations that would be impacted by the
development of the site.
There is deciduous woodland is adjacent to the
site to the north east, beyond the bridleway.
Impact on these may require mitigation.

6. Physical
problems or
limitations

5.7a Impact on open
spaces

2

5.7b Impact on
playing fields
5.8 Flood Risk
5.9 Surface Water

0

6.1 Access
infrastructure

0
-3

-3

The development of the site would not lead to a
loss of existing open space. The site may be
capable of providing a net gain in public open
space
The development of the site would not lead to
a loss of existing playing fields
The site is entirely within Flood Zone 1
There are two areas of high medium and low
flood risk in the western half of the site (closest
to the existing residential properties). The
pocket of Surface water flood risk to at the north
west of the site covers approximately 0.16ha,
and the pocket in the south west of the site
covers approximately 0.55ha.
NCC Highways comments found in the ENC
Assessment 2018 are as follows:
‘All sites in Oundle score the same, none are
strategic sites and 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.’
Detailed comments have been made by NCC
Highways in relation to this site:
• Access to the site off St Christopher’s Drive,
which is a publicly maintained highway. The
developer will need 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
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6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision
6.5 Bad neighbours

3

0

-1

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
Anglian Water have no objection to the
development of the site.
There is no treatment / remediation expected to
be required
Consultation with the landowner states that the
site is fully serviced
The site is adjacent to the A605 to the east of
the site which may require noise mitigation. The
site also neighbours the Nene Valley Business
Park to the northeast however it is not
anticipated that this will cause any bad
neighbour issues and is separated by the
bridleway.
The Oundle – Ashton Gate Terminal Pumping
Station is located within the site boundary.
Anglian Water have recommended through
their consultation response that any design
layout should consider the proximity of the foul
pumping station and allow for a distance of 15
metres from the boundary of the curtilage of the
dwellings to reduce the risk of nuisance/loss of
amenity associated with the operation of the
pumping station’.

7.

6.6 Physical
constraints /
permanent features

-1

The Oundle – Ashton Gate Terminal Pumping
Station is located within the site boundary.
Anglian Water have recommended through
their consultation response that any design
layout should consider the proximity of the foul
pumping station and allow for a distance of 15
metres from the boundary of the curtilage of the
dwellings to reduce the risk of nuisance/loss of
amenity associated with the operation of the
pumping station’.

7.1 Coalescence

0

The site is approximately 1.8km from the
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Coalescence

settlement at Polebrook, as the crow flies.
Development in this location would not risk
coalescence.
Consultation with the landowner/promoter
states that there are no abnormal costs
associated with the development of the site and
therefore the site is assumed to be capable of
delivering a policy compliant level of community
benefits
The site held by a single willing landowner and
promoted by a housebuilder

8. Community
benefits

8.1 Community
benefits

3

9. Availability /
Achievability

9.1 Availability –
Freedom from
availability
constraints
10.1 Achievability –
Market cost / delivery

5

10.
Achievability

High level
capacity
assessment

5

Consultation with the landowner/promoter
states that there are no abnormal costs
associated with the development of the site.

Unconstrainted assessment using density multiplier:151 dwellings
Potential capacity: 129
The Oundle – Ashton Gate Terminal Pumping Station is located within the site
boundary. Anglian Water have recommended through their consultation
response that any design layout should consider the proximity of the foul
pumping station and allow for a distance of 15 metres from the boundary of the
curtilage of the dwellings to reduce the risk of nuisance/loss of amenity
associated with the operation of the pumping station’. This would reduce the site
by approximately 0.07ha (which includes the footprint of the Pumping Station
plus the recommended buffer) in the north west corner of the site. This
constraint has been taken into account in the capacity assessment above.
This calculation is based on the whole site area and is a high level calculation
meant to show potential capacity for the size of the site. Actual capacity may be
significantly different once other constraint factors and provision for various
mitigation and are taken into account:
•
•

Total

The site is adjacent to the A605 to the east of the site which may require
noise mitigation and a buffer
There are two areas of high medium and low flood risk in the western half of
the site (closest to the existing residential properties) that may require
mitigation; a drainage attenuation pond would be required to mitigate against
this and would be part of the design of any scheme. (Potentially around 0.4
ha)

22

53

Detailed Site Assessments

LPP2SA 222 – Land off St Christopher’s Drive

Part C: Site visit photos

Site Photos
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Part A: Site information
Site Ref

Site Name/Address

LPP2SA 223

Land West of Cotterstock Road

Source of Site

Parish, Local Authority

Size

Previous call for sites promotion

Glapthorn Parish, East

4.7 ha

during Regulation 18 consultation

Northamptonshire

for LLP2 (January – March 2017)
SHLAA 609
Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site is within Glapthorn Parish and is to the north of the settlement of Oundle. It is adjacent
to the Oundle CE Primary School playing fields to the south, and Cotterstock Road is adjacent to
the east. The site is flat, with no structures on the site. There are strips of woodland around the
perimeter of the site to the north and west, with treed hedgerows to the south and east. It is
surrounded by undeveloped land.
Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to strategic
highway network

0

1.3 Availability of PROW

1

2.1 Proximity to key
services

7

2.2 Proximity to
secondary services

1

2.3 Internet Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification
4.2 Impact on previously
developed land
5.1 Impact on visual
landscape
5.2 Site specific
landscape/townscape
impacts

