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1. Introduction 

1.1 Wollaston Parish Council has appointed a Steering Group to prepare a 
Neighbourhood Plan (the Plan) for an area which largely accords with the Parish 
boundary (see Fig 1, below). The Plan will provide for development within Wollaston 
between 2011 and 2031, including the allocation of land for housing and, if 
appropriate, land for employment.  

 
1.2 This background paper provides a transparent and objective methodology to ensure 

that the assessment of potential sites is undertaken on a consistent basis. It describes 
the process used to identify possible sites for inclusion in the Plan together with the 
selection criteria and an assessment of each site against the criteria.   In addition, it 
includes a conclusion as to which sites should be allocated in the Draft Plan.  
 

 
Fig 1 – Wollaston Neighbourhood Area 

 

2. Background 

2.1 Government policy states that neighbourhood plans should positively support the 
strategic policies for the area and should not promote less development than is 
required by the Local Plan. For the Borough of Wellingborough the planning strategy 
is essentially set out in the North Northamptonshire Core Spatial Strategy (CSS), 
which forms part of the Local Plan and addresses the period up to 2021. The CSS 
directs the greatest share of new development to the town of Wellingborough. In the 
rural area development should be restrained and led by locally identified needs.  

 
2.2 A review of the CSS (the North Northamptonshire Joint Core Strategy) is now in 

progress to plan for the period up to 2031. To support the preparation of 
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neighbourhood plans in advance of the adoption of the Joint Core Strategy the 
Borough Council and North Northamptonshire Joint Planning Unit have prepared an 
interim report on housing needs for the largest villages in the Borough1. The report 
concludes that 160 new homes should be provided in Wollaston between 2011 and 
2031.  

 
2.3 A Pre-Submission version of the Joint Core Strategy will be published for public 

consultation early in 2015. This seeks to maintain the strategy of urban orientated 
growth and rural restraint and includes a housing requirement for 160 dwellings in 
Wollaston between 2011 and 2031. It further indicates that, other than in respect of 
small scale infilling and rural exceptions schemes, growth in excess of the identified 
requirement will only be permitted where tested and supported through either the 
Neighbourhood Plan or a Local Plan. However, consultation with the local 
community undertaken during preparation of the Neighbourhood Plan has indicated 
that there is considerable concern about the potential impact that development could 
have on the character of Wollaston and the capacity of its already stretched 
infrastructure. A majority of respondents to the questionnaire issued by the Steering 
Group in 2013 (see paragraph 2.5, below) concluded that the Plan should provide for 
the minimum amount of housing required. 

 
2.4 In February 2013 land owners/agents were asked to complete a pro-forma to express 

interest in putting forward land in and around Wollaston for possible allocation in 
the Plan. Positive responses were received in respect of 10 sites promoted at that time 
for either housing, employment or a combination of both housing and employment. 

 
2.5 A draft background paper which assessed the sustainability of the sites was prepared 

together with a questionnaire delivered to every household in the Plan area. The 
questionnaire2, issued in November 2013, sought views on a number of issues 
identified in earlier consultation and included a summary of the draft background 
paper with the full document made available on the Parish Council’s website and at 
Wollaston library. It also invited owners to contact the Steering Group where they 
owned land not included in the draft background paper that ought to be considered 
for allocation in the Plan. 

 
2.6 The draft background paper did not attempt to draw conclusions as to which sites 

should be included in the Plan. The questionnaire, however, specifically asked people 
whether they thought that all of the key issues had been identified for each site and 
to rank, in order of preference, those most suitable for housing and employment. The 
draft background paper was also issued to site promoters and land owners, 
infrastructure providers and other bodies to provide them with an opportunity to 
comment on the accuracy of the assessments and to provide additional information 
in order to enhance the robustness of the document.  

 
2.7 In total 299 questionnaires were returned (~20%) together with responses from the 

land owners, infrastructure providers and other bodies listed below.  
 

                                                   
1 Borough Council of Wellingborough (2014) - Rural Housing Targets for Wellingborough’s Principal Villages. 
2 Wollaston Neighbourhood Plan Questionnaire (2013) 
wollastonparishcouncil.gov.uk/Wollaston_neighbourhood_plan/Wollaston_Neighbourhood_Plan_documents.aspx 
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Draft background paper - list of respondents  
Site Promoter Infrastructure Providers Other bodies 
Duchy of Lancaster Anglian Water Natural England 

Scott Bader Highway Authority Environment Agency 
Anglian Water Western Power English Heritage 
  Borough Council of Wellingborough 
  Nene Valley NIA 
  Northamptonshire County Council: 

Minerals local planning authority; and 
Archaeology 

  Wildlife Trust 

 
2.8 A summary of the comments received and the response of the Steering Group to 

those comments are included in Appendix 4. 

3. The assessment of sites  

3.1 Government planning policy, contained in the National Planning Policy Framework, 
emphasises that the purpose of planning is to help to achieve sustainable development. 
This requires an approach that aims to balance different and often competing needs 
against an awareness of the environmental, social and economic limitations we face as 
a society. A matrix (see Appendix 2) has been developed to enable the sustainability of 
sites to be compared. The sustainability appraisal framework developed for the review 
of the North Northamptonshire Core Spatial Strategy has been used as a starting point 
and amended, where appropriate, to take account of key issues relevant to the 
Neighbourhood Area.  

 
3.2 The sustainability objectives form the basis of the matrix which also includes more 

detailed decision making criteria to enable the constraints and positive attributes of 
each site to be compared. In determining appropriate criteria to use, the background 
paper has drawn on earlier work by the Borough Council3 whilst information used in 
the assessment has been gathered from a range of sources including: 
• mapping constraints data published by public sector bodies including the Borough 

Council, Northamptonshire County Council, the North Northamptonshire Joint 
Planning Unit, the Environment Agency and Natural England; 

• data collected by the Neighbourhood Plan Steering Group related to the location 
of services and facilities;  

• information provided by site promoters;  and  
• site visits.   
 

 3.3 The assessment uses a ‘traffic light’ system to indicate how well sites perform against 
the sustainability criteria listed in the matrix in Appendix 2. The traffic light system 
has been used in preference to a numerical scoring system as the latter would imply 
that different indicators  are directly comparable and that the scores can simply be 
added together to give a total which determines the best options. Decisions about 
which sites to include in a plan are, however, a matter of judgement and the traffic 
light system therefore identifies where potential conformity and conflicts arise and 

                                                   
3 Wellingborough Rural Housing Allocation Methodology and Site Selection (2010) Borough Council of Wellingborough –  
http://www.wellingborough.gov.uk/downloads/download/1949/wellingborough_rural_housing_allocation_methodology_a
nd_site_selection 
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enables the reader to make an informed judgement. The assessment also helps to 
identify areas where further work would be required before a site could be brought 
forward for development and is helpful in determining key principles for the 
development of a site. 

 
3.4 The locations of sites assessed in this background paper are shown on the map in 

Appendix 1.  There are 8 sites in total, as follows: 
 A: Land off York Rd (within the grounds of Wollaston Hall); 
 B: Land within the grounds of Wollaston Hall; 

C: Land to the west of Irchester Rd; 
D: Land south of London Rd and adjacent to A509; 
E: Land east of Hookhams Path; 
F: Land adjacent and to rear of the Recycling Centre, Doddington Rd; 
G: No 190, Hinwick Rd; and 
H: Land within the curtilage of 196 Hinwick Rd 
 

3.5 A summary matrix enabling the colour coding for sites to be compared against each 
other is included in table 1, below, whilst the more detailed assessment for each site is 
included in Appendix 3.  The assessments have been updated since the publication of 
the draft background paper to take account of the responses to the questionnaire and 
input provided by land owners, infrastructure providers and other bodies (see 2.6, 
above). The comments, together with a considered response, are included in Appendix 
4.  

 
Table 1: Site assessment matrix summary (see paragraph 3.4 above) 
 Site  
Criteria A B C D E F G H 
Pedestrian access to services/facilities ~ ~ ~ ~ ~ x ~ ~ 
Impact on sports/recreation facilities xx ~ √ √ √ ~ ~ ~ 
Impact of a notifiable installation on the 
development  

x ~ x ~ ~ ~ 
~ 

~ 

Impact on community facilities ~ ~ ~ ~ ~ ~ ~ ~ 
Impact of existing noise/odour on the 
development 

~ ~ x x x ~ 
~ 

x 

Impact on neighbouring land uses ~ x x ~ x x √ x 
Impact on protected species  and sites of 
wildlife importance  

x ~ x x x x 
~ 

~ 

Impact on the existing form of the village  x √ ~ x ~ xx ~ ~ 
Impact on the character and setting of the 
village  

xx ~ x x x x 
~ 

~ 

Impact on listed buildings, the conservation 
area and areas of archaeological interest  

x x x x x xx 
~ 

~ 

Impact on flood risk x ~ ~ ~ ~ xx ~ ~ 
Impact on land quality x √ xx xx xx x √ ~ 
Impact on mineral resources ~ ~ x ~ x x ~ ~ 
Impact on employment opportunities √ √ √ ~ ~ √ xx ~ 
Other physical constraints ~ ~ ~ ~ x x ~ ~ 
Electricity supply network:         
Availability of low voltage cables x xx xx x x x x x 
Availability of high voltage cables x xx xx √ √ x x x 
Low voltage cable diversion required √ √ √ √ √ √ √ √ 
High voltage cable diversion required √ √ √ √ x √ √ √ 
Vehicular access x x x x ~ ~ ~ ~ 
Availability ~ ~ ~ ~ ~ ~ x ~ 
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 3.6  The list of sites included in this background paper differs from that in the 2013 draft 

background paper in the following respects: 
i. Sites 5 (Rotten Row), 7 ((Hinwick Rd Industrial Estate) and 9 (Land adj to 196 

Hinwick Rd) in the 2013 draft background paper have been withdrawn by the site 
promoters; and 

ii. A new site (site H) on Hinwick Rd has now been included. 
 
3.7 Several of the assessments in Appendix 3 include references to previous work 

undertaken as part of the North Northamptonshire Strategic Housing Land Availability 
Assessment,4 the Northamptonshire Strategic Employment Land Assessment5  or as 
part of the Rural Housing Allocation and Site Selection paper6 . These documents are 
referenced in the assessment as ‘SHLAA’, ‘SELA’ and ‘RH’ respectively.   

 
3.8 One of the decision making criteria in the matrix relates to the ‘impact on protected 

species and sites of wildlife importance’. It should be noted that the assessment does 
not consider the possible impact on the Upper Nene Valley Gravel Pits Special 
Protection Area (SPA) and Ramsar Site which provides habitat and feeding grounds of 
international significance for over-wintering birds. However, publication of the Draft 
Plan will be accompanied by a Habitat Regulations Assessment Screening report in 
accordance with the Conservation of Habitats and Species Regulations 2010. This will 
identify any significant effects that the policies of the Plan, both individually and 
cumulatively, are likely to have on the SPA.  

