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1.

INTRODUCTION
Northamptonshire is located in the south of the East Midlands and its central location in
relation in the UK has meant that much of the freight transport in the UK travels through
this region at some point. Key routes in the area include the A14, M1, A43 and A45. The
A14 is a major east to west route and connects the A1 and M1.
As a result of the high levels of freight movement in the area problems have arisen in
relation to lorry related crime and inappropriate parking causing nuisance. In order to
quantify the need for HGV parking in 2009 a Northamptonshire HGV Parking Study was
completed by Faber Maunsell on behalf of the Highways Agency and Northamptonshire
County Council.
This study identified a need for 300 lorry parking spaces within Northamptonshire. It
concludes that up to three new lorry parks are required in Northamptonshire and that at
least one of these should be on the A14 and one on the A45 route.
The purpose of this paper is to set out a methodology for identifying and assessing sites
for Heavy Goods Vehicle Parking in North Northamptonshire. This first paper focuses on
the Northamptonshire stretch of the A14 between the M1 and the East Northamptonshire
and Huntingdonshire border.
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2.

SITE IDENTIFICATION METHODOLOGY
The site identification methodology will be split into two parts. Part one will look at broad
locations which may be appropriate for HGV parking. Part two will be an assessment of
specific sites within these locations to identify a site or sites to be allocated for this use in
Development Plan Documents. This study will form a part of the evidence base leading to
the identification of a site or sites, and may be used in assessing the suitability of sites
considered through planning applications.

2.1 Part 1 – Identification and Assessment of broad locations
The first stage of the methodology involves identifying the most appropriate broad
locations for HGV parking, these broad locations will then be subject to a detailed
assessment as set out below. This section of the methodology discusses the issues which
have been considered when identifying the broad locations for growth and justifies why
locations have been included or excluded.
2.2 Suitability of junctions
When assessing appropriate locations for HGV parking facilities an important consideration
is the accessibility of the location to the strategic road network and the willingness of
drivers to divert away from their route to find parking facilities.
The parking facility will need to be accessed by vehicles travelling in both directions along
the A14 or A45. Therefore the assessment will only include sites which are accessible from
a two way junction.
2.3 Distance to the Strategic Road Network
As part of the Northamptonshire HGV Parking Study a survey of drivers was undertaken,
as part of this survey drivers were asked how far they would be willing to travel from their
intended route to find truck parking facilities. The survey found that 25% of drivers would
not be willing to leave their intended route, 20% would be willing to travel 1-2km, 10%
would be willing to travel 3-5km, 25% would be willing to travel 6-10km, 15% would be
willing to travel 11-20km and 5% would be willing to travel 31-50km.
While it is recognised that some drivers are willing to travel a significant distance to find
parking provision this site search will be limited to locations that are within 2km of the SRN.
2km has been selected because 75% of drivers indicated that they would be willing to
travel this distance. The detailed site assessment will give further consideration to the
distance from the SRN and in order to reflect the need for the “facility to serve all drivers”
sites located closest to the SRN will receive a higher score against this criterion.
2.4 Suitability of roads
Another important issue is the suitability of roads used to access the site for HGV vehicles.
Some smaller roads are not suitable for HGV’s and it would not therefore be appropriate to
look for sites along roads which are not of a standard to accommodate these types of
vehicles. There are a number of routes within the County which have 7.5t weight
restrictions these routes have been identified as being unsuitable for HGVs. The site
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search will therefore not consider sites along these routes. The exception to this will be
sites which are adjacent to the SRN where the detailed assessment will consider whether
suitable access to the site could be found.
2.5 Size of site
The HGV parking assessment identifies a need for 300 lorry parking spaces within
Northamptonshire. It concludes that up to three new lorry parks are required within
Northamptonshire and that at least one of these should be on the A14 and one on the A45
route. The site search will therefore look for sites which could accommodate a minimum of
100 lorry parking spaces.
2.6 Identification of broad locations
To identify the broad locations for development a mapping exercise was carried out. This
created a 2km buffer either side of the A14. It then identified full movement junctions and
roads from these junctions which were suitable for HGV traffic. Along these routes the
boundaries of the broad locations have been drawn along natural barriers, for example
rivers or roads, where these exist and where natural barriers do not exist a 500m buffer
has been drawn. The distance of 500m has been identified as an appropriate distance
given the size of the site required to be accommodated. Where an all movement junction is
accessed by a road with a 7.5t weight restriction this site will need to be accessed from the
junction and therefore a buffer of 500m from the junction has been used to identify the
extent of the broad location to be considered.
Within these areas a further sifting exercise was carried out to remove any locations which
would not be suitable for assessment. This sieving removed areas which:
• Have planning permission or are allocated for another use
• Are located within flood zone three
• Are an internationally or nationally important wildlife site
The broad locations to be assessed following this sifting identified are shown in Appendix
1. In addition to these broad locations a site, known as Blackdown Services (DA03),
located between the M1 and Junction 1 of the A14 has been promoted for HGV parking.
Although this site is not located at a 2-way junction it has been included within the
assessment to ensure that all potential options have been assessed.
2.7 Assessment of broad locations
The criteria developed to assess the broad locations have been developed using the
sustainability appraisal framework for the Core Spatial Strategy. This approach has been
taken to ensure that the assessment addresses all relevant sustainability criteria in a clear
and consistent manner. The criteria focus on issues such as accessibility, location, impact
on landscape, heritage and ecology and constraints such as flood risk.
A scoring mechanism has been developed to enable the sites to be ranked. The scoring
system splits criteria as set out below:
• Criteria which would have a significant impact on either the potential to develop the
site or on the surrounding area have been scored between -10 and 10.
• Criteria which would be of benefit but which are not critical are scored from 0 to 5
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The purpose of this two tier scoring system is to ensure that factors which are beneficial
but not crucial do not skew the ranking of sites.
Site Name
Reference
Area
Current Use
Potential Capacity
Date of assessment:
GIS
Site visit

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads

Distance to
other main
routes from
the A14, A45

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

5

GIS

3

0

0

Less than 1km from the SRN

5

Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes 0
More than 5km from other
potential routes

-10

This is scored from 0 to 5 as
although it is beneficial it is not
crucial.
Walking times are based on a
speed of 3mph 5 minutes walking
time is equivalent to 400m and 10
minutes walking time is equivalent
to 800m.
The distance measured will be the
distance to the nearest facility.

GIS
The distances chosen have been
based on the findings of the HGV
parking study which indicated
drivers 75% of drivers would be
willing to travel 2km to find
parking and that 25% would not
be willing to leave their intended
route.

GIS
This is scored from -10 to 10 as
the strategic road network and
HGV movements will involve
movements away from the A14
and A45.
The surrounding road networks
from the A14 and A45 that are
HGV routes will also be
considered. Principally, the A605,
A6, A6116, A43, A509
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Distance
from major
attractors
(Industrial
estates)

Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other

More than 2km from a major
attractor
1-2km from a major attractor

-10

Less than 1km from a major
attractor

10

Site is located further than 14
miles from a site in both directions

10

Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

0

The site is adjacent to a railway
line
The site is not adjacent to a
railway line

5

GIS

0

This is scored from 0 to 5 as
although it is beneficial it is not
crucial.

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

10

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

10

GIS

5
-10

This is scored from -10 to 10 as
national guidance gives high
protection to the protection of
open countryside.

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

-10

GIS

Site is accessed through a
residential area
Site is accessed through existing
development other than residential

-10

Site visit/ GIS

-5

This is scored from -10 to 10 as
impact on adjacent areas,
particularly if these are residential,
is an important issue in assessing

0

5

GIS
Major attractors are considered to
be Pytchley Lodge Industial
Estate, Telford Way Industrial
Estate, Kettering Business Park,
North Kettering Business Area,
Kettering Venture Park, Latimer
Park, Millbuck Industrial Estate,
Stoke Road Industrial Estate, Islip
Furnace, Thrapston Business
Park, Acorn Ind, Cosy Nook Ind,
Oundle Rd Ind.

GIS
Score will be accompanied by a
written assessment on the
suitability of the location in terms
of spacing
This is based on guidance on
spacing of facilities contained in
Circular 01/2008

This is scored from 0 to 10 as it is
important that new development
fits within the strategy set out in
the Core Spatial Strategy

0

-5

There are no declared AQMA in
North Northamptonshire

0
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development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
location but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated

the suitability of a site.

10

-10

10

Site not
suitable
- 10

Site visit/ GIS
This is scored from -10 to 10 as
impact on residential areas from
potential light and noise pollution
impacts on quality of life and the
suitability of the site. Additional
notes will be included with the
assessment if the impact on
residential areas would be
considered to make development
of the site unacceptable.

GIS
This is scored from -10 to 10 as
impact on designated sites is an
important issue in assessing the
suitability of a site
100m based on previous site
assessment work carried out at
ENC

10

-10

0

Site visit
This is scored from -10 to 10 as
visual impact is an important issue
when assessing the suitability of a
site

10

-10

GIS/ Site visits
This is scored from -10 to 10 as
this impact on historical features
is an important issue when
assessing the suitability of a site.

0
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Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

Minerals
Is the site
located in an
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

10

-10
-6
-3

This scoring is based on guidance
given by the Environment Agency
to Corby BC during the production
of their Site Specific Allocations
DPD.

0

10
5
2
-2
-5
-10
-10

0

Development would not result in a
loss of the best and most versatile
agricultural land

10

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

-10

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

GIS

Site visit & GIS
This is scored from -10 to 10 as
national guidance prioritises use
of previously developed land.