1
2

2. Proximity to
services

3. Proximity to
employment sites
4. Land type

5. Environmental
protection

Score

1

3
-2
-3
-3
-4

Commentary
The site is not within 0.8km of a bus
stop
The site is approximately 1.3km from
the A427 (when travelling via
residential streets)
The site is approximately 0.7km from
PROW 9
Oundle CofE Primary School,
Cotterstock Road (2)
Convenience foodstore (1)
Playing field/ park or public open
space (2)
Health
centre/
GP;
(Lakeside
Healthcare) (1)
Community centre (Queen Victoria
Hall) (1)
Prince William School is over 2km
away (0) and the Oundle School
Sports Centre is approximately 1.4km
away (1)
The nearest recorded MBPS is 24
The site is approximately 1.4km from
the town centre boundary
The site is approximately 1.5km from
an employment site <5ha
There would be a loss of >1ha of
Grade 3 Agricultural Land
The site is 100% greenfield
The site is assessed as having a high
sensitivity
The site is detached from the built-up
area of the settlement and
development would relate poorly to
the town. The site is adjacent to the
primary school, and the open space
that detaches the site from the
settlement is a playing field.
The site is an edge of settlement site
and would result in ribbon
development along Cotterstock Road
and extend the settlement to the
north. The site is currently well
screened by a thick tree belt that is a
rural feature of this site and their loss
would have a negative impact on the
gateway to the village. However, due
to the presence of the Electricity Unit,
in the opposite field and the
accompanying powerlines, there is a
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pre-existing urbanising effect on this
agricultural land.
5.3 Heritage sensitivity

-2

5.4 Site specific impacts
on local heritage assets
5.5 Impact on
biodiversity
5.6 Site specific impacts
on biodiversity

0
-2
-2

The site is assessed as having
medium sensitivity
The site is not likely to have any
impact on specific heritage assets
The site is assessed as having
medium sensitivity
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the
site.
There is an identified priority habit of
Lowland Calcareous Grassland that
runs along the roadside verge
adjacent to the site on the east.
At the north of the site there is a
Young tree woodland that is recorded
on the National Forest Inventory.
Impact on these may require
mitigation.

6. Physical
problems or
limitations

5.7a Impact on open
spaces

2

5.7b Impact on playing
pitches

0

5.8 Flood Risk

0

5.9 Surface Water

-1

6.1 Access infrastructure

0

The development of the site would
not lead to a loss of existing open
space. The site may be capable of
providing a net gain in public open
space
The development of the site would
not lead to a loss of existing playing
fields
The site is entirely within Flood Zone
1
There is a band of medium to low
surface water flood risk in the south
east corner of the site. In total this is
approximately 0.26ha of the site.
NCC Highways consultation
comments:
• No details of access points.
• Cotterstock Road is 60mph at this
point. Part of the site is located on
a bend.
• An extension to the 30mph speed
limit would be required with traffic
calming to achieve compliance.
• If this site and Ray’s field came
forward then the access
arrangements for both sites would
need to be considered together.
• Access appears to be achievable
subject to visibility splays being
possible.

61

Detailed Site Assessments

LPP2SA 223 – Land West of Cotterstock Rd

•

6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

6.5 Bad neighbours

-1

6.6 Physical constraints /
permanent features

0

7. Coalescence

7.1 Coalescence

-1

8. Community
benefits

8.1 Community benefits

3

9. Availability /
Achievability

9.1 Availability –
Freedom from availability
constraints

-3

10. Achieveability

10.1 Achievability –
Market cost / delivery

-3

0

Improvements to highway
network to be determined by a
Transport Assessment
No consultation response currently
available from Anglian Water
Treatment / remediation is not
expected to be required
No consultation response on utility
provision has been returned from the
landowner. The information provided
by the promoter of the adjacent site
(LPP2SA225) has been used to
score this site: The site is not fully
serviced currently but is capable of
being so… the site can be serviced
from existing utility networks in the
vicinity of the site.
The Oundle Waste Water Recycling
Centre is approximately 175m from
the site boundary and there is a risk
that odour and amenity issues could
arise leading to restrictions on the
continued use of Anglian Water's
existing water recycling infrastructure.
Mitigation against odour and amenity
may be possible subject to more
detailed assessment.
There are no major permanent
features on the site. There are
existing trees and woodland along
the site boundary most notably to the
north of the site.
The site boundary is approximately
800m from the settlement at
Glapthorn, as the crow flies. This may
create a small risk of visual
coalescence of the settlements.
No consultation response received
from the site promoter/landowner.
Given the size of the site it is likely
that the site would be able to provide
a good level of community benefits
The site was included in the SHLAA
however there has been no response
to the consultation sought from the
private landowner. This casts doubt
on the availability of the site for
development
There has been no response to the
consultation from the landowner, and
it is therefore assumed that the land
is not currently being actively
promoted, which raises concerns as
to its potential to deliver within the
plan period.
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Unconstrainted capacity: 141 dwellings
Potential capacity: 87
This calculation is based on the whole site area and is a high-level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and
provision for various mitigation and are taken into account:
•

•
•

Total

•
-5

The Oundle Waste Recycling Centre is approximately 175m from the
site boundary. An odour assessment may need to be prepared for the
above site and that the applicant will need to demonstrate that a
suitable distance can be maintained to ensure the occupiers of the
site will not be adversely affected and the on-going operation of
Oundle WRC is not prejudiced.
The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
There is a band of medium to low surface water flood risk in the south
east corner of the site which may require mitigation.
There is protected woodland around the perimeter of the site
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Part C: Site visit photos

Site Photos
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Part A: Site information
Site Ref