 
3.9 In addition, the Draft Plan will be accompanied by a Strategic Environmental 

Assessment Screening report to determine whether the Plan is likely to have significant 
effects upon the environment and whether it will therefore be necessary to prepare a 
Strategic Environmental Assessment (SEA) in order to comply with European Directive 
2001/42/EC.  

 

4. Overall Conclusion  

Housing: 
 
4.1 Consultation with infrastructure providers and with the local education authority and 

the medical practices in Wollaston have not indicated that there are any constraints of 
sufficient size to preclude the provision of 160 new homes over the Plan period (2011 – 
2031). To provide for this scale of growth the Draft Plan allocates land for 96 dwellings. 
The remainder of the new homes have already been built; have planning permission; or 
are expected to be built on small, unidentified infill and redevelopment sites within 
the village (known as ‘windfall’ sites).  

 

                                                   
4 North Northamptonshire Strategic Housing Land Availability Assessment (2013) North Northamptonshire Joint Planning 
Unit - http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1324 
5Northamptonshire Strategic Employment Land Assessment (2009) Northamptonshire Enterprise Ltd -  
http://www.northamptonshireobservatory.org.uk/projects/projectdetail.asp?projectid=116 
6 Borough Council of Wellingborough (2010) Wellingborough Rural Housing Allocation Methodology and Site Selection -
http://www.wellingborough.gov.uk/info/200132/local_development_framework/1169/evidence_base 
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4.2 Of the sites promoted for housing development, site A (York Rd) is designated in the 
Draft Plan as an area of Local Green Space and is therefore excluded from further 
consideration. Site B (Wollaston Hall grounds) is the preferred location of a small 
office development, although housing would be acceptable in principle.  Sites G and H 
are of a minor scale and with no significant constraints identified they are allocated for 
housing in the Draft Plan.  

 
4.3 The constraints and opportunities presented by sites C (Irchester Rd), D (London Rd) 

and E (Hookhams Path) have been compared to determine which of these should be 
allocated for housing in the Draft Plan.  Site D is within an area of high landscape 
sensitivity whilst sites C and E are on land of lesser sensitivity. Whilst a site survey has 
not been undertaken by the promoter to determine the quality of the agricultural land, 
the Agricultural Land Classification maps indicate that site D is within an area of grade 
2 land whilst a majority of the land on sites C and E is within an area of lower quality. 
In addition, traffic leaving site D would need to use the unsuitable road system within 
the village to access the A509. It is therefore concluded that development on sites C 
and/or E would be preferable to site D. 

 
4.4 Assessments made by the highway authority and electricity infrastructure provider 

suggest that site E (Hookhams Path) is preferable to site C (Irchester Rd) whilst 
evidence provided by the Northamptonshire NIA indicates that the provision of 
accessible green space, if provided on site E, would be likely to be nearer to a greater 
proportion of the existing population of Wollaston. Whilst the proximity of site C to 
the notifiable installation at Scott Bader’s would not prevent development, it would 
require the exclusion of residential development from the westernmost part of the site. 
Furthermore, the Borough Council has advised that Scott Bader has relocated 
processes to the north of its site to reduce impacts on the village and use of the site 
would reduce the effectiveness of that approach.  

 

4.5 Whilst site C would provide for some employment land, responses to the 2013 
questionnaire reinforce the conclusion that site E (Hookhams Path) is the preferred 
location with the site being the one most frequently ranked first and second in 
response to a question asking people to rank the sites most suitable for housing in 
order of preference7.  Whilst consideration could be given to the allocation of part of 
site E and part of site C for development the Steering Group has concluded that 
focusing housing development in one location will enable the efficient use of 
infrastructure and potentially enhance the scale of community benefits. 

 
4.6 The Draft Plan therefore proposes the allocation of sites E (Hookhams Path), G 

(Hinwick Rd) and H (Hinwick Rd) for housing during the Plan period. In addition, 
whilst Site B (Wollaston Hall grounds) is the preferred location of a small office 
development, housing would be acceptable in principle.   

 

                                                   
7 Summary of Questionnaire Responses (2014) 
wollastonparishcouncil.gov.uk/Wollaston_neighbourhood_plan/Wollaston_Neighbourhood_Plan_documents.aspx 
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Employment: 
 
4.7 Sites A (York Rd), B (Wollaston Hall grounds), F (Doddington Rd) and part of site C 

(Irchester Rd) have been promoted for employment purposes. As noted above, site A is 
designated in the Draft Plan as an area of Local Green Space and is therefore excluded 
from further consideration. No significant constraints have been identified in respect 
of site B (Wollaston Hall grounds) and it is therefore allocated in the Draft Plan as a 
location for a small office development, although development of the site for housing 
would also be acceptable.   

 
4.8 Having regard to the location of site F (Doddington Rd) it will be necessary for the 

promoter to demonstrate that, in principle, the issues of flood risk, impact on heritage 
assets and poor connectivity to Wollaston can be satisfactorily addressed if the site is 
to be allocated for development in the Plan.  Proposals put forward by the promoter of 
site C include provision of some employment land on that part of the site from which 
residential development would be excluded due to its proximity to the notifiable 
installation at Scott Bader’s. As noted above, however, it is not proposed to allocate site 
C for development. 

 
4.9 The Draft Plan therefore proposes the allocation of site B (Wollaston Hall) for 

employment purposes during the Plan period.  Site F (Doddington Rd) is also included 
subject to the resolution of the constraints identified in paragraph 4.8, above.  
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Appendix 1 - Map of sites 
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Appendix 2 - Site Assessment Matrix 

 
SA topic SA Objective Decision making criteria  Symbol 
    
Accessibility  To improve 

accessibility and 
transport links from 
residential areas to key 
services, facilities and 
employment areas and 
enhance access to 
natural environment 
and recreational 
opportunities 
 

Pedestrian access to services/facilities  

Provides an opportunity to improve access for 
existing residents  
 

√ 

Existing access is good 
 

~ 

Access is possible, although there are barriers (e.g. 
the need to cross a main road).  

x 

Housing  Ensure that new 
housing meets the 
needs of the NP area. 
Provide affordable and 
decent housing for all  
 

All sites are likely to be able to meet this objective; 
it has not therefore been used as a criterion for 
choosing between sites. 

 

Health Improve overall levels 
of physical and mental 
health and reduce the 
disparities between 
different groups and 
different areas  

Impact on sports/recreation facilities 
(including allotments and public open space) 

 

Provides an opportunity to improve provision   √ 
No impact ~ 
Would result in the loss of some provision – 
mitigation should be possible 

x 

Would result in the loss of some provision – no 
mitigation proposed by the site promoter 

xx 

Impact of a notifiable installation, including 
pipelines, on the development 

 

Not within a consultation zone  ~ 
Part of the site is within a consultation zone where 
development is likely to be precluded 

x 

Entirely  within a consultation zone – development 
is likely to be precluded 
 

xx 

Crime To improve community 
safety, reduce the 
incidences of crime 
and the fear of crime 
and create a safer place 
to live  
 

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

 

Community Value and nurture a 
sense of belonging in a 
cohesive community 
whilst respecting 
diversity  

Impact on community facilities  
Provides an opportunity to enhance provision  √ 
No impact ~ 
Would result in the loss of a facility - mitigation 
should be possible 

x 

Would result in the loss of a facility -  no 
mitigation proposed by the site promoter 
 

xx 

Skills  To improve overall 
levels of education and 
skills 
 
 

Not relevant to this assessment. It will not assist in 
choosing between sites. 
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Liveability  To create healthy, 
clean and pleasant 
environments for 
people to enjoy living, 
working and recreating 
in and to protect and 
enhance residential 
amenity  

Impact of existing noise/odour on the 
development 

 

Development not significantly affected ~ 
Development affected – it is likely that the impact 
could be mitigated  

x 

Development affected – it is unlikely that the 
impact could be mitigated 

xx 

Impact on neighbouring land uses  
Development would have a positive impact by 
removing disruptive features associated with the 
existing use(s) e.g. noise/parking problems etc  

√ 

Compatible with neighbouring uses ~ 
Compatible, subject to mitigation x 
Incompatible – unlikely that the impact could be 
mitigated 
 

xx 

Biodiversity  To protect, conserve 
and enhance 
biodiversity, 
geodiversity, wildlife 
habitats and green 
infrastructure to 
achieve a net gain and 
to avoid habitat 
fragmentation  

Impact on protected species and sites of 
wildlife importance  

 

Development could have a significant positive 
impact (e.g. create new habitats or enhance 
opportunities for protected species) 

√ 

No adverse impact or minimal adverse impact 
which it should be possible to mitigate   

~ 

Significant constraints identified, although 
development should be possible subject to 
appropriate mitigation  

x 

Significant constraint(s) identified – unlikely that 
the impact could be mitigated  
 

xx 

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

Impact on the existing form of the village  
Within the existing built up area of the village as 
defined by the village policy line on the Borough of 
Wellingborough Local Plan Proposals Map 

√ 

Bordered on 2 or 3 sides by built development 
(excludes roads with development beyond) 

~ 

Site is bordered on one side by built development x 
The site is significantly detached from the existing 
built up area xx 

Impact on the character and setting of the 
village  

 

Significant positive impact (e.g. would result in the 
reclamation of brownfield land)  

√ 

Neutral impact ~ 
Constraints identified - appropriate mitigation 
would be necessary 

x 

Significant adverse impact (e.g. on prominent  
views important to the character of the village) 
 

xx 

Cultural 
Heritage  

Protect and enhance 
sites, features and areas 
of historic, 
archaeological, 
architectural and 
artistic interest and 
their settings  
 

Impact on listed buildings, the conservation 
area and areas of archaeological interest  

 

Provides an opportunity to protect/enhance such 
an asset. 

√ 

No impact ~ 
Constraints identified although it may be possible 
for some development with appropriate mitigation  x 

Significant constraints identified such that it is 
unlikely that the impact could be mitigated xx 
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Climate Change  Reduce the emissions 
of greenhouse gases 
and impact of climate 
change (adaptation) 
  

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

 

Air  To maintain or 
improve local air 
quality  

See ‘liveability’ (above)  

Water  Maintain or improve 
the quality of ground 
and surface water 
resources and 
minimise the demand 
for water  

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

 

Natural Hazard  Reduce the impact of 
flooding and avoid 
additional risk  

Impact on flood risk8  
Outside flood zone 2 or 3 ~ 
Within (either entirely or in part) flood zone 2 or 
else part of the site (though not the majority) is 
within zone 3  

x 

Entirely, or largely, within zone 3 xx 
Soil and Land  Ensure the efficient use 

of land and maintain 
the resource of 
productive soil  

Impact on land quality  
Development would be on brownfield land √ 
Development would be on greenfield land within 
the village 

~ 

Development would be on agricultural land which 
may include grade 3a land 

x 

Development would result in the loss of grade 1 or 
2 agricultural land 

xx 

Minerals  Ensure the efficient use 
of minerals and 
primary resources  

Impact on mineral resources  
Not within a minerals safeguarding area ~ 
Within a minerals safeguarding area x 

Energy Use  To mitigate climate 
change by minimising 
carbon based energy 
usage by increasing 
energy efficiency, 
developing renewable 
energy resources and 
reducing dependency 
on non-renewable 
resources.  