GIS
This is scored from -10 to 10 as
national guidance gives high
protection to the best and most
versatile agricultural land.

GIS
This is scored from -10 to 10 as it
is important to protect locations
identified for minerals and waste
development.

GIS/ Planning files
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2.8 Part 2 – Identification and assessment of specific sites
The assessment of broad locations has enabled these to be ranked in order of suitability.
The second part of this assessment will use this ranking to identify the most suitable broad
locations and to assess within these the most appropriate sites for development. These
sites will then be subject to a more detailed assessment which will include criteria relating
to infrastructure, deliverability and availability in addition to a more detailed assessment of
landscape impact and ecology.
The table below provides a summary of the assessment of broad locations and identifies
areas within the broad locations most suitable for further assessment. Ten of these sites
have scored 40 or over and have been identified for further assessment. Those sites
scoring lower that 40 have been discounted at this stage as to score below this level these
sites would have a number of constraints and/or would be in locations which are less
accessible.
Table 1
Site Reference

Score

Further Assessment

DA01
DA02
DA03
KE01
KE02
KE03
KE04
KE05
KE06
KE07
KE08

Existing p/p for facility
-18
15
30
20
30
20
28
Not available
40
85

No
No
No
No
No
No
No
No
No
Yes
Yes

KE09
KE10
KE11
KE12
KE13
KE14
KE15
KE16
KE17
KE18
KE19
KE20
KE21
KE22
KE23
KE24
KE25
ENC1
ENC2
ENC3

15
70
30
55
55
60
25
10
28
58
90
5
20
30
-5
-30
-15
80
35
20

No
Yes
No
Yes
Yes
Yes
No
No
No
Yes
Yes
No
No
No
No
No
No
Yes
No
No

Area
fo
further assessment
N/a
N/a
N/a
N/a
N/a
N/a
N/a
N/a
N/a
Whole site
Area
away
from
residential buildings
N/a
Whole site
N/a
North eastern section
Whole site
Northern edge
N/a
N/a
N/a
Northern section
Northern section
N/a
N/a
N/a
N/a
N/a
N/a
Whole site
N/a
N/a
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ENC4
ENC5
ENC6
ENC7
ENC8

Site not suitable
5
Site not suitable
45
30

No
No
No
Yes
No

N/a
N/a
N/a
Whole site
N/a

The assessment sheet below will be used to assess the 10 sites identified for further
assessment. The assessment sheet includes the information collected during the initial
assessment of broad locations but focuses this on the specific part of the site identified for
further assessment. In addition to this the assessment includes criteria relating to impact
on the road network, viability, availability, deliverability and a more detailed assessment of
landscape and ecological impacts.
The scoring mechanism to assess these sites has been developed using the scoring
mechanism for the broad locations to enable the sites to be ranked. The scoring system
splits criteria as set out below:
• Criteria which would have a significant impact on either the potential to develop the
site or on the surrounding area have been scored between -10 and 10.
• Criteria which would be of benefit but which are not critical are scored from 0 to 5
The purpose of this two tier scoring system is to ensure that factors which are beneficial
but not crucial do not skew the ranking of sites.

HGV Parking Site Assessment Sheet
Site Name
Reference
Area
Current Use
Potential Capacity
Date of assessment:
GIS
Site visit
RNRP
NCC
HA

Assessment
topic
Accessibility
Potential
access to a

Assessment criteria

Score

Site is within 5 minutes (400m)
walking distance of a settlement

5

Method of assessment and
Justification
GIS
This is scored from 0 to 5 as
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settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads

Distance to
other main
routes from
the A14, A45

Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight

with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

3

0

0

Less than 1km from the SRN

5

Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes 0

although it is beneficial it is not
crucial.
Walking times are based on a
speed of 3mph 5 minutes walking
time is equivalent to 400m and 10
minutes walking time is equivalent
to 800m.
The distance measured will be the
distance to the nearest facility.

GIS
The distances chosen have been
based on the findings of the HGV
parking study which indicated
drivers 75% of drivers would be
willing to travel 2km to find
parking and that 25% would not
be willing to leave their intended
route.

GIS
This is scored from -10 to 10 as
the strategic road network and
HGV movements will involve
movements away from the A14
and A45.
The surrounding road networks
from the A14 and A45 that are
HGV routes will also be
considered. Principally, the A605,
A6, A6116, A43, A509

More than 5km from other
potential routes

-10

More than 2km from a major
attractor
1-2km from a major attractor

-10

Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

10

Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

0

The site is adjacent to a railway
line
The site is not adjacent to a

5

GIS

0

This is scored from 0 to 5 as
although it is beneficial it is not
crucial.

0

10

GIS
Major attractors are considered to
be Pytchley Lodge Industial
Estate, Telford Way Industrial
Estate, Haldon Parkway, Islip
furnaces

GIS
Score will be accompanied by a
written assessment on the
suitability of the location in terms
of spacing
This is based on guidance on
spacing of facilities contained in
Circular 01/2008
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movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other

railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

10
5

This is scored from 0 to 10 as it is
important that new development
fits within the strategy set out in
the Core Spatial Strategy

0

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

10

GIS

5
-10

This is scored from -10 to 10 as
national guidance gives high
protection to the protection of
open countryside.

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

-10

GIS

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

-10

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would

Site not
suitable

-5

There are no declared AQMA in
North Northamptonshire

0

-5
10

-10

10

- 10

Site visit/ GIS
This is scored from -10 to 10 as
impact on adjacent areas,
particularly if these are residential,
is an important issue in assessing
the suitability of a site.

Site visit/ GIS
This is scored from -10 to 10 as
impact on residential areas from
potential light and noise pollution
impacts on quality of life and the
suitability of the site. Additional
notes will be included with the
assessment if the impact on
residential areas would be
considered to make development
of the site unacceptable.

GIS
This is scored from -10 to 10 as
impact on designated sites is an
important issue in assessing the
suitability of a site
100m based on previous site
assessment work carried out at
ENC

10
Site not

GIS/ consultation with
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ecological
features
(Including
BAP priority
habitats and
species)

Landscape
Landscape
designation

have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
location but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and

suitable

0

Natural England and/ or
Wildlife Trust
This is scored from -10 to 10 as
this impact on ecological features
is an important issue when
assessing the suitability of a site.

10

-10

0

RNRP
This is scored from -10 to 10 as
this impact on landscape
designations is an important issue
when assessing the suitability of a
site. Scoring will use RNRP
methodology.

10
-10

0

Site visit/ RNRP work
This is scored from -10 to 10 as
visual impact is an important issue
when assessing the suitability of a
site

10

-10

GIS/ Site visits
This is scored from -10 to 10 as
this impact on historical features
is an important issue when
assessing the suitability of a site.

0

10
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Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

Minerals
Is the site
located in an
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Infrastructure
Safe access
to and from
the highway

-10
-6
-3

GIS
This scoring is based on guidance
given by the Environment Agency
to Corby BC during the production
of their Site Specific Allocations
DPD.

0

10
5
2
-2
-5
-10
-10

0

Development would not result in a
loss of the best and most versatile
agricultural land

10

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

-10

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network

10

Site visit & GIS
This is scored from -10 to 10 as
national guidance prioritises use
of previously developed land.

GIS
This is scored from -10 to 10 as
national guidance gives high
protection to the best and most
versatile agricultural land.

GIS
This is scored from -10 to 10 as it
is important to protect locations
identified for minerals and waste
development.

Site not
suitable

Consultation with Highways
Agency and NCC highways
department
This is scored from 10 to ‘site not
suitable’ as if safe access from
the highway can not be gained the
site should not be developed. The
assessment does not consider
potential for new accesses as no
additional accesses to the SRN
will generally permitted in
accordance with Circular 02/2007.
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Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway
Impact on
the local road
network

No adverse impact on the SRN

10

Adverse impact but impacts can be 0
mitigated
Adverse impact and impact cannot
be mitigated

Site not
suitable

No adverse impact on the local
road network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated

10
0
Site not
suitable

Consultation with highways
agency
This is scored from 10 to ‘site not
suitable’ as if there is an adverse
impact on the SRN which cannot
be mitigated the site is not
suitable.

Consultation with NCC
This is scored from 10 to ‘site not
suitable’ as if there is an adverse
impact on the local road network
which cannot be mitigated the site
should not be developed.

Deliverability
Deliverability/
viability
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

To be assessed by consultants
Interest in selling or leasing the site 10
No interest in selling or leasing the -10
site

This is scored from -10 to 10 as
availability of the site is an
important issue when assessing
the suitability of a site.

There is sufficient space within the site to provide the range of facilities
required

Summary of site history

GIS/ Planning files

The full assessment sheets are contained in appendix 4.

2.9 Summary of Detailed Assessments
The HGV Parking Site Assessment initially identified broad locations around two-way
junctions along the Northamptonshire stretch of the A14. The initial assessments allowed
these broad locations to be ranked and within these ten sites were identified as appropriate
for further assessment. These sites were then subject to a more detailed assessment
which included consultations with the Highways Agency, Northamptonshire County
Council, Highways Agency, RNRP, The Wildlife Trust and a deliverability and viability
assessment carried out by Lambert Smith Hampton. The results of this detailed
assessment are summarised below.
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KE07 - South of junction 3, East of Orton Road
Summary:
Site performs moderately well in terms of accessibility, main concerns relate to distance to
attractors and spacing in relation to existing facilities. Constraints include loss of open
countryside and impact on adjacent residential dwelling. The site performs poorly in terms
of ecological impacts when compared with other sites in the assessment.
The site performs moderately well in terms of landscape when compared with the other
sites in the assessment and proposed planting will at least partially mitigate the impact.
In terms of infrastructure, safe access can be gained to the site but would require
improvements, when compared with other sites the site performs well in terms of impact on
the local road network and gaining safe access.
The site is currently being promoted for a truck stop and therefore scores high in terms of
deliverability. The infrastructure costs associated with development of a truck stop are also
considered to be lower than other sites in the assessment so the site scores high in terms
of viability when compared with other sites in the assessment.