Site Name/Address

LPP2SA 224

Land off Stoke Doyle Road

Source of Site

Parish, Local Authority

Size

The site has been promoted by a

Oundle Parish, East

3.5 hectares

developer

Northamptonshire

Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site is within Oundle Parish and found in the south west of the town. It is adjacent to Stoke
Doyle Road, at the south of the site, and adjacent to the residential development at Warren
Bridge found to the east. At the northern boundary is the Lyveden Brook, with further residential
development beyond of this. At the south of the site, between the majority of the site and Stoke
Doyle Road, is a cemetery, with two residential properties within its grounds. The site rises
gently in gradient away from Stoke Doyle Road and falls again to the brook in the north. Land to
the west of the site is in agricultural use. The site itself is undeveloped and is not currently in
active farming use.
Site Map
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Part B: Assessment
Policy Objective

Assessment

Score

Commentary

measure
1. Transport

2. Proximity to
services

3. Proximity to
employment sites
4. Land type

5. Environmental
protection

1.1 Availability of bus
routes

3

1.2 Proximity to
strategic highway
network
1.3 Availability of
PROW
2.1 Proximity to key
services

2

The site is approximately 600m by road
from a bus stop with an hourly service
(West Street). The distance to a bus stop
could be considered to be lower, at
approximately 400m if access to the
PROW 3, adjacent to the site, could be
made accessible directly from the site in
the north. This could provide a foot
access link to the bus stop on Benefield
Road.
The site is approximately 480m from the
A427 via Warren Bridge

2

PROW 3 is adjacent to the site boundary

6

Oundle CofE Primary School, Cotterstock
Road (0)
Convenience foodstore (2)
Playing field/ park or public open space
(2)
Health centre/ GP; (Lakeside Healthcare)
(1)
Community centre (Queen Victoria Hall)
(1)

2.2 Proximity to
secondary services

3

2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites
4.1 Agricultural Land
Classification
4.2 Impact on
previously developed
land
5.1 Impact on visual
landscape

3

The site is within 2km of Prince William
School (1) and the Oundle School Sports
Centre is approximately 0.8km away (2)
The nearest recorded MBPS is 57

5.2 Site specific
landscape/townscape
impacts

4
3
-2
-3

-3

-2

The site is approximately 0.6km from the
town centre boundary
The site is approximately 0.7km from an
employment site <5ha
There is a loss of >1ha of Grade 3
Agricultural Land
The site is 100% greenfield

The site is assessed as having a high
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
This site is on the western boundary of
Oundle and is clearly visible from Stoke
Doyle Road. This current entrance to the
village takes its character predominantly
from the cemetery and associated chapel
buildings (now residential), the
conservation area immediately beyond
and the agricultural fields to the north
and south. However the site links well
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6. Physical
problems or
limitations

5.3 Heritage
sensitivity

-2

5.4 Site specific
impacts on local
heritage assets
5.5 Impact on
biodiversity

0

-2

5.6 Site specific
impacts on
biodiversity

0

5.7a Impact on open
spaces

2

5.7b Impact on
playing fields
5.8 Flood Risk

0

5.9 Surface Water

0

6.1 Access
infrastructure

0

0

with the existing development, with
residential areas to the north and to the
east and may positively consolidate the
built form on this western point.
The site is assessed as having medium
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
The site is not within the setting of any
registered heritage assets
The site is assessed as having medium
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the site,
and there are no other biodiversity
designations recorded on or adjacent to
the site.
The site is adjacent to a cemetery that is
rated as ‘high quality’ in the KKP
assessment. There could be opportunity
to enhance the cemetery and/or provide
public open space within the
development of the site.
The development of the site would not
lead to a loss of an existing playing field.
The northern boundary is in Flood Zone
3 however this does not significantly
affect the site. The majority of the site is
in Flood Zone 1.
There is a low to medium risk of surface
water flooding along the very northern
boundary of the site. This is unlikely to
significantly effect the sites ability to
deliver housing.
NCC Highways comments in the ENC
Assessment 2018 are as follows:
‘All sites in Oundle score the same, none
are strategic sites and 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.’
Detailed comments have been made by
NCC Highways in relation to this site:
•Subject to further investigation, a safe
access off Stoke Doyle road should be
achievable as there is good visibility in
the location
•There is very poor pedestrian provision
along Stoke Doyle Road with no footway
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6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

6.5 Bad neighbours

0

0

7. Coalescence

6.6 Physical
constraints /
permanent features
7.1 Coalescence

8. Community
benefits

8.1 Community
benefits

3

9. Availability

9.1 Availability –
Freedom from
availability
constraints

-3

0

0

on the Lyveden Brook bridge and a very
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 will be required to
assess the impact of the development on
the local highway network
Anglian Water have no objection to the
development of the site
There is no treatment / remediation
expected to be required
The site is in multiple ownership. The
landowner/ promoter of the very east of
the site has responded to the
consultation and states that the site is
not fully serviced, but is capable of being
so. It is assumed that this also applies
across the whole site.
There are no bad neighbour constraints.
Note that the site is adjacent to a
cemetery.
There are no apparent physical
constraints.
The development of the site would not
materially impact on coalescence as it is
within the outer reach of the existing
settlement of Oundle.
Given the size of the site it is likely that
the site would be able to provide a good
level of community benefits, in particular
there may be opportunities for
enhancement of the adjacent cemetery.
The site is in multiple ownership. One
land owner has responded to the
consultation as willing. The land owner of
the majority of the site has not
responded to the consultation and
therefore the availability of this part of the
site is uncertain.
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10. Achievability

10.1 Achievability –
Market cost / delivery

High level yield
assessment

Unconstrainted assessment using density multiplier:105 dwellings
Potential capacity: 99 dwellings

-3

One landowner has responded to the
consultation to suggest achievability. The
landowner of the majority of the site has
not responded to the consultation and
therefore it is assumed that the land is
not currently being actively promoted,
which raises concerns as to it the whole
site’s potential to deliver within the plan
period. .