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

 

Waste  To reduce waste 
arisings and increase 
reuse, recycling and 
composting  

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

 

Employment  Maintain and enhance 
employment 
opportunities and 
reduce the disparities 

Impact on employment opportunities  

Development proposals include some employment 
provision 

√ 

No impact ~ 

                                                   
8 Government policy requires the application of a sequential test to steer new development to areas with the 
lowest probability of flooding.   Flood zones are used as the starting point for this approach. They describe the 
probability of flooding, ignoring the presence of flood defences. Flood zone 2 comprises land assessed as 
having between a 1 in 100 and 1 in 1,000 annual probability of river flooding in any year whilst the probability of 
flooding within flood zone 3 is greater than this. All land outside zones 2 and 3 is described as being within 
flood zone 1. The overall aim should be to steer new development to flood zone 1 and only consider allocating 
sites for development in zone 2 where there are no reasonably available sites in flood zone 1. 
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arising from unequal 
access to jobs  

Development would be likely to result in the loss of 
employment 

xx 

Wealth Creation  Retain and enhance the 
factors which are 
conducive to wealth 
creation, including 
personal creativity, 
infrastructure and the 
local strengths and 
qualities that are 
attractive to visitors 
and investors  

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

 

Developability 
and availability 

 Other physical constraints (in addition to any 
identified above)    

 

No known physical constraints  ~ 

The site has physical constraints (e.g. pylons, 
contaminated land) which may affect 
developability 

x 

Ease of utility provision:  Electricity  

Network available √ 
Constraints identified, work on the existing 
network required 

x 

Network not available nearby xx 
Ease of utility provision: Water (see below)  

Ease of utility provision: Gas and 
telecommunications – no assessment provided 

 

Vehicular access:   

Access can be provided and delivers a positive 
impact 

√ 

Access can be provided with minimal 
infrastructure 

~ 

Access is constrained but mitigation should be 
possible 

x 

Access is not achievable and may preclude 
development 

xx 

Availability:   
Site is vacant or in agricultural use ~ 
Site is in current active use (non-agricultural) and 
users may need to be relocated before development 
could take place 

x 

Anglian Water has provided an assessment of water and waste water infrastructure capacity. This has provided 
a similar grading in respect of all of the sites and is not therefore a criterion that can help to inform a decision 
about which site(s) to include in the Plan. Nevertheless, the response indicates that there are no issues that 
would preclude development on any of the sites subject to the provision of the necessary infrastructure. In 
summary, the response indicates the following: 
• Water capacity and infrastructure: There is sufficient water capacity although infrastructure will need to 

be provided to serve any development; 
• Water recycling capacity and foul sewerage network capacity: The foul water flows will have an impact 

on the capacity of the Broadholme water recycling centre which will need to be assessed and planned for 
once it has been decided which site(s) are to be included in the Plan. The foul flows will also have an impact 
on the existing network and requirements will be dependent upon the location, size and phasing of the 
development; and 

• Surface water capacity: Proposals will need to adhere to the surface water management hierarchy with 
disposal to a surface water system seen as a last resort.  
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Appendix 3 - Site Assessments 

Site A: Land off York Rd (within the grounds of Wollaston Hall)  
 

Site description:  Located on the north side of the village and within the grounds of Wollaston Hall, the 
site is ~2.4 ha in size. It includes agricultural land, allotments and a small woodland area It adjoins 
agricultural land to the north and residential development to the west. The south-east boundary adjoins the 
grounds of Wollaston Hall.     
Proposal: The  promoter has indicated that the site could be available for either housing or offices. 
 
Criteria Comment  
Pedestrian access to 
services/facilities 

Existing access is good and within walking distance of the 
village centre  

~ 

Impact on sports/recreation 
facilities 

The land includes existing allotments which would need to be 
retained or relocated.  

xx 

Impact of a notifiable installation 
on the development  

Located within the Scott Bader consultation zone.  Most of the 
site is however, on land where housing and/or employment 
would not be precluded.   

x 

Impact on community facilities No impact ~ 
Impact of existing noise/odour 
on the development 

Development not significantly affected 
~ 

Impact on neighbouring land 
uses 

Use of the land for housing would be compatible with adjoining 
residential development as would B1 office development.  

~ 

Impact on protected species  and 
sites of wildlife importance  

Not assessed as part of the SHLAA. The site does not include 
land designated for its wildlife importance, There are, however, 
numerous trees/woodland on-site. The impact on protected 
species is unknown – there are possible pond features nearby 
and a survey of the allotment land would need to be undertaken 
to determine if there are endangered arable plants on the site.  

x 

Impact on the existing form of 
the village 

Not located within the village policy line. The site is bordered by 
residential development to the west.  x 

Impact on the character and 
setting of the village 

Includes woodland protected by a tree preservation order. The 
site is identified as a Local Green Space in the Draft 
Neighbourhood Plan to be protected from development. 

xx 
 

Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

The site is located within the grounds of a listed building 
(Wollaston Hall). Impact will depend upon the scale of the 
proposed development. In addition, the land is identified as 
having some potential for archaeological activity in the Historic 
Environment Record. 

x 
 

Impact on flood risk Not within flood zone 2 or 3. Part of the site is, however, 
susceptible to surface water flooding   

x 

Impact on land quality Located on grade 3 agricultural land x 
Impact on mineral resources Not within a safeguarded area ~ 
Impact on employment 
opportunities 

The promoter has indicated that the land is available for office 
development  

√ 

Other physical constraints None identified ~ 
Electricity supply network Availability of low voltage cables x 

Availability of high voltage cables x 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access Access would need to be a safe distance from Prospect Close 
and the existing allotments (if these are to be retained). Further 
investigation would be required to identify whether the 
geometry of the carriageway would enable access to be 
achieved. Neither housing nor offices are a favoured use at this 
location.  

x 

Availability Site includes grazing land, woodland and allotment land likely ~ 
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to be available for development in the short term.    
 
Potential constraints and opportunities: 

• Opportunity for additional employment land, which is an objective of the Plan.  
• Alternatively, it could make a contribution towards the need for housing in Wollaston although, given 

the constraints (woodland/allotments) it is not possible to determine the possible amount of housing in 
the absence of an indicative plan for the development of the site. 

• Identified as a Local Green Space in the Draft Plan 
• Includes allotment land and woodland protected by a tree preservation order. 
• Potential adverse impacts on flora and fauna but potential opportunity to incorporate the tree cover into 

the wider green infrastructure network.  
• Surface water flooding 
• Vehicular access  
• Relatively small part of the site is within the Scott Bader consultation zone  
• Impact on listed building   
Conclusion -  including possible mitigation: 
Designation of the site as a Local Green Space would preclude development and it is therefore concluded 
that it should not be allocated for development 

 
 

Site B: Land within the grounds of Wollaston Hall  
 

Site description: Located on the north side of the village and within the grounds of Wollaston Hall, the site 
extends to ~0.2ha.  It is currently occupied by greenhouses  and a storage building  
Proposal: The promoter has suggested that the site could be available for either houses or offices 
Previous assessment work:  Part of SHLAA ref 869 and RH site WO14 (see para 3.7, above)  
 
Criteria Comments  
Pedestrian access to 
services/facilities 

Existing access is good  
~ 

Impact on sports/recreation 
facilities 

No impact 
~ 

Impact of a notifiable installation 
on the development  

Located within the Scott Bader consultation zone.  Housing 
and/or employment would not be precluded.   

~ 

Impact on community facilities No impact ~ 
Impact of existing noise/odour 
on the development 

Development not significantly affected 
~ 

Impact on neighbouring land 
uses 

Compatible, subject to mitigation  
x 

Impact on protected species  and 
sites of wildlife importance  

Does not include land designated for its wildlife importance. 
The impact on protected species is likely to be minimal  ~ 

Impact on the existing form of 
the village 

Located entirely within the village policy line as defined on the 
Local Plan Proposals Map.  

√ 

Impact on the character and 
setting of the village 

Neutral impact 
~ 

Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

The site is within the Conservation Area and within the grounds 
of a listed building (Wollaston Hall).  The Historic Environment 
Record indicates some potential for archaeological activity. 

x 

Impact on flood risk Not within flood zone 2 or 3. ~ 
Impact on land quality Would provide for the re-use of brownfield land (building along 

frontage to access road) 
√ 

Impact on mineral resources Not within a safeguarded area ~ 
Impact on employment 
opportunities 

The promoter has indicated that the land is available for office 
development 

√ 
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Other physical constraints None identified ~ 
Electricity supply network Availability of low voltage cables xx 

Availability of high voltage cables xx 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access Access only available off  Hickmire via a narrow, unadopted 
road through Wollaston Hall grounds.  

x 

Availability Site includes greenhouses and storage building. Unlikely to have 
an impact on site availability 

~ 

 
Potential constraints and opportunities:  

• Development would enable the re-use of previously developed land on a site located within the confines 
of the village.  

• Could provide an opportunity for additional employment land, which is an objective of the Plan.  
• New office development is not viable at the present time without public intervention, although the 

market may change over the Plan period to 2031.  
• Alternatively, the site could make a relatively minor contribution towards the need for housing in 

Wollaston.   
• Located within the grounds of an existing employment use and near residential development. 
• The site is within the Conservation Area and grounds of a listed building with some potential for 

archaeological activity. 
• Access is constrained. 
• There are no low/high voltage electricity cables nearby. 
Conclusion – including possible mitigation: 
Having regard to the location of the site, an employment use would be preferable – although housing would 
also be acceptable in principle. The design of the offices would need to take account of the proximity to 
existing residential development and a heritage impact assessment should be undertaken to identify any 
measures that would be required to prevent a significant negative impact on heritage assets. In addition, the 
Highway Authority has advised that whilst access should be possible, an assessment would need to 
determine any necessary mitigation measures to enable the development to be implemented. No major 
planning constraints have been identified, however, and in principle it is concluded that the positive 
impacts outweigh the negative impacts and the site should be considered for the allocation of a small office 
development or housing. 

 
 

Site C: Land to the west of Irchester Rd 

 
Site description: Located to the west of Irchester Rd on agricultural land, the site measures ~ 6.5ha. It is 
bounded to the west by the Scott Bader factory and to the south by the rear gardens of homes in Francis 
Dickins Close.  The proposed northern boundary is not defined by any existing features. 
Proposal: Development could include housing, employment and recreational provision.  The promoter has 
indicated that the extent of the site area and precise mix would be determined through consultation with 
the Parish Council and local community.  
Previous assessment work:  SHLAA ref 1196 and part of 1197. RH WO6 and part of RHWO5 (see para 3.7, 
above) 
Criteria Comments  
Pedestrian access to 
services/facilities 

Existing access is good. In particular, the site is in close 
proximity to the secondary school. A public footpath (TV3) 
crosses the site, providing a link into the countryside and to 
Irchester. 