KE08 - Junction 7, north of the A43
Summary:
This site performs very well in terms of accessibility and in particular in relation to HGV
routes and major attractors. The site does not perform well in terms of ecology when
compared with other sites in the assessment.
The site performs moderately well in terms of landscape impact, the site would be visible
from parts of Kettering and from the north towards Rothwell, mitigation may be possible.
This site performs poorly in relation to safe access and impact on the local road network as
significant mitigation would be required and this may affect the SRN. The site performs
poorly in terms of deliverability and viability. The landowner is not currently promoting the
site for development and the cost of infrastructure required would make the site unviable
for a truck stop development.
KE10 - Land south east of Junction 7
Summary:
This site scores very well in terms of accessibility. Constraints include the proximity of
residential development and the crematorium and the size and shape of the site.
The site scores well in terms of ecological impact when compared with other sites. The site
scores moderately well in terms of landscape, but is visible from the open landscape.
This site performs poorly in term of safe access and impact on the local road network. The
impact of development of this site for HGV parking would be significant and the local road
network is not adequate. Access to the site would have an unacceptable impact on
vehicles travelling into and out of Kettering and has therefore been assessed as
unsuitable.
The site scores poorly in terms of deliverability and viability as the site is not being
promoted and it is anticipated that access and highway improvements would make the site
unviable for a truck stop development.
KE12 - South west of junction 8 south of the A43
Summary:
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The site scores relatively well in terms of accessibility. Constraints include impact on the
adjacent Golf Course.
The site scores moderately well in terms of ecology when compared with other sites in the
assessment. The site scores moderately well in terms of landscape impact, the most
significant visual impact is when approaching from the south.
The site performs poorly in terms of safe access and impact on the local road network. The
impact of HGV’s turning right across the A43 would be unacceptable and the site has been
assessed as being unsuitable.
The site performs well in terms of deliverability as the cost of highways improvements are
anticipated to be lower than other sites in the assessment but has a lower score for viability
as it is anticipated that costs of levelling the site would make it unviable for a truck stop
development.
KE13 - Junction 9, north of Isham Road
Summary
This site scores well in terms of accessibility. Constraints include impact on the residential
dwellings to the south east of the site. The site performs relatively well in terms of ecology
when compared with other sites assessed.
This site scored poorly in terms of landscape impact. The high visibility of this site means
development for HGV parking would have an unacceptable impact and the site has been
assessed as not suitable.
The site scores relatively well in terms of safe access and impact on the road network and
safe access could be achieved with on site works.
The site scores poorly in terms of deliverability and viability. The site is being promoted for
a higher value use and it is unlikely to be available for a lower value use. The costs of the
highways improvements are likely to make the site unviable for HGV parking.
KE14 - Junction 9, east of A509
Summary
This site performs well in terms of accessibility. The site performs poorly in terms of
ecology when compared to other sites in the assessment and is close to a Local Wildlife
Site and SSSI.
The site would have a significant visual impact and is a highly sensitive landscape and as
such has been assessed as being not suitable.
The site scores poorly in terms of access and impact on the local road network and has
been assessed as being not suitable.
The site scores poorly in terms of deliverability and viability. The site has been promoted
for a higher value use and it is unlikely it would be released for a lower value use. The site
would require significant road improvements and the cost of this would make it unviable for
HGV parking.
KE18 - South of junction 10, east of Kettering Road
Summary
This site scores very well in terms of accessibility. The site scores moderately well when
compared with other sites in terms of ecology.
The site is medium in terms of visual impact with a potential issue with visibility from Burton
Latimer.
The site scores well compared to other sites in terms of safe access and impact on the
local road network, access would need to be from Kettering Road. The site performs well
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in terms of deliverability when compared with other sites however it may be under option
and therefore promoted for a higher value use and is not available for HGV parking. The
site levelling costs and highway issues may render the site unviable for HGV parking.
KE19 - South of junction 10, east of the A6
Summary
The site scores very well in terms of accessibility. The site scores well in terms of ecology
when compared with other sites in the assessment.
The site also scores well in terms of landscape as site already has mature screening.
The site scores poorly in terms of safe access and impact on the local road network, traffic
turning right onto the A6 would have a significant impact. The site has been assessed as
unsuitable in terms of gaining safe access and impact on the local road network.
The site scores well in terms of deliverability however the site may be under option and
therefore promoted for a higher value use and is not available for a truck stop. In terms of
viability the costs of highways infrastructure may make the site unviable for HGV parking.
ENC 01 - Islip Furnace
Summary
This site scores well in terms of accessibility. The site scores well compared with other
sites in the assessment in terms of ecology but existing vegetation should be retained.
The site scores moderately well in terms of landscape, there would be an adverse impact
but existing screening offers some mitigation.
The site scores relatively well in terms of gaining safe access and impact on the local road
network when compared with other sites in the assessment.
The site scores moderately well in terms of deliverability however the sloping nature of the
site would have a significant impact on viability. The site is being promoted and an
application submitted for a higher value use. The costs associated with levelling the site
and road improvements are significant and make the site unviable for HGV parking.
ENC 07 - Land South of Thrapston (East of A605)
Summary
The site scores well in terms of accessibility. In terms of ecology the site performs well
when compared to other sites in the assessment.
The landscape impact of development of this site would be moderate; the site is not in a
prominent position apart from when viewed from the east and is in an area of medium
landscape sensitivity.
It may be possible to gain safe access to the site however this is uncertain.
The site performs poorly in terms of deliverability and viability. The site is not currently
being promoted for development and there are significant infrastructure costs associated
with delivery of the site. These costs are likely to make the site unviable for HGV parking.
Table 2 - Summary Scores:
Site
reference
KE07

Site Name

Score

Additional considerations

South of
junction 3,
East of Orton
Road

86

Anticipated costs lower than other sites in
the assessment.
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KE08

Junction 7,
north of the
A43

KE10

Land south
east of
Junction 7

KE12

South west of
junction 8
south of the
A43

KE13

Junction 9,
north of Isham
Road

KE14

Junction 9,
east of A509

KE18

South of
junction 10,
east of
Kettering
Road
South of
junction 10,
east of the A6

KE19

ENC01

Islip Furnace

ENC07

Land South of
Thrapston
(East of A605)

Site not suitable Assessed as unsuitable in terms of impact
(91)
on the local road network and gaining
safe access. Cost of infrastructure to be
provided would make the site unviable for
a truck stop development.
Site not suitable Assessed as unsuitable in terms of impact
(56)
on the local road network and gaining
safe access. Anticipated that access and
highway improvements would make the
site unviable for a truck stop development.
Site not suitable Assessed as unsuitable due to impact on
(86)
road network of HGV’s turning right
across the A43. Highways improvements
assessed as lower than other sites in
assessment but cost of levelling the site
would make it unviable for truck stop
development.
Site not suitable High visibility of site means it has been
(69)
assessed as unsuitable in terms of impact
on the landscape. Site is being promoted
for a higher value use so is not likely to be
available for a lower value use. The cost
of highway improvements is likely to make
the site unviable for truck stop
development.
Site not suitable Highly sensitive landscape and significant
(37)
visual impact means the site has been
assessed as unsuitable in terms of
landscape impact.
90
There are aspirations for higher value
uses on the site and it is not available for
HGV parking. Levelling and highway
issues may make the site unviable.
Site not suitable Assessed as unsuitable in terms of impact
(98)
on the road network and gaining safe
assess, HGV traffic turning right on the A6
would have a significant impact. Site is
being promoted for a higher value use so
is not likely to be available for a lower
value use. The cost of highway
improvements may make the site unviable
for truck stop development.
96
There are aspirations for higher value
uses on the site and it is not available for
HGV parking. Costs of levelling the site
are significant and would make the site
unviable for HGV parking.
47
Significant infrastructure costs make the
site unviable for HGV parking.
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3.0 Conclusion
The detail assessment found that six of the sites have been assessed as unsuitable for
HGV parking in terms of landscape impact or gaining safe access to the site and impact on
the local road network. The remaining four sites achieved a range of scores from 47 to 96.
Two of these, KE18 and ENC01, are not available for HGV parking as there are aspirations
for higher value uses on the site. ENC07 has been assessed as having significant
infrastructure and levelling costs which would make this site unviable for development for
HGV parking. The only site in the assessment which is assessed positively in terms of
viability is KE07. While this site does not achieve the highest score in terms of location and
accessibility it is the only site which is viable, available and which safe access can be
gained.
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Appendix 1 – BROAD LOCATIONS MAPS
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Title: Broad Locations

KE01

KE05
KE06
KE02
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KE15

KE14

Scale:

Drawn by:

Date:

KE17

KE19

17:11:10

KE18

100017647

Reproduced from the Ordnance Survey
mapping with the permission of the Controller
of Her Majesty's Stationery Office © Crown
copyright. Unauthorised reproduction infringes
Crown copyright and may lead to prosecution
or civil proceedings.
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Appendix 2 - BROAD LOCATION SITE ASSESSMENTS
Site Name

Junction 1 of A14

Reference

DA01

Area

Daventry District
Highway infrastructure and immediate hinterland. Site immediately to
the north has temporary permission for a lorry park. Site immediately

Current Use

to the south of the junction has a permanent position for a lorry park
but has never been implemented.