This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and
provision for various mitigation and are taken into account:

Total

0.2 ha of the site is in flood zone 3 and this has been removed from the
developable area for the density calculation as a known constraint.
12
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Part C: Site visit photos

Site Photos
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LPP2SA 225 - Land East of Cotterstock Road / North of St Peter’s Road

Part A: Site information
Site Ref

Site Name/Address

LPP2SA 225

Land East of Cotterstock Road / North of St Peter’s Road

Source of Site

Parish, Local Authority

Size

•

Promoted through the call for sites

Oundle Parish, East

5.1 hectares

in the Reg 18 consultation (Jan -

Northamptonshire

March 2017)
•

The site has also been assessed in
the SHLAA 2017 and promoted
through the Oundle Neighbourhood
Plan consultation.

•

Pre-application

Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site spans the Oundle and Glapthorn Parish boundary, east of Cotterstock Road and north
of St Peter's Road. The site is largely set back from these roads behind existing residential
properties south of the site, and a row of semi-detached houses along Cotterstock Road. The
site is in agricultural use. Beyond the site boundary to the east is the River Nene, and to the
north, across an adjoining agricultural field, is the Oundle Waste Water Treatment Works. The
Oundle CE Primary School is to the west of the site across Cotterstock Road.
Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to
strategic highway
network
1.3 Availability of
PROW

3

2.1 Proximity to key
services

7

2.2 Proximity to
secondary services

1

2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites

1

4.1 Agricultural Land
Classification

-2

4.2 Impact on
previously developed
land
5.1 Impact on visual
landscape

-3

5.2 Site specific
landscape/townscape
impacts

-2

2. Proximity to
services

3. Proximity to
employment
sites
4. Land type

5. Environmental
protection

Score Commentary

3

2

2
3

-3

The site is approximately 580m from a
bus stop with an hourly service
The site is approximately 750m from the
A427
PROW 9 is at the east of the field in
which the promoted site is located, and
access to the PROW is also available
from St Peter’s Road adjacent to the site
Oundle CofE Primary School, Cotterstock
Road (2)
Convenience foodstore (1)
Playing field/ park or public open space
(2)
Health centre/ GP; (Lakeside Healthcare)
(1)
Community centre (Queen Victoria Hall)
(1)
Prince William School is over 2km away
(0) and Oundle School Sports Centre is
approximately 1.4km away (1)
The nearest recorded MBPS is 24
The site is approximately 1.3km from the
town centre boundary
The site is approximately 1.3km from an
employment site <5ha
The DEFRA Agricultural Land
Classification on this land is ‘urban’.
However, this only provides a very broad
assessment and a detailed site visit
confirmed that the land is agricultural
land and is therefore more likely to result
in the loss of >1ha of Grade 3
Agricultural Land.
The site is 100% greenfield

The site is assessed as having a high
sensitivity in the RNRP Environmental
Sensitivity Consolidation Study (2009)
The site is an edge of settlement site
and would extend the built form of the
settlement along Cotterstock Road to the
north. However the site links well to the
adjacent residential development to the
south, and due to the presence of the
Electricity Unit, in the adjacent field and
the accompanying powerlines, there is a
pre-existing urbanising effect on this
agricultural land.
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5.3 Heritage sensitivity

-2

5.4 Site specific
impacts on local
heritage assets
5.5 Impact on
biodiversity

0

5.6 Site specific
impacts on biodiversity

6. Physical
problems or
limitations

-2

-2

5.7a Impact on open
spaces

2

5.7b Impact on playing
fields
5.8 Flood Risk
5.9 Surface Water

0

6.1 Access
infrastructure

-3

0
0

The site is assessed as having medium
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
The site is not within the setting of any
heritage assets
The site is assessed as having medium
sensitivity in the RNRP Environmental
Sensitivity Consolidation study (2009)
There are no designated biodiversity or
habit sites that would be affected by the
development of the site.
There is a designated semi natural green
space (Occupation Road) that is less
than 100m from the site and identified
Priority habitat inventory' of coastal and
floodplain grazing marsh (magic) to the
south of the site, separated from the site
by approximately 70m.
The development of the site would not
lead to a loss of existing open space.
The site may be capable of providing a
net gain in public open space.
The development of the site would not
lead to a loss of existing playing fields
The site is entirely within Flood Zone 1
There is low surface water flood risk on
the northern boundary of the site, and is
not considered to be a constraint on the
site. Overall the site has a very low
chance of flooding from surface water.
NCC Highways consultation comments:
•The main proposed access point is off
Cotterstock Road which at this point is
located on an existing bend which
reduces visibility. Furthermore, the
speed limit is 60 mph fronting the site
and this would need to be reviewed and
reduced with suitable traffic calming/
gateway measures. Further investigation
is required regarding the mitigation to
accommodate an access point here.
•Welcome the proposed access off St
Peter’s Road which subject to further
investigation would be desirable for
vehicles and pedestrians to provide 2
points of access
•There is very poor pedestrian provision
along Cotterstock Road with no footway
and the existing footway on the eastern
side of Cotterstock Road will need to be
extended from the existing zebra
crossing to the site. A controlled crossing
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6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