~ 

Impact on sports/recreation 
facilities 

The promoter has indicated that provision could be made  for 
recreational facilities 

√ 

Impact of a notifiable installation 
on the development 

Located within the Scott Bader consultation zone.  The western-
most part of the site is within the inner zone where housing 
would not be permitted but some other uses could be 
acceptable. 

x 
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Impact on community facilities No impact ~ 
Impact of existing noise/odour 
on the development 

Development likely to be affected by noise and occasional odour 
from the adjoining Scott Bader factory and lorries using the 
access to that site.  Mitigation measures may be necessary. 

x 

Impact on neighbouring land 
uses 

The site is adjacent to the Scott Bader factory and includes a 
private road which provides HGV access to the factory. Some 
potential for conflict at the start and end of the school day 
between traffic generated by the secondary school and parents 
taking younger children from this site to and from the primary 
school. 

x 

Impact on protected species  and 
sites of wildlife importance 

The promoter has provided an ecology report which indicates 
that development would be unlikely to have a significant effect 
on any designated biodiversity sites. The impact on protected 
species is uncertain and surveys are recommended in the report. 

x 

Impact on the existing form of 
the village 

Not within the village policy line. There is existing development, 
however, on 3 sides of the site. 

~ 

Impact on the character and 
setting of the village 

The SHLAA indicates that the site is within an area of medium 
sensitivity. Flat area of land which rises gently to the north. The 
site is visible from the public footpath (TV3) and Irchester Rd 
but not from Irchester. Appropriate landscape mitigation 
measures would be necessary.    There are individual trees on 
the site which are the subject of tree preservation orders. 

x 

Impact on listed buildings, the 
conservation area and areas of 
archaeological interest 

The Historic Environment Record indicates some potential for 
archaeological activity i.e. land north of the Scott Bader access 
road contains cropmarks which may represent a possible 
prehistoric settlement. 

x 

Impact on flood risk The site is outside a designated flood zone area ~ 
Impact on land quality Includes grade 2 and grade 3 agricultural land – uncertain 

whether the latter is grade 3a or 3b. 
xx 

Impact on mineral resources The south-easternmost corner of the site is within a minerals 
safeguarding area 

x 

Impact on employment The promoter has indicated that some of the land could be 
available for employment uses. 

√ 

Other physical constraints None identified ~ 
Electricity supply network Availability of low voltage cables xx 

Availability of high voltage cables xx 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access In principle, access is achievable off Irchester Rd with minimal 
infrastructure and could help to reinforce the 30mph zone 
outside school. Vehicular access to the Scott Bader site would 
need to be retained   - this is a potential constraint as it would 
need to be compatible with the proposed use. 

x 

Availability Agricultural land and private access to Scott Bader’s - likely to 
be available for development in the short term. 

~ 

 
Potential constraints and opportunities: 
• The site could be available for development in the short term and could make a significant contribution 

towards meeting the housing requirement for Wollaston, including affordable housing.  
• Of sufficient size to require some open space provision on a relatively flat site.  
• Possible opportunity for new accessible greenspace/habitat creation. 
• Includes some high quality agricultural quality (grade 2). 
• Possibility that the site could provide some employment which is an objective of the Plan.  
• The westernmost part of the site would be unsuitable for housing on safety grounds due to its proximity 

to the Scott Bader plant. The Borough Council has advised that Scott Bader has relocated processes to 
the north of its site to reduce impacts on the village and use of the site would reduce the effectiveness of 
that approach.   

• Development could be affected by noise and occasional odour from the Scott Bader plant (see above 
comments received from the Borough Council) and lorries using the access road between Irchester Rd 



 

18 
 

and the plant.  
• Possible opportunity to enhance the entrance to the village. 
• Particularly well located in relation to the secondary school and could help to reinforce the 30mph zone 

outside the school. 
• Other constraints that would need to be addressed include possible impacts on biodiversity and heritage 

assets.  
• There are no low/high voltage electricity cables nearby. 
Conclusion - including possible mitigation: 
Subject to undertaking necessary survey work and incorporating any appropriate measures into the layout of 
the development, it is likely that the impact on a number of identified constraints can be mitigated, 
including the possible impacts on heritage assets, biodiversity, noise, utilities and highway infrastructure.  
In respect of the access road serving the Scott Bader plant the site promoter has advised that it would be 
possible to relocate this. In addition, whilst part of the site would be unsuitable for housing on safety 
grounds it would be possible to produce a layout which takes account of this. Notwithstanding this, 
however, the Borough Council has advised that Scott Bader has relocated processes to the north of its site to 
reduce impacts on the village and that use of the site would reduce the effectiveness of that approach. 
Careful design, including landscaping, would also be necessary to mitigate/enhance the potential impact of 
the development on the setting of the village and on the protected trees. 
Whilst development is likely to result in the loss of some best and most versatile agricultural land and may 
occasionally be affected by odour from the Scott Bader plant, it is concluded that the site should be further 
considered for allocation in the Plan.  

 
 

Site D: Land south of London Rd and adjacent to A509 
 

Site description: The site consists of ~2.4 ha of agricultural land on the west side of Wollaston and to the 
south of London Rd. It is bounded to the west by the A509 and to the east by residential development.  The 
proposed southern boundary is not defined by any existing features. 

Proposal: Development could include housing and open space.  The promoter has indicated that the extent 
of the site area and precise mix would be determined through consultation with the Parish Council and local 
community. 
Previous assessment work:  Part of SHLAA ref 1194 and part of RH WO3 (see para 3.7, above) 
 
Criteria Comments  
Pedestrian access to 
services/facilities 

Existing access is good. A public footpath (TV1) crosses the site, 
providing a link into the countryside across the A509 to 
Grendon Rd.   

~ 

Impact on sports/recreation 
facilities 

Site is of sufficient size to include some provision of open space 
√ 

Impact of a notifiable installation 
on the development  

Not within a consultation zone ~ 

Impact on community facilities No impact ~ 
Impact of existing noise/odour 
on the development 

Located adjacent to A509. It is anticipated that the impact could 
be mitigated. 

x 

Impact on neighbouring land 
uses 

Compatible with neighbouring uses 
~ 

Impact on protected species  and 
sites of wildlife importance  

The promoter has provided an ecology report indicating that 
development would be unlikely to have a significant effect on 
any designated site. The impact on protected species is 
uncertain and several surveys are recommended in the report. 

x 
 

Impact on the existing form of 
the village 

Not within the village policy line. There is existing residential 
development to the east and a single dwelling opposite the site 
on the north side of London Rd 

x 

Impact on the character and 
setting of the village 

The SHLAA indicates that land on the west side of the village is 
within an area of high landscape sensitivity. The land rises from 
the A509 towards the village and from London Road towards a 
ridgeline located to the south of the site area. Appropriate 

x 
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landscape mitigation measures  would be necessary     
Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

The Historic Environment Record indicates some potential for 
archaeological activity. In addition the existing development to 
the east includes listed buildings.  

x 

Impact on flood risk The site is outside a designated flood zone area ~ 
Impact on land quality Grade 2 agricultural land xx 
Impact on mineral resources Not within a minerals safeguarding area ~ 
Impact on employment 
opportunities 

No impact 
~ 

Other physical constraints None identified ~ 
Electricity supply network Availability of low voltage cables x 

Availability of high voltage cables √ 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access In principle, access is achievable off London Rd. This section of 
road, however, is one-way eastbound with no direct access to 
the A509. Traffic needing to access the A509 would either have 
to travel via High St/Cobb’s Lane or London Rd and force all 
traffic leaving the site to use the unsuitable road system in the 
village. The site should be graded ‘x’ based on vehicular access, 
but the wider implications need to be taken into account. 

x 
 

Availability Agricultural land - likely to be available for development in the 
short term.      

~ 

 
Potential constraints and opportunities:   

• The site could be available for development in the short term and could make a significant contribution 
towards meeting the housing requirement for Wollaston, including affordable housing.  

• Of sufficient size to require some open space provision.  
• The land is of a high agricultural quality (grade 2). 
• This stretch of London Rd is currently one-way and therefore precludes access between the site and 

A509. 
• Within an area of high landscape sensitivity. 
• Relative to other sites, the land is poorly contained by existing development.  
• Other constraints that need to be addressed include retention of the public footpath, noise from the 

A509, biodiversity and heritage assets. 
• There is an opportunity for ecological enhancement, which should be concentrated at the northern end 

of the site and should focus on meadow creation rather than tree planting.  
  
Conclusions – including possible mitigation: 

Subject to undertaking necessary survey work and incorporating any appropriate measures into the layout of 
the development, it is likely that the impact on a number of identified constraints can be mitigated, 
including the possible impacts on heritage assets, biodiversity, noise and the public footpath.  
Careful design, including landscaping, would be necessary to mitigate the potential impact of the 
development on the setting of the village. 
The impact on traffic on the unsuitable road network in the centre of the village is expected to be more 
problematic and a solution would need to be identified prior to allocation to demonstrate that the site is, in 
principle, developable.    
Whilst further consideration could be given to the merits of allocating this site in the Plan, the issue of 
access, together with the quality of the agricultural land and the relatively high sensitivity of the landscape 
on the west side of the village are significant constraints to be considered when comparing the relative 
sustainability of the different sites and determining which one(s) should be allocated for development.  
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Site E: Land east of Hookhams Path  

 
Site description: Located on agricultural land on the east side of Wollaston the site measures ~7.2ha. The 
site lies to the east of Hookhams Path and adjoins the secondary school to the north. The eastern boundary 
is undefined on the ground but would adjoin agricultural land.   
 
Proposal: Development could include housing and recreational provision.  The promoter has indicated that 
the extent of the site area and precise mix would be determined through consultation with the Parish 
Council and local community. 
 
Previous assessment work:  Part of SHLAA ref 1195 and RH WO4 (see para 3.7, above) 
Criteria Comments  
Pedestrian access to 
services/facilities 

Existing access is good 
~ 

Impact on sports/recreation 
facilities 

The illustrative layout includes additional provision  
√ 

Impact of a notifiable installation 
on the development  

No impact 
~ 

Impact on community facilities No impact   ~ 
Impact of existing noise/odour 
on the development 

Likely to be affected by noise from the secondary school – the 
Borough Council has advised that, subject to suitable measures, 
this is unlikely to be significant.  

x 

Impact on neighbouring land 
uses 

Compatible subject to mitigation 
x 

Impact on protected species  and 
sites of wildlife importance  

The promoter has provided an ecology report which indicates 
that development would be unlikely to have a significant effect 
on any designated biodiversity sites. The impact on protected 
species is uncertain and several surveys are recommended in the 
report 

x 

Impact on the existing form of 
the village  

Not within the village policy line. The site adjoins residential 
development to the west and the school/residential 
development to the north. 