Potential Capacity

100+

Date of assessment:
GIS

11/11/2010

Site visit
RNRP
NCC
HA

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
Nearest settlement is the
village of Welford, which is
3km to the north of the
junction along the A5199.
Actual facilities unknown.

0

Adjoins or close to the A14.

Less than 1km from the SRN
Adjacent to the SRN
Less than 2km to other potential
routes
2 – 5km from other potential routes

10
Junction with A5199, though
this regarded as a minor A
road on the Lorry Map
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the A14, A45

More than 5km from other
potential routes

-10

Distance
from major
attractors
(Industrial
estates)

More than 2km from a major
attractor
1-2km from a major attractor

-10

Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development

produced by the County
Council. Distance from the
M1 is 11km.
Only major attractor in
vicinity is DIRFT, though is
18km from the junction.

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

Temporary parking facility
immediately to the north of
the junction.
5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use

0

0

Nearest other parking facility
is the NT Truckstop on the
A5 at Rugby and the M1
Watford Gap Service
Station, which are both
about 14 miles west of the
junction. There appears to
be no facility to the east
along the A14.
Nearest rail freight terminal
is at DIRFT, which is 18km
from the junction.
Emergent Core Strategy
identified possible
residential growth to the
north of Northampton town
and in Daventry town. Both
are a significant distance
away.
Junction surrounded by
relatively open countryside.

-10

There are no declared
AQMA in Daventry District.
0

Any access would be
immediately off the junction
itself or off the A5199, which
would not impact on any
residential area.
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from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (50m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 50m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

10

Depending on the precise
location of any lorry park,
Naseby Reservoir (which is
a County Wildlife Site) is
about 500 metres away from
the junction and may be
affected.
10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated

Depending on the precise
location of any lorry park,
Portly Ford Lodge is within
400 metres of the junction
and may be adversely
affected. There appears to
be no other residential
property in the immediate
vicinity of the junction.

0

Site is apparently relatively
open and exposed, but
mitigation may be feasible
(e.g. tree planting to screen)
to reduce visual impact.
Further detailed
assessments would be
required.

No features or designations
found within immediate
vicinity of junction.
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Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 1
75% to 51% of the site is in flood
zone 1
50% to 26% of the site is in flood
zone 1
25% to 0 % of the site is in flood
zone 1
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
land
classification

Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

-6

-10

5

Development would not result in a
loss of the best and most versatile
agricultural land

The north side of the A14 in
the vicinity of the junction is
subject to a zone 2 and 3
flood risk. The south side
appears to be less prone to
flooding.

Land around the immediate
vicinity is primarily
greenfield. Evidence of
quarry working to the south
of the junction (about 250
metres from centre of
junction). Unsure whether
still active.
Junction largely comprises
road infrastructure and
associated
planting/landscaping.
Beyond this agricultural
land. Depending on location
precise location of lorry park
there could be some loss
partial of agricultural land.

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Depending on the specific
location of the lorry park,
unlikely to impact on
adjoining quarry to the south
where sand and gravel has
been extracted. A Minerals
Safeguarding and
Consultation Area.

There is sufficient space
within the site to provide the
range of facilities required
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Planning
history

South West Quadrant
Saved policies CM3, CM4 CM5 and CM6 of the Daventry District Local Plan
(Adopted June 1997) make specific provision for a service area at the
junction. It states that an assessment had been made of the four quadrants
of the junction and development in the south west would not involve the loss
of productive farmland nor existing landscape features, and would not require
significant modification of the existing landform. It adds that the quadrant has
been despoiled by mineral working and its restoration to a service area rather
than agricultural land would be appropriate. It states it should include,
amongst other things, provision for lorry parking.
Outline application approved in 1992 for motorway roadside facilities
comprising hotel, restaurant, amenity block, petrol filling station with car and
lorry parks and highway works. Motorists roadside facilities, highway works
and landscaping subsequently approved in 1997 - though variation of
condition in 2001 allowed further time for the commencement of the
development to March 2003. The proposal included provision for 43 HGV
parking spaces and dedicated overnight accommodation for 20 drivers.
Work commenced to satisfy planning permission requirements but proposal
not implemented.
North East Quadrant
Originally agricultural land, the site was used as a contractors compound
when the A14 was under construction.
A temporary HGV facility was established on the site which has been
regularly renewed pending the development of the allocated site in the
opposite quadrant which has planning permission.
In 1998 application for filling station, restaurant, motorist lodge and lorry park
refused.
Outline application in 2000 for HGV truckstop including parking, fuel and
ancillary facilities refused. It showed parking provision for 58 HGVs. The
proposal was resubmitted the following year but again refused on appeal.

Summary of
assessment

Continued renewal of temporary use for LPG and mobile cafe on the site,
though the District Council has refused the last two planning applications only
to subsequently lose on appeal.
Existing p/p for facility at the
24
junction

Site Name

Junction 2 of A14

Reference

DA02
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Area

Daventry District

Current Use

Highway infrastructure and its immediate hinterland

Potential Capacity

100+

Date of assessment:
GIS

11/11/2010

Site visit
RNRP
NCC
HA

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
Nearest settlement is the
small village of Kelmarsh,
which is 1 km to the north of
the junction along the A508.
Maidwell is 1.7 km to the
south. Not sure what, if any,
facilities they have.

0

On the SRN

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

-10

On junction of A14 and
A508. About 20km from
Junction 19 of the M1 to the
west and about 7 km from
the A6 to the east.
DIRFT is 26km from the
junction.

Less than 1km fro a major attractor
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Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement

Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development

Site is located further than 14
miles from a site in both directions

10

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a rail line
Site is located within 2km of a rail
freight terminal
Site is located 2-5km from a rail
freight terminal
Site is located more than 5km from
a rail freight terminal
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use

Nearest parking facility is
the NT Truckstop on A5 at
Rugby and the Watford Gap
Service Station, which are
both about 16 miles west of
the junction. There appears
to be no immediate lorry
facility to the east along the
A14.

Nearest rail freight terminal
is at DIRFT, which is 26km
from the junction.
0

0

-10

Emergent Core Strategy
identified possible
residential growth to the
north of Northampton town
and in Daventry Town. Both
are a significant distance
away.
The junction is primarily
surrounded by open
countryside with an
extensive woodland block to
the south-west i.e. Scotland
Wood
There are no declared
AQMA in Daventry District.

0

Any access would
presumably be immediately
off the junction itself or the
A508, which would then not
directly impact on any
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from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (50m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 50m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

residential properties.

-10

Depending on precise
location of the lorry park,
there is an unnamed hamlet
about 500 metres northwest of the junction, which
includes the former Old
Rectory (now the Nagarjuna
Kadampa Buddhist Centre)
and Rectory Farm. There
appears to be no other
residential property in the
immediate vicinity of the
junction.

-10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
location but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated

0

Depending on precise
location of the lorry park,
Scotland Wood (a County
Wildlife Site) is 80 metres
south west of the junction
and may be affected by
development. There are
also several other County
Wildlife Sites 650 metres to
the north west of the
junction around the village
of Kelmarsh.
The A14 in apparently in a
cutting at this point and,
depending on precise
location of any
development, mitigation
might be feasible. Further
detailed visual assessments
would be required.

Extensive ancient
monument designations to
the north of the junction
around Kelmarsh relating to
the medieval village. Whilst
750 metres away any
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Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 1
75% to 51% of the site is in flood
zone 1
50% to 26% of the site is in flood
zone 1
25% to 0 % of the site is in flood
zone 1
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

0

development might have a
potential impact on their
setting.

The A14 in the vicinity of the
junction is subject to flooding risk.

-3

Land around the immediate
vicinity is greenfield
including woodland.

-10

5

Development would not result in a
loss of the best and most versatile
agricultural land

Junction largely comprises
road infrastructure and
associated
planting/landscaping.
Beyond this agricultural
land. Depending on location
precise location of lorry park
there could be some loss of
agricultural land.

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

-10

A Minerals Safeguarding
and Consultaton Area
(limestone)

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Adverse impact on the local road
network but could be mitigated
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Adverse impact on the local road
network that could not be mitigated
Other factors
Planning
history

Summary of site history

Summary of
assessment

Location has a significant number
of constraints

No significant planning
history.
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Site Name

Blackdown Services, Blackdown Farm

Reference

Easting: 460,085.49 Northing: 277,636.61 (British National Grid)

Area

11.5 Hectares

Current Use

Agricultural

Potential Capacity

Secure parking for 300 lorries and associated retail facility

Date of assessment:
GIS

15/11/2010

Site visit
RNRP
NCC
HA

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement

Score

Method of assessment and
Justification
No settlement within
immediate vicinity

0
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Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Less than 2km from the SRN

Site adjoins the A14.

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
routes
2 – 5km from other potential routes 0
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

-10

The M1-A14 junction is
estimated to be 4.3km to the
west (though scheme
proposer claims it to be only
1.5 miles/2.4 km away).
DIRFT is estimated to be
about 10.6km away.

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

0

0

-10

Nearest parking facility is
the NT Truckstop on the A5
at Rugby and the M1
Watford Gap Service
Station, which are both
about 10 miles west of the
site. There appears to be no
facility to the east along the
A14.