6.5 Bad neighbours

-1

6.6 Physical constraints
/ permanent features

-1

7. Coalescence

7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

3

0

point (signalised or zebra) will need to be
provided to allow safe access across
Cottterstock Road to the primary school
• There is no streetlighting beyond that
adjacent to the school pedestrian access
point
• A transport assessment is required to
assess the impact of the development on
the local highway network
No comments in relation to this available
from Anglian Water for this site
There is no treatment / remediation
expected to be required
The consultation response from the
promoter of the site states that the site is
not fully serviced currently but is capable
of being so. Gladman has undertaken a
utility assessment and has identified that
the site can be serviced from existing
utility networks in the vicinity of the site.
The Oundle Waste Water Recycling
Centre is approximately 95m from the site
boundary and there is a risk that odour
and amenity issues could arise leading to
restrictions on the continued use of
Anglian Water's existing water recycling
infrastructure. Mitigation against odour
and amenity may be possible, however
Anglian Water have pointed out that this
development
would
result
in
encroachment on these receptors.
The site has an existing foul sewer in
Anglian Water’s ownership located within
the boundary of the site and the layout of
development will need to take account of
this. The site is within 95m of the Oundle
Water Recycling Centre and structural
landscaping mitigation will be required.
This assessment has been based on the
consultation advice from Anglian Water.
The site is approximately 1.23km from
the settlement at Cotterstock, and 1.1km
from the settlement at Glapthorn, as the
crow flies. Development at this site
would not therefore significantly
contribute to the risk of coalescence of
the settlements as a significant buffer
would be maintained post development.
The consultation response from the site
promoters has not identified any
abnormal constraints, and the site is
expected to be capable of delivering a
policy compliant level of community
benefits.
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9. Availability /
Achievability
10.
Achieveability

High level
capacity
assessment

LPP2SA 225 - Land East of Cotterstock Road / North of St Peter’s Road

9.1 Availability –
Freedom from
availability constraints
10.1 Achievability –
Market cost / delivery

5

5

The site is under single ownership with a
legal promotion agreement with
Gladman Land
The consultation response from the site
promoter states that no abnormal costs
have been identified through the
technical assessments relating to the
development of the site.

Unconstrainted capacity: 153 dwellings
This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and provision
for various mitigation and are taken into account:
Anglian Water have provided a consultation response for this site which
states the following mitigation measures that will be required of the site:
•

•

Total

The Oundle Water Recycling Centre is less than 100m from the site. An
odour assessment will need to be prepared for the above site and that
the applicant will need to demonstrate that a suitable distance can be
maintained to ensure the occupiers of the site will not be adversely
affected and the on-going operation of Oundle WRC is not prejudiced.
There is an existing foul sewer in Anglian Water’s ownership located
within the boundary of the allocation site and the site layout should be
designed to take this account in order to safeguard of suitable access for
the maintenance of foul drainage infrastructure. The location and extend
of this sewer is unknown, and therefore cannot be calculated for at this
stage in the capacity assessment

17

78

Detailed Site Assessments

LPP2SA 225 - Land East of Cotterstock Road / North of St Peter’s Road

Part C: Site visit photos

Site Photos
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Part A: Site information
Site Ref

Site Name/Address

LPP2SA 241

Land south of Benefield Road / Wakerley Close

Source of Site

Parish, Local Authority

Size

Previous call for sites promotion

Oundle Parish, East

5.6 hectares

during Regulation 18 consultation

Northamptonshire

for LLP2 (January – March 2017)
Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site is within Oundle Parish, located to the west of the Oundle settlement, south of
Benefield Road. The southern boundary follows the Lyveden Brook. It is adjacent to and wraps
around Wakerley Close and the development along Lytham Park. The land is agricultural and
bordered by hedges. The land slopes away from Benefield Road down to the brook, and a
PROW runs up the eastern side of the site adjacent to the existing residential development.
Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes

4

1.2 Proximity to
strategic highway
network
1.3 Availability of
PROW
2.1 Proximity to key
services

4

The site is approximately 280m from a
bus stop with an hourly service, via both
a PROW accessed within the site, and a
similar distance via Benefield Road
The site is accessed off the A427

2

PROW 3 is within the site boundary

5

Oundle CofE Primary School, Cotterstock
Road (1)
Convenience foodstore (1)
Playing field/ park or public open space (1)
Health centre/ GP; (Lakeside Healthcare)
(1)
Community centre (Queen Victoria Hall)
(1)

2.2 Proximity to
secondary services
2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites

1

The site is less than 2km from Prince
William School
The nearest recorded MBPS is 3

4.1 Agricultural Land
Classification
4.2 Impact on
previously developed
land
5.1 Impact on visual
landscape

-2

5.2 Site specific
landscape/townscape
impacts

-4

2. Proximity to
services

3. Proximity to
employment
sites
4. Land type

5.
Environmental
protection

5.3 Heritage sensitivity

Score Commentary

3
2
3

-3

-3

-2

The site is approximately 1km from the
town centre boundary
The site is approximately 1km from an
employment site <5ha
There would be a loss of >1ha of Grade 3
Agricultural Land
The site is 100% greenfield

The site is not assessed in the RNRP
Environmental Sensitivity Consolidation
study (2009). The assessment of the
adjacent sites (LPP2SA220 and
LPP2SA224) have been applied to score
this site as having high sensitivity
The site is an edge of settlement site and
development would extend the settlement
significantly along Benefield Road to the
west into open countryside.
The site slopes downhill away from
Benefield Road. At this point on Benefield
Road, the gateway to the town is largely
characterised by the newer built
properties, and surrounded by open
countryside.
The site is not assessed in the RNRP
Environmental Sensitivity Consolidation
study (2009). The assessment of the
adjacent sites (LPP2SA220 and
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5.4 Site specific
impacts on local
heritage assets
5.5 Impact on
biodiversity