~ 

Impact on the character and 
setting of the village  

The SHLAA indicates that the site is within an area of medium 
landscape sensitivity. The land rises from south to north and 
from west to east. Appropriate landscape mitigation measures  
would be necessary     

x 

Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

The Historic Environment Record indicates that there is some 
potential for archaeological activity.  x 

Impact on flood risk The site is outside a designated flood zone area ~ 
Impact on land quality Largely grade 3 land (uncertain whether this is 3a or 3b) but 

includes some grade 2 land 
xx 

Impact on mineral resources Within a minerals safeguarding area x 
Impact on employment 
opportunities 

No impact 
~ 

Other physical constraints Overhead lines on poles x 
Electricity supply network Availability of low voltage cables x 

Availability of high voltage cables √ 
Low voltage cable diversion required √ 
High voltage cable diversion required x 

Vehicular access In principle, access is achievable off Hookhams Path with 
relatively minimal infrastructure. The location for the access 
would need to be sensitive to the existing access to Park St and 
the Hookhams Path/Hinwick Rd junction.  

~ 

Availability Agricultural land - likely to be available for development in the 
short term.     

~ 
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Potential constraints and opportunities:    
• The site could be available for development in the short term and could make a significant contribution 

towards meeting the housing requirement for Wollaston, including affordable housing.  
• Of sufficient size to require some open space provision, including a possible opportunity to address a 

lack of accessible green space.  
• Possible opportunity to provide traffic calming along Hookhams Path. 
• Particularly well located in relation to the secondary school.  
• Includes some high quality agricultural quality (grade 2). 
• Other constraints that need to be addressed include noise from the adjoining school and possible impact 

on biodiversity and heritage assets.  
Conclusions – including possible mitigation: 
Subject to undertaking necessary survey work and incorporating any appropriate measures into the layout of 
the development it is likely that the majority of the identified constraints can be mitigated including any 
possible impacts on heritage assets and biodiversity and the effect of noise from the school. Appropriate 
landscaping would also be required. Whilst development is likely to result in the loss of some best and most 
versatile agricultural land it is considered that the site should be further considered for allocation in the 
Plan. 

 
 

Site F: Land adjacent and to rear of the Recycling Centre, Doddington Rd 

 
Site description: Located on the north side of Doddington Rd approximately 0.25 miles west of its junction 
with the A509.  The site is ~2.5 ha in size and consists of agricultural land used for grazing. Adjoining the 
south-west corner of the land is the recycling centre. To the west the site adjoins agricultural land whilst 
there is a residential property and depot of a liquid waste disposal company to the east. The northern 
boundary of the site is defined by a hedge and the Wollaston Brook. 
 
Proposal: Employment land 
Previous assessment work:  Part of SELA  ref W8 (see para 3.7, above) 
 
Criteria Comment  
Pedestrian access to services/facilities A509 is a significant barrier between the site and services 

provided within the village. In addition, there is no 
footpath along Grendon Rd and the site is over 0.5 miles 
from the High St area of Wollaston.  

x 

Impact on sports/recreation facilities No impact ~ 
Impact of a notifiable installation on 
the development  

No impact 
~ 

Impact on community facilities No impact ~ 
Impact of existing noise/odour on the 
development 

Adjoins the recycling centre and existing employment 
land. Development unlikely to be significantly affected.   

~ 

Impact on neighbouring land uses The site adjoins a dwelling – mitigation measures may be 
necessary It will be necessary (Policy CS12 of the Minerals 
and Waste Development Framework Core Strategy) to 
demonstrate that proposals will not prejudice the use of 
the recycling centre. 

x 

Impact on protected species  and sites 
of wildlife importance  

Located within the Nene Valley Nature improvement Area.  
The Wollaston Brook is located adjacent to the site. 
Development would be unlikely to have a significant effect 
on any designated biodiversity sites. The impact on 
protected species is unknown. 

x 

Impact on the existing form of the 
village  

The site is significantly detached from the existing built-up 
area of the village. 

xx 

Impact on the character and setting of 
the village  

Located in the open countryside  - landscaping would be 
required to mitigate the impact of development on the 
surrounding countryside 

x 
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Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

The Historic Environment Record indicates that there is 
some potential for archaeological activity – area of ridge 
and furrow 

xx 

Impact on flood risk The majority of the site is within  flood zones  2 and 3 (see 
page 9 for explanation) 

xx 

Impact on land quality Grade 3 land  x 
Impact on mineral resources Within a minerals safeguarding area x 
Impact on employment opportunities Promoted as employment land.  √ 
Other physical constraints Possible land contamination – site forms part of a former 

sewage works. Along the western boundary there is a 
public footpath (TV2) which would need to be 
incorporated into the development. 

x 

Electricity supply network Availability of low voltage cables x 
Availability of high voltage cables x 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access In principle, an access is achievable off Doddington Rd 
with minimal infrastructure. Links with Wollaston would 
need to be strengthened and should include widening of 
the bridge over the watercourse and installation of footway 
and crossing of A509.  

~ 

Availability Agricultural land – the promoter has indicated that the site 
could be made available for development in the short term.    

~ 

Deliverability The SELA indicated that there was likely to be local 
demand from the industrial market sector but not for 
office development. Overall, the commercial suitability, 
sustainability (as judged by its proximity to a settlement 
and public transport) and quality of the site was judged to 
be poor.   

x 

 
Potential constraints and opportunities   

• The site is available for development and could provide an opportunity for additional employment land, 
which is an objective of the Plan.  

• It has previously been assessed as poor quality for employment purposes, although there may be local 
demand from the industrial sector.   

• Detached from Wollaston with poor pedestrian access to the village. 
• The majority of the land is located within either flood zone 2 or flood zone 3 and is therefore at some 

risk of flooding.  
• The HER indicates the presence of ridge and furrow earthworks which would be difficult to mitigate. 
• Other constraints that need to be addressed include highways, biodiversity, possible contamination and 

impact on neighbouring land uses. 
• Development may provide an opportunity to enhance the biodiversity of the site. 
 
Conclusion – including possible mitigation measures   
Subject to undertaking necessary survey work and incorporating any appropriate measures into the layout of 
the development, it is likely that it will be possible to mitigate the impact on a number of identified 
constraints including highways, biodiversity, possible contamination and neighbouring land uses.  
The Highway Authority has indicated that links with Wollaston would need to be strengthened and should 
include widening of the bridge over the watercourse on Doddington Rd and installation of footway and 
crossing of A509. 
A flood risk assessment and heritage impact assessment would need to be provided to demonstrate that, in 
principle, these constraints can be addressed and that the site is developable. These particular concerns 
should be addressed before the site is allocated. 
Whilst the location of the site would prevent associated traffic from passing through the village, the site is 
located in open countryside where development would not normally be permitted. 
Having regard to the location of the site it will be necessary for the promoter to demonstrate that, in 
principle, the issues of flood risk, impact on heritage assets and poor connectivity to Wollaston can be 
satisfactorily addressed.  
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Site G: No 190, Hinwick Rd 
 

Site description: Located on the southern side of Hinwick Rd it is ~0.1 ha in size and is occupied by a 
landscape business. The land immediately to the west and south is undeveloped  
Proposal: Small residential development site. 
 

 
Criteria Comment  
Pedestrian access to services/facilities Existing access is good ~ 
Impact on sports/recreation facilities No impact ~ 
Impact of a notifiable installation on 
the development  

No impact 
~ 

Impact on community facilities No impact ~ 
Impact of existing noise/odour on the 
development 

No impact 
~ 

Impact on neighbouring land uses Residents of Hinwick Rd have expressed concerns about 
on-street parking associated with the business. 
Redevelopment or relocation would provide an 
opportunity to address this issue.  

√ 

Impact on protected species  and sites 
of wildlife importance  

Development would not have a significant effect on any 
designated biodiversity sites. The impact on protected 
species is unknown, though unlikely 

~ 

Impact on the existing form of the 
village  

Not within the village policy line. The site is bordered on 
two sides by development 

~ 

Impact on the character and setting of 
the village  

Within an area of medium landscape sensitivity. 
Development would, however, have a neutral impact on 
the setting of the village. 

~ 

Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

No impact likely 
~ 

Impact on flood risk Outside flood zone 2 or 3 
 

~ 

Impact on land quality Brownfield land √ 
Impact on mineral resources Not within a minerals safeguarding area ~ 
Impact on employment opportunities Development would result in the loss of employment 

unless alternative provision is available 
xx 

Other physical constraints None identified ~ 
Electricity supply network Availability of low voltage cables x 

Availability of high voltage cables x 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access Existing access ~ 
Availability Site is in current active use  x 
 
Potential constraints and opportunities     

• Would provide for housing on a brownfield site, though on a very small scale 
• Would result in the loss of a small area of employment land. 
• Provides an opportunity to address local concerns regarding on-street parking associated with the 

employment site.  

Conclusion – including possible mitigation measures   

The only constraint of significance that has been identified is the potential loss of employment land which 
needs to be carefully balanced against the opportunity to address on-street parking issues. On balance it 
would be appropriate to allocate the site to enable it to be redeveloped for housing as an alternative to its 
continued use for employment purposes. 
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Site H: Land within the curtilage of 196 Hinwick Rd 
 

Site description: Located on the southern side of Hinwick Rd it is ~0.28 ha in size and forms the cartilage 
of an existing dwelling.  The land immediately to the west is occupied by a landscape contractor 
whilst the land to the south and east is undeveloped. 
Proposal: Small residential development site. 
 

 
Criteria Comment  
Pedestrian access to services/facilities Existing access is good ~ 
Impact on sports/recreation facilities No impact ~ 
Impact of a notifiable installation on 
the development  

No impact 
~ 

Impact on community facilities No impact ~ 
Impact of existing noise/odour on the 
development 

Adjacent to an existing employment site 
x 

Impact on neighbouring land uses Some mitigation might be necessary if the neighbouring 
employment use was to remain.  

x 

Impact on protected species  and sites 
of wildlife importance  

Development would not have a significant effect on any 
designated biodiversity sites. The impact on protected 
species is unknown, though unlikely 

~ 

Impact on the existing form of the 
village  

Not within the village policy line. The site is bordered on 
two sides by development 

~ 

Impact on the character and setting of 
the village  

Within an area of medium landscape sensitivity. 
Development would, however, have a neutral impact on 
the setting of the village. 

~ 

Impact on listed buildings, the 
conservation area and areas of 
archaeological interest  

No impact likely 
~ 

Impact on flood risk Outside flood zone 2 or 3 
 

~ 

Impact on land quality Garden land, though not within the existing village policy 
line 

~ 

Impact on mineral resources Not within a minerals safeguarding area ~ 
Impact on employment opportunities  ~ 
Other physical constraints None identified ~ 
Electricity supply network Availability of low voltage cables x 

Availability of high voltage cables x 
Low voltage cable diversion required √ 
High voltage cable diversion required √ 

Vehicular access Minimal infrastructure required ~ 
Availability Land would be available without the need to relocate 

existing users   
~ 

 
Potential constraints and opportunities     

• Would provide for housing within the curtilage of an existing dwelling , though on a very small scale 
• The land is, however, adjacent to an existing employment site and the need for any mitigation measures 

would need to be explored. 