Nearest rail freight terminal
is at DIRFT, which is
10.6km from the junction.
Emergent Core Strategy
identified possible
residential growth to the
north of Northampton town
and in Daventry town. Both
are a significant distance
away.
Site to the north appears to
be agricultural land, though
abuts woodland. Not sure
whether illustrative layout
could be accommodated
without destroying some of
this woodland. Site to the
south would appear to be
open agricultural land.

Health
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Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (50m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 50m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage

There are no declared
AQMA in West
Northamptonshire
0

Any access would be
directly off the A14 itself.
No apparent impact on any
residential area.
10

No residential area in the
immediate vicinity.
10

No known ecological
aspects, but would require
further research to confirm.

10

-10

Site would be visible from the A14
and surrounding countryside and
mitigation would be difficult
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Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

No features or designations
found within immediate
vicinity of proposed site.

Heritage and
Archaeology

10

Both sites north and south
of the A14 do not appear to
be prone to flooding.

0

Land appears to be solely
greenfield comprising
agricultural land and,
depending on size of
development, potentially
woodland.
-10
-10

Development both north and
south of the A14 would
result in the loss of
agricultural land.

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

However shown as Minerals
Safeguarding and
Consultation area.
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extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of
assessment

The site does not perform well in
15
terms of accessibility and there are
a number of constraints on the site.

Summary of site history

Site Name

Land west of A6

Reference

KE01

Area

766543m2

Current Use

Agricultural land

Potential Capacity

100+

No Known planning history
on north or south site.

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Site is more than 800m from
Rothwell town centre.

0

Less than 1km from the SRN
Adjacent to the SRN

Method of assessment and
Justification

10

Site is adjacent to the A14
junction although it stretches to
nearly 2km from the A14 so in
respect of this criteria a location to
the southern end of the site would
score the best.
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Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

-10

Adjacent to the A6

Site is more than 2km from
Millbuck Industrial Estate

Less than 1km fro a major attractor
15.5km from Welford
48.5km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a rail line
Site is not located adjacent to a
railway line

0

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

5

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential

Site is not located adjacent to a
railway line

-10

0

Site would be accessed from the
A6
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development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated

10

10

Nunnery Farm is located within
50m of the boundary but given the
size of the size a HGV parking
facility could be located an
appropriate distance from this
property.

SSSI - ROWIP – Rothwell Route
3 runs along the northern end of
the site. An HGV parking facility
would therefore need to be
located an appropriate distance
from this site.

10

-10

Land rises to the north then drops
down into the valley, northern
section of the site is particularly
visible from the A6 and the
southern end would be visible
from Harrington Road. Given
prominent location and
topography visual impact would
be significant and even with
screening would impact on the
open character of the landscape

No impact on Listed Buildings,
Conservation Area or Historic
Park and Gardens
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Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

Northern edge of the site borders
flood zone 3.

0

-10

0

Northern section of the site is
grade 4 agricultural land, mid
section of the site is grade 3,
Southern section of the site is
grade 2 agricultural land.

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area

Area in northern part of the site is
allocated as a minerals
consultation area. NCC would
need to be consulted if this area
was progressed for further
assessment.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

Planning
history

Summary of site history

Summary of
Assessment

In terms of constraints, the
southern section of the site would
be least constrained and would

10

None

30
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score higher in terms of
relationship to the SRN. However
this would result in a loss of grade
2 agricultural land.
Site Name

Land west of A6, south of Rothwell Road

Reference

KE02

Area

84575m

Current Use

Grazing

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
Site is more than 800m from
Rothwell Town Centre

0

Site is adjacent to the strategic
road network

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Adjacent to the A6

-10
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(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Less than 1km fro a major attractor

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential

15.5km to Welford
48.5km to Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not located adjacent to
a railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with

0
Nearest town is Rothwell

5

-10

0

10

-10

Site is located within 50 of
Nunnery Farm
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areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3

10

-10

Site is significantly lower than
surrounding road network and
would require major works to
allow access.
Site is prominent and would have
a significant visual impact.

Development would not effect any
listed buildings or conservation
areas

10

No flooding is shown on the flood
risk maps however there is a
watercourse running through the
site
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50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

0

-10
A strip along the northern edge of
the site is grade 2 agricultural
land, the remainder of the site is
grade 3.

0

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
Assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

Topography of the site would
require significant levelling to allow
HGV access.

None

20

Site Name

South of junction 3, west of Orton Road

Reference

KE03

Area

122812m2

Current Use

Agriculture/ horse training

Potential Capacity

100+
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Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
Site is more than 800m from
Rothwell Town Centre

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

A6

-10

Less than 1km fro a major attractor
15.5km to Welford
48.5km to Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions
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ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

The site is adjacent to a railway
line
The site is not located adjacent to
a railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

0
Rothwell

5

-10

0

-10

Site access potentially would be
adjacent to a residential dwelling

-10

Site is located adjacent to Slade
Valley House

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
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buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl

0

Site is low lying and screened
from the A14 but would be visible
from the wider landscape,
potentially this could be mitigated
but would required more detailed
assessment

No impact on listed buildings or
conservation areas

10

Flood risk maps do not show risk
of flooding but there is a
watercourse running through the
site

0
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Agricultural
land
classification

Wholly greenfield
Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

-10

Development would not result in a
loss of the best and most versatile
agricultural land

10

Grade 3 agricultural land

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
Assessment

Site is located adjacent to a waste
disposal site. Site is not located in
a minerals consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

Site has a number of constraints,
including impact on residential
development, and does not score
well against some of the
accessibility criteria.

None
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Site Name

East of the A6, north of the SUE

Reference

KE04

Area

247519m2

Current Use

Agriculture

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic

Assessment criteria

Score

Method of assessment and
Justification
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Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

More than 800m for facilities in
Rothwell

0

0

Less than 1km from the SRN
Adjacent to the SRN
Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Adjacent to the A6

-10

Less than 1km fro a major attractor
16.8km from Welford
49.8km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town

0
Nearest town is Rothwell

48

CSS strategy

Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Site is located in a prominent
location and would have a
significant visual impact which

5

-10

0

10

Glebe Farm is more than 200m
from the site

10

100m from the Rothwell Gullet
Nature Reserve CWS

-10

-10

Visually prominent from the A6
and surrounding countryside,
rises towards ridge to the south
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and visibility)

could not be mitigated

Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

No listed buildings or conservation
areas within close proximity of the
site.

10

North west side of the site is
adjacent to an area of flood zone
3 but none of the site is shown as
flooding.

0

-10
North western section of the site
is Grade 4 and the remainder of
the site is Grade 3.

50

Development would not result in a
loss of the best and most versatile
agricultural land

10

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

None

Summary of site history

The site has a number of
constraints including visual impact
and ecology and in particular the
impact on Rothwell Gullett.
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Site Name

East of the A6, south of the SUE

Reference

KE05

Area

62515m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?

Score

Method of assessment and
Justification
Site is within 800m of facilities

3

51

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Adjacent to the A6

-10

Less than 1km fro a major attractor
15.5km from Welford
48.5km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

0
Nearest settlement is Rothwell

5

5

Health
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Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed

0

10

-10

Adjacent to a residential area of
Rothwell

10

-10

Site slopes up to the north,
prominent location visible from the
A6, Rothwell Road and adjacent
dwellings

No impact on listed buildings or
conservation areas
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Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
-10

Whole site is grade 2 agricultural
land.

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in an
area
identified for
minerals
extraction or
a mineral
safeguarding

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation

10
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area

in the MWDF

Other factors
Planning
history

Summary of site history

Summary of
assessment

Development would have a
significant impact on the adjacent
residential area in terms of noise,
disturbance and visual impact.

None
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Site Name

Junction 3, south of Harrington Road

Reference

KE06

Area

51208m2

Current Use

Greenfield land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
Site is within 800m of facilities

3

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
routes

10

Adjacent to the A6
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routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development

2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

-10

Less than 1km fro a major attractor
15.5km from Welford
48.5km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a rail line
The site is not adjacent to a
railway line

0
Nearest settlement is Rothwell

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

5

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

5

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

0

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
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from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation

10

-10

Adjacent to a residential
area of Rothwell

10

-10

Site is lower than adjacent
residential development so would
be visible from surrounding
properties as well as the A6

No impact on listed buildings or
conservation areas

10
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Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

Flood risk maps do not show
flooding but there is a
watercourse on the site.

0

-10
North western side of the site is
grade 2 and the south eastern
side is grade 3.

5

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Not located within a minerals
consultation area.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

KET/2009/0474 – Application for
residential development – refused
Subject of an appeal in October
2010
Site no longer available for
development. Development would
have a significant impact on the
adjacent residential area in terms
of noise, disturbance and visual

Not
Available
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impact.
Site Name

South of junction 3, East of Orton Road

Reference

KE07

Area

180037

Current Use

Grazing/ agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

A6

-10

Less than 1km fro a major attractor
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Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

15.5km from Welford
48.5km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses

0
Nearest settlement is Rothwell

5

-10

0

10

-10

Site is adjacent to Slade Valley
House
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Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses
Biodiversity
Ecological
sensitivity

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood

Visible from the A14 slip road, low
lying with some screening

0

Development would not effect
listed buildings or conservation
areas.

10

The Slade Brooke runs along the
southern edge of the site and
there are small areas in flood
zone 2. There are also
watercourses running across the
site.
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zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land

0

-10
Whole site is Grade 3

10

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

There are some constrains
effecting the site including impact
on residential development and
visual impact.