6. Physical
problems or
limitations

0

-2

5.6 Site specific
impacts on biodiversity

0

5.7a Impact on open
spaces

2

5.7b Impact on playing
pitches
5.8 Flood Risk

0

5.9 Surface Water

-1

6.1 Access
infrastructure

0

6.2 Drainage
infrastructure
6.3 Ground condition

0

6.4 Ease of utility
provision

1

0

0

LPP2SA224) have been applied to score
this site as having medium sensitivity.
The site is not within the setting of any
heritage assets
The site is not assessed in the RNRP
Environmental Sensitivity Consolidation
study (2009). The assessment of the
adjacent sites (LPP2SA220 and
LPP2SA224) have been applied to score
this site as having medium sensitivity.
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the site,
and there are no other biodiversity
designations recorded on or adjacent to
the site.
The development of the site would not
lead to a loss of existing open space. The
site may be capable of providing a net
gain in public open space.
The development of the site would not
lead to a loss of existing playing pitches
The southern boundary is in Flood Zone
3 however this does not significantly
affect the developable site assessment.
The site is therefore considered to be
within Flood Zone 1
There is a low to medium risk of surface
water flooding along the southern
boundary of the site which may require
mitigation
NCC Highways consultation comments:
• No detail on access point provided.
• This section of road is currently
60mph – an extension to the 30mph
would be required with traffic calming
to achieve compliance
• There is a very narrow footway on
Benefield Road, this would need
upgrading to accommodate
pedestrians and cycle links would
need to be provided.
• Access should be achievable on
Benefield Road subject to visibility
splays etc.
• If Land north of Benefield Road also
came forward then the access
arrangements should be considered
together.
No consultation response currently
available from Anglian Water
Treatment / remediation is not expected
to be required
No consultation response received from
the landowner/promoter. Scoring for this
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site has been based on the information
provided for neighbouring site
LPP2SA220: The site is not fully serviced
currently but is capable of being so.
Services are available immediately
adjoining the site on Benefield Road
There are no bad neighbour constraints
There are no major constraints on the
site. The site slopes gently down toward
the watercourse at the south of the site
The site is approximately 1.73km from
the settlement at Glapthorn, and does not
contribute towards settlement
coalescence.
The site is free from abnormal constraints
and is therefore in principle expected to
be capable of providing a policy
compliant level of community benefits.
The site was promoted in the ENC Call
for Sites (2017) however there has been
no response to the recent consultation
from the landowner/promoter. This casts
some doubt on the availability of the site
for development.

0
0

7. Coalescence

6.5 Bad neighbours
6.6 Physical
constraints / permanent
features
7.1 Coalescence

8. Community
benefits

8.1 Community
benefits

2

9. Availability /
Achievability

9.1 Availability –
Freedom from
availability constraints

-3

10. Achievability

10.1 Achievability –
Market cost / delivery

-3

High level
capacity
assessment

Unconstrained assessment using density multiplier: 168 dwellings
Potential capacity: 144

0

There has been no response to the
consultation from the
landowner/promoter, and it is therefore
assumed that the land is not currently
being actively promoted, which raises
concerns as to its potential to deliver
within the plan period.

This calculation is based on the whole site area and is a high level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and provision
for various mitigation and are taken into account:
•
•
Total

The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.
These is a small amount of land in Flood Zone 3 at the south of the
site which would be unlikely to be developable.

6
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Part C: Site visit photos

Site Photos
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LPP2SA 250 - Dairy Farm, Stoke Hill

Part A: Site information
Site Ref

Site Name/Address

LPP2SA 250

Dairy Farm, Stoke Hill

Source of Site

Parish, Local Authority

Size

Call for sites

Oundle Parish, East

0.7 hectares

Northamptonshire
Site assessment

Settlement hierarchy

Site visit date

Residential

Market Town

03/04/2019

Description of the Site
The site is within Oundle Parish, at the southern end of the town. It lies south of Stoke Doyle
Road, with agricultural land to the west and south, and with residential / Oundle School property
to the east of the site. To the north is residential development, with older dwellings adjacent to
the site along Stoke Doyle Road in the Conservation Area, a number of which are listed. The site
can be described as a farm with a yard and a number of barns, some of which are in a poor
condition, including a Grade II listed building.
Site Map
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Part B: Assessment
Policy Objective

Assessment measure

1. Transport

1.1 Availability of bus
routes
1.2 Proximity to
strategic highway
network
1.3 Availability of
PROW
2.1 Proximity to key
services

4

2.2 Proximity to
secondary services
2.3 Internet
Connectivity
2.4 Proximity to town
centres
3.1 Access to defined
Employment Sites

1

4.1 Agricultural Land
Classification

-1

4.2 Impact on
previously developed
land

-3

5.1 Impact on visual
landscape

-3

2. Proximity to
services

3. Proximity to
employment
sites
4. Land type

5. Environmental
protection

Score Commentary

4

1
8

3
6
4

The site is approximately 200m from a
bus stop with an hourly service.
The site is approximately 130m from the
A427
The site is approximately 470m from
PROW 3
Oundle
CofE
Primary
School,
Cotterstock Road (1)
Convenience foodstore (2)
Playing field/ park or public open space
(1)
Health centre/ GP; (Lakeside Healthcare)
(2)
Community centre (Queen Victoria Hall)
(2)
The site is within 2km of Prince William
School
The nearest recorded MBPS is 43
The site is approximately 0.3km from the
town centre boundary
The site is approximately 0.7km from an
employment site >5ha
The land is classified as urban.
However, the DEFRA maps are very
broad and detailed site assessment
suggests there would be a small loss of
<1 ha of Grade 3-5 agricultural land
associated with the farm buildings.
Approximately 50%+ of the land has
existing development, with a number of
farm barns and agricultural buildings,
and a yard. According the NPPF
definition, agricultural buildings do not
constitute PDL and therefore the site
must be considered to be 100%
greenfield The residential properties and
garden at the northeast of the site do not
form part of the promoted site.
The site is not assessed in in the RNRP
Environmental Sensitivity Consolidation
Study (2009). A mean score (mode)
from the sites assessed by the RNRP in
Oundle has been applied for the scoring
of this site, which suggests a high
sensitivity score. This scoring could be
subject to change should a detailed
sensitivity study of the site be
undertaken.
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5.2 Site specific
landscape/townscape
impacts