Conclusion – including possible mitigation measures   

No major constraints have been identified and, subject to any necessary noise mitigation measures, it would 
be appropriate to allocate the site for housing. 
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Appendix 4 – Summary of Site Specific Responses 
Site A*: Land off York Rd (within the grounds of Wollaston Hall) 
*Referenced as site 1 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 
Impact of a 
notifiable 
installation on the 
development  

Borough Council – 
Environmental 
Health 

Chemical manufacturer close by is a 
significant factor in relation to pollution, 
noise and safety. Scott Bader has relocated 
processes to the north of its site to reduce 
impacts on the village and use of the site 
would reduce the effectiveness of that 
approach. 

The HSE sets a consultation zone around major 
hazard sites after assessing the risks and likely 
effects of major accidents.  As noted in the draft 
background paper, the zoning indicates that this 
would not be a constraint over most of the site. 
The colour coding in the draft background paper 
(x) remains appropriate.    

Refer to the action 
taken by Scott Bader.  

Impact on 
protected species  
and sites of wildlife 
importance  

Wildlife Trust There are possible pond features nearby and 
potential impacts upon the trees/woodland 
would need to be considered.  

The draft background paper refers to the 
presence of trees. The description could usefully 
be extended to include reference to the pond 
features, arable plants etc.   

Extend the 
commentary on the 
possible biodiversity 
value of the site. Nene Valley NIA An arable plant survey of the allotment land 

would need to determine if there are 
endangered arable plants on the site and 
identify any mitigation measures. 
The site is located at the southern end of a 
potential wildlife corridor linking to the 
potential and local wildlife sites to the north.  

Natural England Every opportunity should be taken to 
conserve the tree cover on the site and 
incorporate  them into the wider green 
infrastructure network  

Questionnaire 
response 

Buzzards nest in the woodland, the younger 
plantations are a home for small mammals 
and birds and the open areas are frequented 
by a number of butterfly species.   

Noted – in the event that the site was to be 
allocated for development it would be necessary 
to assess the likely impact of the development in 
greater detail and, where necessary, propose 
appropriate mitigation measures. 

None 

Impact on the 
character and 
setting of the 
village 

Questionnaire 
response 

The rural space is an integral part of the 
village character 

Agreed – the land is included in the Draft Plan as 
a Local Green Space to be protected from 
development. 

None 

Ease of utility 
provision 

Western Power Plan provided showing where our electrical 
network is situated together with a 
spreadsheet with comments and a traffic light 

The assessment will be incorporated into the 
updated background paper. 

Include in the 
updated assessment 
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system. To offer an in depth analysis we 
would require site plans and an indication of 
the load required at each site. 

Anglian Water  See page 12  None 
Questionnaire 
response 

Risk of flooding to Prospect Close See response from AW (page 12) None 

Vehicular access NCC Highways Access would need to be a safe distance from 
Prospect Close and the existing allotments. 
Further investigation would be required to 
identify whether the geometry of the 
carriageway would enable access to be 
achieved. Neither housing nor offices are a 
favoured use at this location. Site should be 
graded ‘X’      

The highways assessment will be incorporated 
into the updated background paper. 

Include in the 
updated assessment 

Questionnaire 
response 

Poor access to A509 and additional traffic 
using Hickmire, which is already dangerous 
due to its narrow width and absent/narrow 
footpaths 

Other matters Scott Bader We are not sure that the location of Prospect 
Farm is correctly shown on the map. 

The location of Prospect Farm appears to be 
correct. The map supplied by the promoter, 
however, incorrectly included 24 York Rd within 
the site area.  

Amend the map to 
exclude 24 York Rd. 
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Site B*: Land within the grounds of Wollaston Hall  
*Referenced as site 2 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 
Impact of a 
notifiable 
installation on the 
development  

Borough Council Chemical manufacturer close by is a 
significant factor in relation to pollution, 
noise and safety. Scott Bader has relocated 
processes to the north of its site to reduce 
impacts on the village and use of the site 
would reduce the effectiveness of that 
approach. 

The HSE sets a consultation zone around major 
hazard sites after assessing the risks and likely 
effects of major accidents.  As noted in the draft 
background paper, the zoning indicates that this 
would not be a constraint The colour coding in 
the draft background paper (~) remains 
appropriate.    

None 

Impact on 
neighbouring land 
uses 

Questionnaire 
response 

Noise/smell pollution Use of the site for small scale office development 
should not result in unacceptable levels of 
pollution.  

None 

Impact on listed 
buildings, the 
conservation area 
and areas of 
archaeological 
interest  

Borough Council – 
Design and 
Conservation 

Subject to an assessment of any heritage 
value, the building is capable of 
remodelling/rebuilding without negative 
impact on the heritage assets. 

Noted None 

Questionnaire 
response 

Detrimental to the character of the 
conservation area 

As noted in the response from the Borough 
Council, it is likely that the site could be 
developed without having an adverse impact on 
heritage assets.  

None 

Ease of utility 
provision 

Western Power Plan provided showing where our electrical 
network is situated together with a 
spreadsheet with comments and a traffic light 
system. To offer an in depth analysis we 
would require site plans and an indication of 
the load required at each site. 

The assessment will be incorporated into the 
updated background paper. 

Include in the 
updated assessment 

Anglian Water  See page 12  None 
 Questionnaire 

response 
Risk of flooding  See response from AW (page 12) None 

Vehicular access NCC Highways Access only available off Hickmire via a 
narrow, unadopted road through Wollaston 
Hall grounds.. Site should be graded ‘x’ 

The highways assessment will be incorporated 
into the updated background paper. 

Include in the 
updated assessment 

Other comments Questionnaire 
response 

The site is too small. 
 

Whilst of a small scale development could make 
a contribution towards meeting the needs of 
Wollaston on a brownfield site. 

None 
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Site C*: Land to the west of Irchester Rd 
*Referenced as site 3 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 
Pedestrian access to 
services/facilities 

Duchy of Lancaster Proposed change from ~ to √. The site is well 
connected in terms of pedestrian access to 
services and facilities. A public footpath 
crosses the site, providing a link to the 
countryside and Irchester. The existing access 
is good and the site is well located in terms of 
proximity to village facilities and the 
secondary school. 

The background paper assessment indicates that 
pedestrian access to facilities is ‘good’ (i.e. ~). To 
warrant a positive impact (√) it would be 
necessary to demonstrate that development 
would improve access for existing residents.  

None  

Impact of a 
notifiable 
installation on the 
development  

Borough Council – 
Environmental 
Health 

Chemical manufacture close by is a significant 
factor in relation to pollution, noise and 
safety. Scott Bader has relocated processes to 
the north of its site to reduce impacts on the 
village and use of the site would reduce the 
effectiveness of that approach. 

The HSE sets a consultation zone around major 
hazard sites after assessing the risks and likely 
effects of major accidents.  As noted in the draft 
background paper, housing would not be 
permitted on the westernmost part of the site, 
although other uses could be acceptable.  

Refer to the action 
taken by Scott Bader.  

Duchy of Lancaster Proposed change from X to ~ . A site layout 
has been produced which would be compliant 
with PADHI guidelines. 
 

Agree that the site layout would be compliant. 
The draft background paper, however, correctly 
indicates that housing would be precluded from 
the westernmost part of the site. The colour 
coding in the draft background paper (x) remains 
appropriate. 

Impact on 
community 
facilities 

Duchy of Lancaster Proposed change from ~ to √. The size and 
location of the site creates the opportunity to 
enhance current community facilities, or 
potentially contribute towards future 
community facilities or play provision. 

Whilst the development could contribute 
towards recreation facilities it is unlikely to 
contribute towards other forms of community 
provision.   

None   

Nene Valley NIA  Could provide an opportunity for new 
accessible greenspace/habitat creation. 
England’s Accessible Natural Greenspace 
Standard (ANGSt) recommends an area of at 
least 2ha in size within 300m of home. Long 
Plantation (directly west of the site) has been 
isolated for decades and before cultivation 
was surrounded by grassland. Land within the 
site area/adjacent to the plantation would 
have a catchment extending into the 

Noted – this possible opportunity should be 
referred to in the assessment 

Include reference to 
the potential 
opportunity for new 
accessible 
greenspace/habitat 
creation 
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Site C*: Land to the west of Irchester Rd 
*Referenced as site 3 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 

residential areas along Irchester Rd. Would 
recommend that any habitat creation be 
primarily meadow. 

Impact of existing 
noise/odour on the 
development 

Borough Council – 
Environmental 
Health 

Chemical manufacture close by is a significant 
factor in relation to pollution, noise and 
safety. Scott Bader has relocated processes to 
the north of its site to reduce impacts on the 
village and use of the site would reduce the 
effectiveness of that approach. 

The draft background paper assessment 
recognises that development would be likely to 
be affected by noise and occasional odour. See 
also above comments regarding ‘impact of a 
notifiable installation’. 

Refer to the action 
taken by Scott Bader.  

Impact on 
neighbouring land 
uses 

Duchy of Lancaster Proposed change from X to √. The access road 
lease expires in 2014, and this could be re-
located.  

There is no certainty that the road would be re-
located, although the response recognises the 
need for mitigation in the event that the site is 
developed. The colour coding in the draft 
background paper (x) remains appropriate. 

None 

Impact on 
protected species  
and sites of wildlife 
importance  

Duchy of Lancaster Proposed change from X to ~. AMEC has 
prepared an ecological report which 
concluded that there is not likely to be any 
substantial ecological constraints. Mitigation 
could enhance the ecological value of the site.  

The AMEC report indicates that there is the 
potential for new housing throughout much of 
the Borough (including this site) to adversely 
affect the Upper Nene Valley Gravel Pits SPA and 
that the Appropriate Assessment for the Core 
Strategy should be reviewed to determine any 
implications for development of the site. The 
AMEC report indicates the need for additional 
survey work to assess the impact on protected 
species. The colour coding in the draft 
background paper remains appropriate. 

None 

Wildlife Trust The ecological surveys recommended in the 
AMEC report would be required to be 
submitted to the local planning authority for 
review/approval prior to the determination of 
a planning application.  

Agreed – such information should inform the 
layout of development 

None – though this 
could be referred to 
in policy if the site is 
allocated in the Plan.   