Site Name

Junction 7, north of the A43

Reference

KE08

Area

740043

Current Use

Agricultural land

Potential Capacity

100+

KET/2010/0469 – Current
application for HGV parking
KET/2008/0991
KET/2006/1140
40
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Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Adjacent to the A43.

Adjacent to Telford Way Industrial
Estate and the North Kettering
Business Park

Less than 1km fro a major attractor 10
20km from Welford
44km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions
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ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

5

Railway line runs along the north
east edge of the site

10

Nearest settlement is Kettering

5

0

10

-10

Middle Lodge and Orchard Farm
are located on the site so the
parking facility would need to be
located away from these
dwellings.

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m

64

buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl

0

Parts of the site are visible from
the A43. Southern section
appears fairly flat becoming more
undulation. Potential for mitigation
would require more detailed
assessment

No listed buildings or conservation
areas effected

10

0
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Agricultural
land
classification

Wholly greenfield
Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

-10

Development would not result in a
loss of the best and most versatile
agricultural land

10

Whole site is grade 3

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

Site scores very well in terms of
location and has a limited number
of constraints

Site Name

South west of junction 7

Reference

KE09

Area

275699

Current Use

Agricultural land

Potential Capacity

100+

85

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
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settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
routes
2 – 5km from other potential routes

10

More than 5km from other potential
routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km fro a major attractor

Telford Way Industrial Estate

10
20km from Welford
44km from Alconbury

Site is located further than 14 miles
from a site in both directions
Site is located further than 14 miles
from a site in one direction

A43

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway line
The site is not adjacent to a railway 0
line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

10
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Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated

5

0

-5

-10

Site entrance would be within
200m of Glebe Farm and would
impact on access to Glebe Farm

Adjacent to Glebe Farm

10

-10

Site slopes steeply away from the
junction. Visible from the A14
west bound and the wider
countryside

68

Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

No impact on listed buildings or
conservation areas

10

South west edge of the site is
bordered by flood zone 3. No
flood risk shown on the site
although there is a watercourse
running across the site.

0

-10
-10

Site is grade 2 agricultural land

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
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Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

-10

Thorpe Malsor waste disposal site
is located within the site

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

Site has a significant number of
constraints, including visual impact
and loss of best and most versatile
agricultural land.

KE/1991/0295
KE/1990/0752

15

Site Name

Land south east of Junction 7

Reference

KE10

Area

30101m2

Current Use

Agricultural land

Potential Capacity

Would require further assessment given size and shape of site

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a

Score

Method of assessment and
Justification

0

70

settlement
Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Less than 2km from the SRN
Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

A43

Telford Way Industrial Estate

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

20km from Welford
44km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

0
10

10

Identified as an area of protected
environmentally important open
space

The site located in a air quality
management area
The site is located within 50m of
an air quality management area

71

The site is located more than 50m
of an air quality management area
Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

0

10

-10

10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated

Site is adjacent to
residential development and
the crematorium

0

Site is fairly flat in an elevated
position but fairly well screened
with potential to mitigate impact,
further assessment of this
potential would be required.

No listed buildings or conservation
area in close proximity to the site.

72

Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
-10

Whole site is grade 2

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Not located is a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

73

Summary of
assessment

Site scores well in terms of
locations and constraints however
the site of the site may limit its
potential, this would be assessed
at the detailed assessment stage.

70

Site Name

South west of Junction 8, north of the A43

Reference

KE11

Area

587601m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

Score

Method of assessment and
Justification

0

Site stretches from approximately
400m from the A14 to 2 km

5

Adjacent to the SRN
Less than 2km to other potential
10
routes
2 – 5km from other potential routes

Adjacent to the A43

More than 5km from other
potential routes

74

Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

More than 2km from a major
attractor
1-2km from a major attractor

-10

Majority of the site is more than
2km from a major attractor,
however an area at the eastern
edge of the site is within 2 km

Less than 1km fro a major attractor
22.3km from Welford
42.5km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would

0
10

The eastern end of the site is
nearer to Kettering, However the
western end of the site is located
close to Broughton and would
score 0

-10

0

10
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Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management

10

The majority of the site is more
than 100m from a residential
dwelling, However the western
end of the site is within 100m of
Broughton so the facility would
need to be located away from this
area.

10

-10

Site is in a prominent location
sloping up to the south west and
would be visible from A43 and
wider countryside

No impact on listed buildings or
conservation areas

10

76

Flood risk

100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3

Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

Northern edge of the site borders
an area of flood zone 3

0

-10
-10

The majority of the site is grade 2
although there are pockets of
grade 3 on the northern and
western corners.

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is not located in a minerals
consultation area. Eastern edge of
the site is adjacent to Cransley
Iron Works.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

North eastern section of the site is
better located in terms of SRN and
major attractors. There are a
number of constraints on the site,
including visual impact and loss of
best and most versatile agricultural
land.

None

30
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Site Name

South west of junction 8 south of the A43

Reference

KE12

Area

562161

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

Score

Method of assessment and
Justification

0

Site stretches from approximately
100m to 2km from the SRN.

5

Adjacent to the SRN
Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

0

Site is adjacent to the A43

Majority of the site is 1-2 km from
Pytchley Lodge although an area
at the western edge of the site is
more than 2km.

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

22km from Welford
42.2km from Alconbury
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each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

0
10

North eastern half of the site is
closer to Kettering but south
western half of the site is closest
to Broughton so would score
lower.

5

0

10

The site is adjacent to a golf
course so impact on this will need
to be assessed on site

10
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Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed

10

-10

Prominent location visible from
the A43 and wider countryside

No impact on listed buildings or
conservation areas

10

North eastern edge of the site is
bordered by an area of flood zone
3

0
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brownfield or
greenfield

Agricultural
land
classification

Mixed >75% pdl
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

-10
-10

Majority of the site is grade 2 but
a small area at the north east of
the site is grade 3

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

The site is not located in a
minerals consultation area.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

KE/1992/0546
KE/1981/0811

North eastern section of the site
55
scores better in terms of location
and loss of best and most versatile
agricultural land. This section is the
most appropriate for further
assessment.

Site Name

Junction 9, north of Isham Road

Reference

KE13

Area

111702m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10
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Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

A509

The site is within 1km of the
Pytchley Lodge Industrial Estate
and Kettering Venture Park

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

25km from Welford
39km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a

0
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movement
Location in
relation to
CSS strategy

railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

Nearest settlement is Kettering

5

0

10

-10

There are two dwellings south
east of the site that are within
100m. The site is adjacent to a
golf course

10

Landscape

83

Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)

-10

Prominent location, visible from
parts of Kettering

No impact on listed buildings or
conservation areas

10

0

-10
-10

Whole site is grade 2 agricultural
land

84

Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

An area at the northern point of
the site is located in a minerals
consultation area, NCC would
need to be consulted if the site is
progressed.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

The site scores well in terms of
location however there are a
number of constraints including
visual impact, loss of the best and
most versatile agricultural land
ands impact of residential amenity

Site Name

Junction 9, east of A509

Reference

KE14

Area

259333

Current Use

Agricultural land

Potential Capacity

100+

None

55

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and

85

with further
facilities using a safe pathway?
facilities to
Site is within 10 minutes (800m)
the truck stop
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Distance
Less than 2km from the SRN
from main
Less than 1km from the SRN
identified
roads
Adjacent to the SRN
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

0

Site is adjacent to the A14 and
stretches to almost 1km from the
A14

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is adjacent to the A509

Site is located within 1-2km from
Pytchley lodge industrial estate
and is less than 1km from
Kettering Venture Park

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

25km from Welford
39km from Alconbury

5

There is potential to link the site
with the railway line to the east of
the site

10

Nearest settlement to the majority
of the site is Kettering but the
southern end of the site is closer
to Isham

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
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Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated

5

0

10

10

Southfield Pasture LWS is located
adjacent to the site

-10

-10

Undulating fields. Prominent
location, visible from Burton
Latimer and the wider
countryside. Slopes down towards
river Ise.
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Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

No impact on listed buildings or
conservation areas

10

Site is adjacent to a large area of
flood zone 3 and a strip along the
eastern side of the site is located
in flood zone 2

0

-10
-10

Majority of the site is grade 2
although there are pockets of
grade 3

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
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Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Availability
Is the site
available for
development
Other factors
Planning
history

Summary of
assessment

Whole site is located in a minerals
consultation area. NCC would
need to be consulted if site is
progressed.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Interest in selling or leasing the site
No interest in selling or leasing the
site
Summary of site history

If development was located away
from LWS a site would achieve a
higher score and northern edge of
the site is better in terms of
distance to the SRN and major
attractors. A more detailed
assessment should focus on this
area

KE/1991/0183
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Site Name

Junction 9, North of Isham, west of Kettering Road

Reference

KE15

Area

148211

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
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the truck stop walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Distance
Less than 2km from the SRN
from main
Less than 1km from the SRN
identified
roads
Adjacent to the SRN
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

0

0

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

0

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

10

Site is located adjacent to the
A509

Site is within 1-2km of Pytchley
Lodge. Straight line distance to
Latimer Park is less than 1km but
distance on HGV suitable routes
would be more than 2km
26km from Welford
40km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not located adjacent to
a railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement

0
Nearest settlement is Isham

0

5
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Site is located in the open
countryside
Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact

0

10

-10

Site is adjacent to a residential
area of Isham and a Cemetary

10

-10

Field slopes down from Isham
Visible from adjacent residential
area and wider countryside.