-2

5.3 Heritage sensitivity

-3

5.4 Site specific
impacts on local
heritage assets

-2

5.5 Impact on
biodiversity

-2

The site forms the edge of the
settlement to the south and can be
clearly seen when entering the village
from Stoke Doyle Road across open
fields. The farm is rural in character, and
softens the edge of the built form of the
town. There are a number of listed
buildings on the site and into the town,
plus the site is within the Oundle
Conservation Area and insensitive
development would be likely to have a
significant impact on the value of the
character at this gateway point.
However, the condition and state of
repair of the barns currently detracts
from the visual impression and this
gateway could be enhanced through
very sensitive redevelopment, and is
located within the built form of the town
with residential development opposite
the site
The site is not assessed in in the RNRP
Environmental Sensitivity Consolidation
study (2009). A mean score (mode) from
the sites assessed by the RNRP in
Oundle would suggest a medium
sensitivity score, but given the location
of the site within the Conservation Area
and with a listed building on the site, it
has been assessed as high. This
scoring could be subject to change
should a detailed sensitivity study of the
site be undertaken.
There is one Grade II listed building on
the site itself (Dovecote at Dairy Farm,
list entry 1380221) and a number of
other Grade II listed buildings on Stoke
Hill, one being directly adjacent to the
site boundary (5 and 6 Stoke Hill). The
northern half of the site is within the
Oundle Conservation Area. Whilst
residential development on the site may
impact upon the setting of the listed
buildings, the redevelopment of the site
could provide the opportunity to
renovate the listed buildings on the site
that are in currently in a poor state of
repair.
The site is not assessed in in the RNRP
Environmental Sensitivity Consolidation
study (2009). A mean score (mode) from
the sites assessed by the RNRP in
Oundle has been applied for the scoring
of this site, which suggests a medium
sensitivity score. This scoring could be
subject to change should a detailed
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6. Physical
problems or
limitations

LPP2SA 250 - Dairy Farm, Stoke Hill

5.6 Site specific
impacts on biodiversity

0

5.7a Impact on open
spaces

0

5.7b Impact on open
spaces
5.8 Flood Risk

0
-10

5.9 Surface Water

0

6.1 Access
infrastructure

0

6.2 Drainage
infrastructure
6.3 Ground condition

0
-3

6.4 Ease of utility
provision

1

6.5 Bad neighbours

0

6.6 Physical constraints
/ permanent features

-1

sensitivity study of the site be
undertaken.
There are no statutory biodiversity or
habitat designations that would be
impacted by the development of the site,
and there are no other biodiversity
designations recorded on or adjacent to
the site.
The development of the site would not
lead to a loss of existing open space.
The site may be capable of providing a
net gain in public open space however
due to the size of the site this is not
expected to be considerable.
The development of the site would not
lead to a loss of existing playing pitches.
The southern half of the site is in the
flood zone. Between 25% and 50% of
the site is in Flood Zone 3. It is
unspecified as to whether this is flood
zone 3a or 3b.
There is very low surface water flood
risk on the site
NCC Highways consultation comments:
• There is an existing access to the
farm from Stoke Hill road. Minor
amendment to this would be
required.
• Is within close walking and cycling
distance of the town centre
• Within 400m of bus stops served by
X4
No consultation response currently
available from Anglian Water
The site is occupied by agricultural
buildings. The consultation response
from the landowner/promoter did not
state that there are any ground condition
constraints. However ENC
Environmental Protection consultation
states that there treatment / remediation
is expected to be required
The landowner/site promoter response
states that the site is not fully serviced
currently but is capable of being so.
There are no bad neighbour constraints.
The site is adjacent to Oundle School
buildings.
There are a two listed buildings poor
state of repair that would require
significant work. Development of this site
would be an opportunity to enable this.
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7. Coalescence

7.1 Coalescence

0

8. Community
benefits

8.1 Community benefits

-3

9. Availability /
Achievability

9.1 Availability –
Freedom from
availability constraints
10.1 Achievability –
Market cost / delivery

5

10. Achievability

High level
capacity
assessment

3

The site does not risk coalescence as it
in within the existing boundary of the
built up area of Oundle.
Due to the size, and viability issues
around redevelopment of Grade II listed
building and the flood risk extent, the
sites ability to provide extensive
community benefits may be limited.
The site is in single ownership and held
by a willing landowner.
The site has a listed building on the site,
and flood risk issues that would require
mitigation and therefore will be costs
associated with redevelopment of these,
but nevertheless the site is considered
viable and capable of development.

Unconstrainted assessment: 21 dwellings
Potential capacity: 5 dwellings
This calculation is based on the whole site area and is a high-level
calculation meant to show potential capacity for the size of the site. Actual
capacity may be significantly different once constraint factors and provision
for various mitigation and are taken into account:
•
•
•

Approximately half of the site is within flood zone 2 or 3 which would
require mitigation.
There is a Grade II listed building on the site which would require
renovation and sensitive consideration and may affect the residual
developable area and layout.
The presence of any drains or sewers on the site are unknown, and
consultation with Anglian Water should be sought.