 Nene Valley NIA See above comments (impact on community 
facilities) 

  

Impact on the 
character and 
setting of the 

Duchy of Lancaster Proposed change from X to √. The site is 
currently agricultural land surrounded on 
three sites by development and the access 

There is no certainty that development would 
result in a significant positive impact. Whilst a 
change to the colour coding in the background 

Refer to the 
opportunity to 
enhance the entrance 
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Site C*: Land to the west of Irchester Rd 
*Referenced as site 3 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 
village  road; development would form a natural 

extension to the village along Irchester Road. 
Development would provide the opportunity 
to enhance the character of the entrance to 
Wollaston through careful design and 
consultation with the local community.  

paper is therefore unwarranted, the opportunity 
to enhance the character should be recognised in 
the assessment.   

to the village in the 
section on 
opportunities 

Borough Council - 
Landscape 

The trees in the grounds of Scott Bader 
provide a backdrop and a constraint where 
the root protection would need to be plotted. 

Noted. This is a matter of detail which would 
need to be considered at a planning application 
stage. 

None 

Questionnaire 
response 

There are important views across the site.  The assessment concludes that development  
would not have a significant adverse impact on 
prominent views important to the character of 
the village.  

None 

Impact on listed 
buildings, the 
conservation area 
and areas of 
archaeological 
interest  

Duchy of Lancaster Proposed change from X to ~. The site does 
not impact on any listed buildings or lie 
within a conservation area. The HER indicates 
land north of the access road contains crop 
marks which may represent a prehistoric 
settlement, however this is not a constraint on 
bringing development forward.  

National planning policy indicates that where a 
site includes or has the potential to include 
heritage assets with archaeological interest, 
developers must submit an appropriate desk-
based assessment and, where necessary, a field 
evaluation. Until such work is undertaken, it is 
not possible to conclude that the archaeological 
interest is not a constraint. 

None 

NCC Archaeology The archaeological potential needs to be 
assessed in advance. This usually consists of 
field evaluation.   

Impact on land 
quality 

Duchy of Lancaster Proposed change from XX to ~. Despite being 
high quality land, the site is not of the highest 
agricultural value (Grade1). This is not an 
absolute constraint which could preclude 
development.  

National planning policy defines best and most 
versatile land as that within grades 1, 2 and 3a of 
the Agricultural Land Classification Local 
planning authorities are advised that where 
significant development of agricultural land is 
necessary, areas of poorer quality land should be 
used in preference to that of a higher quality. The 
loss of such land needs to be weighed against 
other planning considerations. 

None 

Ease of utility 
provision  
 

Western Power Plan provided showing where our electrical 
network is situated together with a 
spreadsheet with comments and a traffic light 

The assessment will be incorporated into the 
updated background paper. 

Include in the 
updated assessment 
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Site C*: Land to the west of Irchester Rd 
*Referenced as site 3 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 

system. To offer an in depth analysis we 
would require site plans and an indication of 
the load required at each site. 

Anglian Water  See page 12  None 
Questionnaire 
response 

Increased risk of flooding to houses below See response from Anglian Water (page 12) None 

Vehicular access NCC Highways In principle, access is achievable off Irchester 
Rd with minimal infrastructure and could 
help to reinforce the 30mph zone outside 
school. Vehicular access to the Scott Bader 
site would need to be retained   - this is a 
potential constraint as it would need to be 
compatible with the proposed use. Site should 
be graded ‘x’.   

The highways assessment will be incorporated 
into the updated background paper. 

Include in the 
updated assessment 

Questionnaire 
response 

Concerns about traffic volume, safety and 
speed. Housing, together with existing school 
and Scott Bader related traffic, would increase 
traffic congestion in this area and the risk of 
traffic accidents including children and 
pedestrians. 
 

The assessment undertaken by the highway 
authority recognises that access is constrained 
but indicates that mitigation measures should be 
possible.   

None 

Availability Duchy of Lancaster Proposed change from ~ to √. The assessment 
acknowledges that the site is currently in 
agricultural use and therefore likely to be 
readily available for development in the short 
term.  

The matrix in the background paper indicates 
that a score of ‘~’ should be given where the site 
is in agricultural use. 

None 

Other comments Scott Bader We would look to ensure that a barrier was 
provided between the site and chemical plant 

Noted None 

Questionnaire 
response 

Need to take account of the impact on 
farming business and seasonal employees’. 

 

It is not possible to provide for the scale of 
development entirely on land within the village 
and the loss of some agricultural land is therefore 
necessary.   

None 

Questionnaire 
response 

Better suited to employment as it is located 
adjacent to the main route to/from Irchester. 

The site has essentially been promoted for 
residential development and the assessment has 
been undertaken on that basis.  

None 
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Site D*: Land south of London Rd and adjacent to A509 
*Referenced as site 4 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 
Pedestrian access 
to services/facilities 

Duchy of Lancaster Proposed change from ~ to √. Well located in 
terms of proximity to the centre of village. 
There is a public footpath crossing the site to 
provide a link into the countryside across the 
A509 to Grendon Road. The site is within 
walking distance to the High Street and has 
good existing access.  

The background paper assessment indicates that 
pedestrian access to facilities is ‘good’ (i.e. ~). To 
warrant a positive impact (√) it would be 
necessary to demonstrate that development 
would improve access for existing residents. 

None 

Impact of existing 
noise/odour on the 
development 

Borough Council - 
Environmental 
Health 

Traffic noise from the A509 is unlikely to be at 
a level that requires any significant mitigation 
measures.  

Noted.  None 

Impact on 
protected species  
and sites of wildlife 
importance  

Duchy of Lancaster Proposed change from X to ~. The ecological 
report concludes that there is not likely to be 
any substantial ecological constraints to 
development. Mitigation could enhance the 
ecological value of the site.  

The AMEC report indicates that there is the 
potential for new housing throughout much of 
the Borough (including this site) to adversely 
affect the Upper Nene Valley Gravel Pits SPA and 
that the Appropriate Assessment for the Core 
Strategy should be reviewed to determine any 
implications for development of the site. The 
AMEC report indicates the need for additional 
survey work to assess the impact on protected 
species. The colour coding in the draft 
background paper remains appropriate. 

None 

Wildlife Trust The ecological surveys recommended in the 
AMEC report would be required to be 
submitted to the local planning authority for 
review/approval prior to the determination of 
a planning application.  

Agreed – such information should inform the 
layout of development 

None – though this 
could be referred to 
in policy if the site is 
allocated in the Plan.   

 Nene Valley NIA Ecological enhancement should be 
concentrated at the northern end of the site 
close to the parkland of Wollaston House and 
should focus on meadow rather than tree 
planting. Parkland is a UK Biodiversity Action 
Plan habitat and a Habitat of Principal 
Importance for England under the Natural 

Noted – this possible opportunity should be 
referred to in the assessment 

Include reference to 
the potential 
opportunity for new 
habitat creation 
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Site D*: Land south of London Rd and adjacent to A509 
*Referenced as site 4 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 

Environment and Rural Communities Act 
2006.  

Impact on the 
existing form of the 
village  

Duchy of Lancaster Proposed change from X to ~. The site would 
relate well to the existing form of the village, 
creating a logical continuation of residential 
development along London Road. 

The site is essentially bordered on only one side 
by built  development. The colour coding in the 
draft background paper remains appropriate. 

None 

Impact on the 
character and 
setting of the 
village  

Duchy of Lancaster Proposed change from X to ~. Development 
presents the opportunity for a natural 
extension along London Road, in keeping 
with the existing character of the village. 
Careful landscaping and design would 
mitigate any potential impacts to the setting 
of the village.  

The site is within an area of high landscape 
sensitivity and, as noted by the Borough Council, 
would perhaps be the most obtrusive of the sites. 
The colour coding in the draft background paper 
remains appropriate. 

None 

Borough Council - 
Landscape 

Perhaps the most obtrusive of the sites in 
terms of the effect on the landscape. 

Impact on listed 
buildings, the 
conservation area 
and areas of 
archaeological 
interest 

NCC - Archaeology The archaeological potential needs to be 
assessed in advance. This usually consists of 
field evaluation 

Noted None 

Impact on land 
quality 

Duchy of Lancaster Proposed change from XX to ~. The site is not 
of the highest agricultural value (Grade 1). 
This is not an absolute constraint which could 
preclude development. 

National planning policy defines best and most 
versatile land as that within grades 1, 2 and 3a of 
the Agricultural Land Classification Local 
planning authorities are advised that where 
significant development of agricultural land is 
necessary, areas of poorer quality land should be 
used in preference to that of a higher quality. The 
loss of such land needs to be weighed against 
other planning considerations. 

None 

Ease of utility 
provision 

Western Power Plan provided showing where our electrical 
network is situated together with a 
spreadsheet with comments and a traffic light 
system. To offer an in depth analysis we 
would require site plans and an indication of 

The assessment will be incorporated into the 
updated background paper. 

Include in the 
updated assessment 
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Site D*: Land south of London Rd and adjacent to A509 
*Referenced as site 4 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 

the load required at each site. 
Anglian Water  See page 12  None 

Vehicular access NCC Highways In principle, access is achievable off London 
Rd. This section of road, however, is one-way 
eastbound with no direct access to the A509. 
Traffic needing to access the A509 would 
either have to travel via High St/Cobb’s Lane 
or London Rd and force all traffic leaving the 
site to use the unsuitable road system in the 
village. The site should be graded ‘x’ based on 
vehicular access, but the wider implications 
need to be taken into account. 

The highways assessment will be incorporated 
into the updated background paper. 

Include in the 
updated assessment 

Availability Duchy of Lancaster Proposed change from ~ to √. The site is 
currently in agricultural use and therefore 
likely to be readily available in the short term.  

The matrix in the background paper indicates 
that a score of ‘~’ should be given where the site 
is in agricultural use. 

None 

Other matters Questionnaire 
response 

The site would be better used for employment 
if access to the A509 is possible. This would 
negate the need for HGVs visiting the site to 
go through the village. 

Discussions with the Highway Authority have 
indicated that it would not be possible to provide 
direct access between t5he site and A509. 

None 

Questionnaire 
response 

Need to take account of the impact on 
farming business and seasonal employees’. 

 

It is not possible to provide for the scale of 
development entirely on land within the village 
and the loss of some agricultural land is therefore 
necessary.   

None 
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Site E*: Land east of Hookhams Path 
*Referenced as site 6 in the draft background paper 2013  
Criteria Respondent Comment Response Proposed change 
Pedestrian access to 
services/facilities 

Duchy of Lancaster Proposed change from ~ to√. The existing 
access is good and the site is well located in 
terms of proximity to the secondary school 
and the village centre thereby providing 
greater potential for prospective residents to 
walk and reduce the number of car trips.  

The draft background paper assessment indicates 
that pedestrian access to facilities is ‘good’ (i.e. 
~). To warrant a positive impact (√) it would be 
necessary to demonstrate that development 
would improve access for existing residents. 

None 

Impact on 
community 
facilities 

Duchy of Lancaster Proposed change from ~ to √. The size and 
location of the site creates the opportunity for 
the development to enhance current 
community facilities (such as for sport) or 
potentially contribute towards future 
community facilities or play provision. 

Whilst the development could contribute 
towards recreation facilities it is unlikely to 
contribute towards other forms of community 
provision.   