91

Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

No impact on listed buildings or
conservation areas

10

Northern edge of the site borders
an area of flood zone 3

0

-10
-10

Whole site is grade 2

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

An area of the eastern edge of the
site is located in a minerals
consultation area. NCC would
need to be consulted if site is
progressed.
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extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of
assessment

Site has a significant number of
25
constraints and does not score well
against some of the accessibility
criteria.

None

Site Name

Junction 9, North of Isham, east of Kettering Road

Reference

KE16

Area

151492

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

0

Less than 1km from the SRN
Adjacent to the SRN
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Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

0

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

Site is adjacent to the A509

Site is within 1-2km of Pytchley
Lodge. Straight line distance to
Latimer Park is less than 1km but
distance on HGV suitable routes
would be more than 2km

10

26km from Welford
40km from Alconbury

5

The site is not directly adjacent to
a railway line but there may be
potential to link to the railway line
to the east of the site

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

Nearest settlement is Isham

0

5

0

Site is accessed through a
residential area
Site is accessed through existing
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development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated

10

-10

Site is adjacent to the northern
edge of Isham and is within 100m
of dwellings on Station Road.
There is a building on the site so
check on site visit what this is.

Burton Latimer Pocket Park is
located 275m east of the site

10

-10

Visible from Burton Latimer and
the wider countryside

No impact on listed buildings or
conservation areas
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Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

Site is bordered along the
northern edge by an area of zone
2 and 3 flooding

0

-10
-10

Over half the site is grade 2, the
remainder is grade 3

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

-10

Majority of the site is located in a
minerals consultation area

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

The site has a significant number
of constraints, including
development of best and most

None

10

96

versatile agricultural land, visual
impact and impact on residential
development.

Site Name

Junction 10, land west of A6, north of Higham Road

Reference

KE17

Area

67653

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

3

0

Less than 1km from the SRN
Adjacent to the SRN
Less than 2km to other potential
10
routes
2 – 5km from other potential routes

Site is adjacent to the A6

More than 5km from other
potential routes
97

Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

More than 2km from a major
attractor
1-2km from a major attractor

-10

1-2km straight line distance from
Latimer Park but more than 2km
on an HGV suitable route

10

29.2km from Welford
38.8km from Alconbury

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would

0
Nearest settlement is Burton
Latimer

5

10

Within settlement boundary but in
an area of protected open space
or environmentally important open
space

0

Site would be accessed from the
A6

10
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Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management

-10

Adjacent to White Lodge Farm
and an area with planning
permission for housing
development

10

-10

Prominent location visible from
parts of Burton Latimer

-10

Would have a negative impact on
the conservation area.
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Flood risk

100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3

Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

An area along the northern edge
of the site is located in flood zone
3

0

-10
Whole site is grade 3

10

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

Topography and visual impact
would make this site unsuitable.

None
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Site Name

South of junction 10, east of Kettering Road

Reference

KE18

Area

306012

100

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
Burton Latimer

3

Site is adjacent to the A14

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is adjacent to the A6

Site is adjacent to Latimer Park

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

27.2 km from Welford
36.8km from Alconbury

Site is located further than 14
miles from a site in one direction
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approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Site is located within 14 miles of a
site in both directions

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

0
Nearest settlement is Burton
Latimer

5

10

Within settlement boundary but in
an area of protected open space
or environmentally important open
space

0

10

-10

Adjacent to residential area of
Burton Latimer

Site or part of the site is a
nationally, regionally or locally

102

Other
ecological
features
(Including
BAP priority
habitats and
species)

important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

10

Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated

0

Fairly flat site. Visible from
Kettering Road. May be potential
to mitigate landscape impacts
particularly in the northern section
of the site. Further assessment
would be required.

Site is adjacent to Burton Latimer
Hall although this is screened by
trees. Conservation area lies to
the south of the site. Development
may impact on this but may be
potential for mitigation if
development is located in the
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Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

0

northern section of the site

0

-10
-10

Majority of the site is grade 2

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Availability
Is the site
available for

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Interest in selling or leasing the site
No interest in selling or leasing the
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development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

site

Summary of
assessment

There are some constraints
affecting the site but it scores well
against accessibility criteria.
Further assessment should focus
on the northern section of the site.

Summary of site history

None
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Site Name

South of junction 10, east of the A6

Reference

KE19

Area

996315

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement

Score

Method of assessment and
Justification

0
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Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Site stretches to 2km from the
A14

Less than 2km from the SRN
Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

Site is located on the A6

Northern end of the site is less
than 1km from Latimer Park

10
10

27.2km from Welford
36.8km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m

0
Nearest settlement is Burton
Latimer

5

5

0
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of an air quality management area
Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

10

10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated

Blackbridge Farm and Windmill
Cottages are adjacent to the site
so development would need to be
located away from these
properties. Any development at
the southern end of the site would
need to take account of any
impact on Burton Wold Wind
Farm

0

Northern section of the site is
fairly flat and could be screened
from the A6. South of Cranford
Road is more open in nature and
would be more visible from the
wider countryside

No impact on Listed Buildings or
conservation areas
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Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
Northern end of the site is grade 2
but the remainder of the site is
grade 3

0

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Burton Latimer waste disposal site
is located within the central area
of the site. Development would
need to be located away from this
area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

10

None
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Summary of
assessment

In terms of accessibility and visual
impact the northern section of the
site scores the best, the remainder
of the site would receive a lower
overall score. The area is however
grade 2 agricultural land so would
have a lower overall score of 65.
Northern section of the site should
be progressed for more detailed
assessment.

Site Name

Land north of junction 11

Reference

KE20

Area

73798

Current Use

Agricultural land

Potential Capacity

100+

90

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Site is adjacent to the A14

Less than 1km from the SRN
Adjacent to the SRN
Less than 2km to other potential

10
Approximately 4km from the A6
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other main
routes from
the A14, A45

Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other

routes
2 – 5km from other potential routes 0
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

-10

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

10

31.5km from Welford
32.5km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential

0
Nearest settlement is Cranford

0

-10

0

-5

Access to the site would conflict
with access to Twywell Hills and
Dales
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development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated

-10

Development would conflict with
use of Twywell Hills and Dales

SSSI Twywell Gullet is locate
approximately 180m from the site

10

-10

Visual from wider country site and
road to Cranford.

Site is located approximately
280m from the Cranford
conservation area, Duck End
Quarry, Cranford CWS is located
approximately 400m north of the
site
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Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

10

Western area of the site is
adjacent to an area of flood zone
2

0

-10
Whole of the site is grade 4

10

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Summary of site history

Site not suitable for this type of
development due to impact on
Twywell Hills and Dales

KE/1996/0120

5
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Site Name

South of junction 11, west of the A510

Reference

KE21

Area

57720

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Site is adjacent to the A14

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
routes
2 – 5km from other potential routes 0
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is approximately 4km from
the A6

-10

Less than 1km fro a major attractor
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Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Site is located further than 14
miles from a site in both directions

10

31.5km from Welford
32.5km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses

0
Nearest settlement is Cranford

0

-10

0

10

-10

Ivy cottage is located within 100m
of the site. There is a building on
the site which is potentially a
house.
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Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses
Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood

10

-10

Visually prominent from the wider
countryside, very rural location.
May be some potential for
screening but would require more
detailed assessment.

No impact on Listed Buildings or
conservation areas

10

South western edge of the site is
adjacent to areas of zones 2 and
3 flooding
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zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land

0

-10
Whole of site is grade 4

10

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is not in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

None

Summary of site history

Site performs poorly in terms of
accessibility and visual impacts.
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Site Name

South of junction 11, east of the A510

Reference

KE22

Area

44711

Current Use

Agricultural land

Potential Capacity

Size and shape of site may restrict capacity

Date of assessment:
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GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
routes
2 – 5km from other potential routes 0
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is over 4km from the A6

-10

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

10

31.5km from Welford
32.5km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

117

lesser)

Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m

0

0
Nearest settlement is Cranford

-10

0

10

-10

There is a building opposite the
site which may be used for
residential purposes.

Site is within 100m of the Twywell
Gullet SSSI but is separated from
this by the A14 so would not have
an impact
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buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl

Site is fairly well screened and it
may be possible for the visual
impact to be mitigated.