The result of mitigation required, and the site’s constraints may result in a
site capacity of approximately 5 dwellings.
A significant amount of the site is in flood zones 2 and 3. Development on
this land is unlikely as a sequential test on flooding would be applied and it
is unlikely that this site would pass the exception test, as sequentially
preferable sites are available elsewhere in the Parish.

Total

Of the developable area remaining, the layout of any scheme would need
to be sensitive to the setting of the listed building and the conservation area
in which it is located. Therefore, the existing barns would be suitable for
sensitive conversion, in preference to their demolition and rebuild of a
dense scheme. The resulting number of dwellings feasible on the scheme
is approximately 5, and this is likely to be more suitable as a windfall
housing development than a housing allocation in the local plan.
7
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Part C: Site visit photos

Site Photos
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Appendix E
Consultation Form sent to landowners/agents

SITE ASSESSMENT QUESTIONNAIRE
Site Address …………………………………..
Reference ………………………………………

Availability
1. Please confirm how many landowners are party to the site being promoted
………………………………………………………………………………………………………………

2. If in multiple ownership (i.e. more than one landowner), do all parties agree to the
development of the land?
………………………………………………………………………………………………………………

3. To the best of your knowledge are there any legal restrictions that may affect the
ability of the site to come forward for development in the future (e.g. restrictive
covenants, ransom strips etc). If so, please provide details below.
………………………………………………………………………………………………………………
………………………………………………………………………………………………………………
………………………………………………………………………………………………………………

4. Who is the site being promoted by at this stage (please give details below)?
Landowner
Land Promoter
Developer/Housebuilder
Other (please specify below)
………………………………………………………………………………………………

Achievability

5. If the site is not being promoted by a housebuilder/developer at this stage, has there
been any contact or interest from with a party who is capable of building on the site?
(if so, provide details below)
………………………………………………………………………………………………………………
………………………………………………………………………………………………………………
………………………………………………………………………………………………………………

6. How soon do you anticipate that development could come forward on site (i.e.
commencement of building)

0-5 years
years

6-10

years

11-15

7. To what extent is the site serviced by key utilities (Electricity, Gas, Water, Sewage
Infrastructure and Broadband) Please tick the most relevant box and provide further
details below as appropriate.
o

Fully serviced

o

Not fully serviced currently but capable of being so

o

Only certain services available

o

Don’t know

………………………………………………………………………………………………………………
………………………………………………………………………………………………………………
………………………………………………………………………………………………………………

8. Are there any abnormal costs likely to be associated with the development of the site
that need to be taken into account? (e.g. contamination issues, significant highway
works, flood mitigation etc.) If so, please provide details below.
………………………………………………………………………………………………………………
………………………………………………………………………………………………………………

………………………………………………………………………………………………………………

9. If there is any other information you feel is relevant to the availability and
achievability of the site please give details below.
…………………………………………………………………………………………………………
…………………………………………………………………………………………………………
…………………………………………………………………………………………………………
Thank you for taking the time to complete this questionnaire.

Appendix F
Letter to Oundle Town Council

Ref: AP/N5199
Date: 5th April 2019

Clerk – Oundle Town Council
Fletton House,
Fletton Way,
Glapthorn Road,
Oundle,
Peterborough,
PE8 4JA
Also sent via email to admin@oundle.gov.uk
Dear
Re: East Northants Local Plan Part 2 – Oundle Site Assessments
I write to notify the Town Council that DLP Planning Ltd (“DLP”) has been appointed by East
Northamptonshire Council (“ENC”) to undertake a robust and independent re-assessment of
potential development sites in and around Oundle as part of the ongoing Local Plan Part 2
preparation process.
We have been provided with the representations made by the Town Council at Regulation 18 stage
on the initial Site Assessment Report produced and published by ENC in December 2018. We will
also be taking account of representations made by other third parties, including site promoters.
I wish to assure you at this juncture that our role is to undertake a critical review of site assessment
methodology and an objective re-assessment of the 11 sites shortlisted for consideration by ENC.
We intend to draw on our extensive experience of undertaking similar assessments elsewhere.
The intention is that this work will be published as part of the evidence base by early June 2019, in
advance of the pre-submission draft consultation for the Local Plan.
Should the Town Council have any particular queries at this stage, please do not to hesitate to
contact me and if necessary, we would be happy to meet with members on an informal basis.

Director

Appendix G
Letter to Glapthorn Parish Council

Clerk to Glapthorn Parish Council
30 Lytham Park, Oundle
Northamptonshire
PE8 4FB
Also sent via email to parish.clerk@glapthorn.org.uk

Dear Mr Tresadern
Re: East Northants Local Plan Part 2 – Oundle Site Assessments
I write to notify the Parish Council that DLP Planning Ltd (“DLP”) has been appointed by East
Northamptonshire Council (“ENC”) to undertake a robust and independent re-assessment of
potential development sites in and around Oundle as part of the ongoing Local Plan Part 2
preparation process.
We have been provided with the representations made by the Parish Council at Regulation 18 stage
on the initial Site Assessment Report produced and published by ENC in December 2018. We will
also be taking account of representations made by other third parties, including site promoters.
I wish to assure you at this juncture that our role is to undertake a critical review of site assessment
methodology and an objective re-assessment of the 11 sites shortlisted for consideration by ENC.
We intend to draw on our extensive experience of undertaking similar assessments elsewhere.
The intention is that this work will be published as part of the evidence base by early June 2019, in
advance of the pre-submission draft consultation for the Local Plan.
Should you have any further queries at this stage, please do not hesitate to contact me.

Oundle Site Assessments N5199
On behalf of East Northamptonshire Council
July 2019
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