None 

Nene Valley NIA Like site 3 this site offers an opportunity to 
address a lack of accessible green space. It 
would, however, benefit a larger proportion of 
residents. Whilst a 2ha space might not be 
realistic for a site of this size, the site’s 
potential should be appreciated.  

Noted – this possible opportunity should be 
referred to in the assessment 

Include reference to 
the potential 
opportunity for 
accessible natural 
greenspace. 

Impact of existing 
noise/odour on the 
development 

Duchy of Lancaster Proposed change from X to ~. The location of 
the site is such that noise would not be a 
significant intrusion, and noise from a school 
has never been cited as a reason to render 
residential land unsuitable.  

Noted. The assessment in the draft background 
paper does not indicate that the impact of 
existing noise would render the site unsuitable 
for development. It does, however, advise that 
mitigation is likely to be necessary. The colour 
coding in the draft background paper remains 
appropriate. 

None 

Borough Council - 
Environmental 
Health 

With suitable design and mitigation, together 
with limited times of use, noise is not likely to 
be significant 

Impact on 
neighbouring land 
uses 

Duchy of Lancaster Proposed change from X to ~.  The site is 
surrounded immediately to the west by 
residential development and to the north by 
Wollaston School. The development of this 
site will not have a significant impact on 
either of these land uses.  

The draft background paper assessment indicates 
that the uses are compatible, but recognises the 
likely need for careful design to mitigate 
potential conflict. The colour coding in the draft 
background paper remains appropriate. 

None 

Impact on 
protected species  
and sites of wildlife 

Duchy of Lancaster Proposed change from X to ~. AMEC has 
undertaken an ecological report of the site. 
This report concludes that there is not likely 

The AMEC report indicates that there is the 
potential for new housing throughout much of 
the Borough (including this site) to adversely 

None 
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Site E*: Land east of Hookhams Path 
*Referenced as site 6 in the draft background paper 2013  
Criteria Respondent Comment Response Proposed change 
importance  to be any substantial ecological constraints to 

development on the site. Mitigation could 
enhance the ecological value of the site.  

affect the Upper Nene Valley Gravel Pits SPA and 
that the Appropriate Assessment for the Core 
Strategy should be reviewed to determine any 
implications for development of the site. The 
AMEC report indicates the need for additional 
survey work to assess the impact on protected 
species. The colour coding in the draft 
background paper remains appropriate 

Wildlife Trust The ecological surveys recommended in the 
AMEC report would be required to be 
submitted to the local planning authority for 
review/approval prior to the determination of 
a planning application.  

Agreed – such information should inform the 
layout of development 

None – though this 
could be referred to 
in policy if the site is 
allocated in the Plan.   

Impact on the 
character and 
setting of the 
village  

Duchy of Lancaster Proposed change from X to ~. Development 
presents the opportunity for an extension of 
residential dwellings along Hookham’s Path, 
which could mirror development on the other 
side of the road. This would extend no further 
east than the current extent of the school. 
Careful landscaping and design would 
mitigate any potential impacts to the 
character of the village.  

The draft background paper assessment indicates 
that appropriate landscape measures would be 
necessary to help mitigate potential impacts on 
the character of the village.   The colour coding in 
the draft background paper remains appropriate. 

None 

 Questionnaire 
response 

Site enhances arrival into Wollaston and 
would reduce the extent of open countryside 
between Wollaston and Irchester.  

Development would not be any closer to 
Irchester than some existing development in 
Wollaston.   Landscaping and design measures 
will need to be developed to ensure that 
proposals are of a high quality. 
 

None 

Impact on listed 
buildings, the 
conservation area 
and areas of 
archaeological 
interest  

Duchy of Lancaster Proposed change from X to ~. The site does 
not impact on any listed buildings or lie 
within a conservation area. The HER indicates 
there is some potential for archaeological 
activity; however this is not a constraint on 
bringing development forward.  

National planning policy indicates that where a 
site includes or has the potential to include 
heritage assets with archaeological interest, 
developers must submit an appropriate desk-
based assessment and, where necessary, a field 
evaluation. Until such work is undertaken, it is 
not possible to conclude that the archaeological 

None 

NCC - Archaeology The archaeological potential needs to be 
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Site E*: Land east of Hookhams Path 
*Referenced as site 6 in the draft background paper 2013  
Criteria Respondent Comment Response Proposed change 

assessed in advance. This usually consists of 
field evaluation.   

interest is not a constraint. 

Impact on land 
quality 

Duchy of Lancaster Proposed change from XX to ~. The site is not 
of the highest agricultural value (Grade 1). 
This is not an absolute constraint which could 
preclude development. 

National planning policy defines best and most 
versatile land as that within grades 1, 2 and 3a of 
the Agricultural Land Classification Local 
planning authorities are advised that where 
significant development of agricultural land is 
necessary, areas of poorer quality land should be 
used in preference to that of a higher quality. The 
loss of such land needs to be weighed against 
other planning considerations. 

None 

Ease of utility 
provision 

Western Power Plan provided showing where our electrical 
network is situated together with a 
spreadsheet with comments and a traffic light 
system. To offer an in depth analysis we 
would require site plans and an indication of 
the load required at each site. 

The assessment will be incorporated into the 
updated background paper. 

Include in the 
updated assessment 

Anglian Water  See page 12  None 
Vehicular access NCC Highways In principle, access is achievable off 

Hookhams Path with relatively minimal 
infrastructure. The location for the access 
would need to be sensitive to the existing 
access to Park St and the Hookhams 
Path/Hinwick Rd junction. The site should be 
graded ‘~’ 

The highways assessment will be incorporated 
into the updated background paper. 

Include in the 
updated assessment 

Questionnaire 
response 

There would be an increase in traffic going 
past the school. There is a need to take 
account of existing HGV and Santa Pod traffic 
and the speed of vehicles using Hookhams 
Path at weekends to access Santa Pod.  

Detailed proposals would need to demonstrate 
that safe and suitable access to the site can be 
achieved and, if necessary, include appropriate 
mitigation measures. 
 

None 

Availability Duchy of Lancaster Proposed change from ~ to √. The assessment 
acknowledges that the site is currently in 
agricultural use and therefore likely to be 
readily available for development in the short 
term.  

The matrix in the background paper indicates 
that a score of ‘~’ should be given where the site 
is in agricultural use. 

None 
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Site E*: Land east of Hookhams Path 
*Referenced as site 6 in the draft background paper 2013  
Criteria Respondent Comment Response Proposed change 
Other matters Questionnaire 

response 
Need to take account of the impact on 
farming business and seasonal employees’. 

 

It is not possible to provide for the scale of 
development entirely on land within the village 
and the loss of some agricultural land is therefore 
necessary.   

None 

Questionnaire 
response 

Severe light pollution No evidence that levels of light pollution at this 
location would be worse than at other sites. Such 
a criterion would not therefore assist in deciding 
which sites to allocate for development. 

None 
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Site F*: Land adjacent and to rear of the Recycling Centre, Doddington Rd 
*Referenced as site 10 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 
Impact of existing 
noise/odour on the 
development 

Borough Council – 
Environmental 
Health 

The site is located between the recycling 
centre and sewage effluent handling 
contractor’s premises. A commercial use may 
be appropriate. 

Noted None 

Impact on 
neighbouring land 
uses 

NCC  - Waste Located adjacent to a permitted waste facility. 
No objection to the allocation provided that, 
as set out in the assessment, it will not 
prejudice the use of the recycling centre.   

Noted None  

Impact on 
protected species  
and sites of wildlife 
importance  

Natural England If the site is developed, every opportunity 
should be taken to make biodiversity and 
green infrastructure enhancements.  

Noted. This should be a key principle for the 
development in the event that the site is included 
in the Plan.   

None 

Wildlife Trust There is a water course on the site. Reference  to the watercourse could usefully be 
made in the commentary 

Refer to the 
watercourse in the 
commentary 

Impact on the 
existing form of the 
village  

Anglian water (site 
promoter) 

Development of the site would not affect the 
village directly and could improve the village 
character by providing employment land for 
the relocation of other businesses in the 
village. It would appear that two sites are 
dependent on the relocation of existing 
businesses to come forward.  

It is acknowledged that the site might provide an 
opportunity for businesses to relocate from the 
village, including from sites where there are 
existing environmental problems.   
Redevelopment of the Hinwick Rd industrial 
estate is no longer being promoted by the owner 
and opportunities to provide for the relocation of 
existing businesses from that particular site are, 
however, no longer pressing. The site is, however, 
significantly detached from the village and the 
colour coding in the draft background paper 
remains appropriate. 

None  

Impact on listed 
buildings, the 
conservation area 
and areas of 
archaeological 
interest 

NCC  - Archaeology  Question the inclusion of the site. The 
summary identifies that the area contains 
ridge and furrow earthworks – an asset which 
is particularly sensitive to development and is 
difficult to mitigate. Ridge and furrow is best 
experienced within a landscape rather than as 
just one field. The site is adjacent to an 
extensive area of ridge and furrow to the east  
- development would have a detrimental 

In view of these comments it is considered that 
the colour coding for the assessment should be 
amended from ‘x’ to ‘xx’ (significant constraints 
identified such that it is unlikely that the impact 
could be mitigated.  

Amend the colour 
coding from’x’ to ‘xx’ 
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Site F*: Land adjacent and to rear of the Recycling Centre, Doddington Rd 
*Referenced as site 10 in the draft background paper 2013 
Criteria Respondent Comment Response Proposed change 

impact on the appreciation of the asset.    
Impact on flood 
risk 

Environment 
Agency 

More than 60% of the site falls within flood 
zones 2 and 3. It may be more realistic to 
judge the site as ‘red’ (entirely, or largely, 
within zone 3) until further detailed 
investigations reveal otherwise.  

In view of these comments it is considered that 
the colour coding for the assessment should be 
amended from ‘x’ to ‘xx’   

Amend the colour 
coding from’x’ to ‘xx’ 

Ease of utility 
provision 

Western Power Plan provided showing where our electrical 
network is situated together with a 
spreadsheet with comments and a traffic light 
system. To offer an in depth analysis we 
would require site plans and an indication of 
the load required at each site. 

The assessment will be incorporated into the 
updated background paper. 

Include in the 
updated assessment 

Anglian Water  See page 12  None 
Vehicular access NCC Highways In principle, an access is achievable off 

Doddington Rd with minimal infrastructure. 
Links with Wollaston would need to be 
strengthened and should include widening of 
the bridge over the watercourse and 
installation of footway and crossing of A509. 
The site should be graded ‘~’ 

The highways assessment will be incorporated 
into the updated background paper. 

Include in the 
updated assessment 

Other comments Anglian Water (site 
promoter) 

The site may be suited for employment and/or 
waste uses and could contribute to better 
recycling rates. This element of the site 
assessment should be included within the 
methodology 

The site has been assessed for employment 
purposes. There is no certainty that such a use 
would contribute towards better recycling rates.  

None 

 
 
 