0

No impact on listed buildings or
conservation areas

10

South eastern edge of the site
borders areas of flood zones 2
and 3

0
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Agricultural
land
classification

Wholly greenfield
Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

-10

Development would not result in a
loss of the best and most versatile
agricultural land

10

Whole site is grade 4

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

None

Summary of site history

Site performs poorly in terms of
accessibility and has some
constraints, including impact on
residential development
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Site Name

Junction 11, land east of landfill site

Reference

KE23

Area

198688m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility

Assessment criteria

Score

Method of assessment and
Justification
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Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

0

Site stretches to approximately
1km from the A14

5

Adjacent to the SRN
Less than 2km to other potential
routes
2 – 5km from other potential routes 0
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is approximately 4.75km from
the A6

-10

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

10

32km from Welford
33km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town

0
Nearest settlement is Cranford
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The nearest settlement is a village
Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent

0

-10

0

10

-10

Site is within 100m of Five Willow
Farm

South East Quarry, Cranford
CWS is adjacent to the southern
edge of the site

-10

-10

Visible from the A510 and wider
countryside.
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locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land

No impact on Listed Buildings or
conservation areas

10

0

-10
Majority of the site is grade 4 with
patches of grade 3

10

Minerals
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Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Cranford Landfill Site runs along
the western edge of the site. Site
is not located within a minerals
consultation area.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

None

Summary of site history

Site scores poorly in terms of
accessibility and has a number of
constraints, including impact on
ecology and visual impact

-5

Site Name

Junction 11, land south of landfill site

Reference

KE24

Area

343760

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking

Score

Method of assessment and
Justification

0
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Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

route between the site and a
settlement
Less than 2km from the SRN

0

Less than 1km from the SRN
Adjacent to the SRN
Site is more than 5km from the A6
using a major route

Less than 2km to other potential
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

-10
-10

10

32.6km from Welford
33.6km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

0

0

-10

The site located in a air quality
management area
The site is located within 50m of
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an air quality management area
The site is located more than 50m
of an air quality management area
Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which

0

10

-10

Site is within 100m of Fox Covert
Farm

South East Quarry, Cranford
CWS runs along the northern
edge of the site

-10

-10

Fairly flat, visually prominent from
A510 and wider countryside

The Round House and Barn listed
structures are located
approximately 300m south may
impact on the wider setting of this
building, mitigation may be
possible but would require more
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detailed assessment.

could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land

0

0

-10
Whole site is grade 3

10

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors

Cranford Landfill Site borders the
northern edge of the site. The site
is not located in a minerals
consultation area.

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10
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Planning
history

Summary of site history

Summary of
assessment

Site scores poorly in terms of
accessibility and has a significant
number of constraints, including
visual impact and impact on
ecology

Site Name

Land east of A510

Reference

KE25

Area

952744

Current Use

Agricultural

Potential Capacity

100+

None relevant

-30

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

Score

Method of assessment and
Justification

0

Site stretches to 2km from the
A14

5

Adjacent to the SRN
Less than 2km to other potential
routes

Site is approximately 4.7km from
the A6
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routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development

2 – 5km from other potential routes 0
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

-10

Less than 1km fro a major attractor
Site is located further than 14
miles from a site in both directions

10

31.9km from Welford
32.9km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not located adjacent to
a railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

0
Nearest settlement is Cranford

0

-10

0

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
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from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation

10

-10

There are several dwellings on
the site and any development
would need to be located away
from these

South East Quarry is located west
of the central part of the site

-10

-10

Fairly flat site, visible from the
A510 and the wider countryside.
May be some opportunities for
screening but would impact on the
open nature of the majority of the
site.

The Round House and Barn listed
structures are located at the
southern tip of the site.
Development would need to be
located away from these
buildings.

0
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Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

0

-10
Majority of the site is grade 3 but
an area at the northern end of the
site is grade 4

10

The site is not located in a
minerals consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Only history related to Fox Covert
Farm

Summary of site history

Site performs poorly in terms of
accessibility, ecology and visual
impact.

-15
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Site Name

Islip Furnace

Reference

ENC 1

Area

51.4 ha

Current Use

Industrial/Agricultural

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
GIS – within distance of
800m but no crossing on
A6116

√ 0

GIS

Less than 1km from the SRN
Adjacent to the SRN

√10

Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

GIS – A6116

GIS – current site is Industrial Site

Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions

10

36.3km from Welford
27.4km from Alconbury
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each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line

Location in
relation to
CSS strategy

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding

GIS

√ 0

GIS – Islip/Thrapston within 1km

√ 5

GIS – not within or adjacent to
settlement.

√ -10

0

GIS

√ 10

GIS

√ 10
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uses
Biodiversity
Ecological
sensitivity

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

GIS

√ 10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3

0

Site slopes up from the A14 and
would be visible from the wider
area. Visual impact would be
greater on the eastern section of
the site which is currently
undeveloped.

GIS

√ 10

0
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Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

√5

√ -10

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

√ 10

Summary of site history

Site scores well in terms of
accessibility and has limited
constraints.

Site Name

Land South of Islip

Reference

ENC 2

Area

13.9 ha

Current Use

Agriculture

Potential Capacity

100+

80

Date of assessment:
GIS

August 2010
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Site visit

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to

15/09/10

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

√5

GIS

GIS

Less than 1km from the SRN
Adjacent to the SRN

√ 10

Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

GIS – A6116

GIS – Islip Furnace Site

Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions

10

36.3km from Welford
27.4km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway

GIS

136

link in to rail
freight
movement

line
The site is not adjacent to a
railway line

Location in
relation to
CSS strategy

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a

√0

GIS – Islip/Thrapston

√5

GIS – Adjacent Islip

√5

0

GIS

√ 10

√ -10

GIS

GIS

√ 10
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nationally, regionally or locally
important wildlife site
Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 1
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and

-10

Prominent location slopes down
towards the A14. Would be visible
from parts of Thrapston

GIS

√ 10

GIS

0

√ -10
√ -10
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3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

√ - 10

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

Site scores fairly well in terms of
accessibility but there are a
number of constraints, including
loss of agricultural land and visual
impact.

Site Name

Land West of Islip

Reference

ENC 3

Area

51.44ha

Current Use

Agriculture

Potential Capacity

100+

35

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and

Score

Method of assessment and
Justification
GIS – within 800m but no
crossing on A6116
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with further
facilities using a safe pathway?
facilities to
Site is within 10 minutes (800m)
the truck stop
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Distance
Less than 2km from the SRN
from main
Less than 1km from the SRN
identified
roads
Adjacent to the SRN
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

√0

5

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

GIS – A6116

GIS Islip Furnace

Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions

10

36.8km from Welford
27.9km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town

GIS

√0

GIS Islip/Thrapston

√5
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The nearest settlement is a village
Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Landscape
Visual
impacts
(topography
and visibility)

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent

GIS

√ -10

0

GIS

√ 10

√ -10

GIS

GIS

√ 10

0

Fairly flat site on the top of a
ridge. Would be visible from
A6116 and Kettering Road, may
be some potential for mitigation
but would require more detailed
assessment.
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locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

GIS

√ 10

GIS

0

GIS

√ -10
√ - 10

GIS

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
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Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

√ -10

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

There are a number of constraints
affecting the site including loss if
best and most versatile agricultural
land and impact on residential
amenity.
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Site Name

Land south of A14 and south west of Islip

Reference

ENC 4

Area

64ha

Current Use

Agriculture

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking

Score

Method of assessment and
Justification
GIS

√0
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Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement

route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN
Adjacent to the SRN

√

Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

GIS A6116

GIS

Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line

Location in
relation to
CSS strategy

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

GIS

GIS

√0

GIS Islip/Thrapston

√5

GIS

√ -10

The site located in a air quality
management area
The site is located within 50m of
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an air quality management area
The site is located more than 50m
of an air quality management area
Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

0

GIS

√ 10

GIS

√ 10

√

GIS Part within a Nature
Conservation Zone
SITE NOT SUITABLE

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which

GIS
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could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

√ 10

GIS

√-6

GIS

√ -10
√ -10

GIS

√ -10

GIS

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
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Planning
history

Summary of site history

Summary of
assessment

Impact on SSSI makes site not
suitable.

Site not
suitable

Site Name

Land North of Halden’s Parkway

Reference

ENC 5

Area

72ha

Current Use

Agriculture

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

Score

Method of assessment and
Justification
GIS within 400m but no crossing
on A605

√0

GIS

√5

Adjacent to the SRN
Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes

GIS A605

More than 5km from other
potential routes
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Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement

GIS Halden’s Parkway

More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions

10

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a rail line
The site is not located adjacent to
a rail line

GIS

√0

GIS Thrapston

Location in
relation to
CSS strategy

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

√5

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

5

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

39.3km from Welford
26.1km from Alconbury

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through

0

GIS

√ 10
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Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

√ -10

GIS within 100m of a Potential
Wildlife site

√ -10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient

GIS

0

Prominent location rising up to the
ridge in the east, if development
was closely related to existing
industrial area there may be
potential to mitigate the impact.

GIS would be close to LB’s and
Titchmarsh Conservation Area –
but the topography and decent
landscaping scheme might be
able to mitigate against it.

√0
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Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

GIS

0

GIS

√ -10
√ -10

GIS

√ -10

GIS

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

There are a significant number of
constraints on the site although the
southern edge of the site is well
related to an existing industrial
area.

5
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Site Name

Land South of Thrapston (West of A605)

Reference

ENC6

Area

36.4ha

Current Use

Agriculture

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
GIS

√0

GIS

Less than 1km from the SRN
Adjacent to the SRN

√10

Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

A605

GIS Halden’s Parkway

Less than 1km fro a major attractor √ 10
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Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement

Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life

Site is located further than 14
miles from a site in both directions

10

38.6km from Welford
25.4km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a rail line
Site is located within 2km of a rail
freight terminal
Site is located 2-5km from a rail
freight terminal
Site is located more than 5km from
a rail freight terminal
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential

GIS

√0
GIS Thrapston

√5

GIS

√ -10

0

√ 10

GIS
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of residential
areas

Biodiversity
Ecological
sensitivity

dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

√ 10

√ Site not
suitable

GIS within a SSSI

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 1
75% to 51% of the site is in flood

GIS

√ 10

√0

GIS
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zone 1
50% to 26% of the site is in flood
zone 1
25% to 0 % of the site is in flood
zone 1
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

GIS

√ -10
√ -10

GIS

√ -10

GIS

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

Site not suitable due to impact on
SSSI.

Site not
suitable

Site Name

Land South of Thrapston (East of A605)

Reference

ENC 7

Area

28.7ha

Current Use

Agriculture

Potential Capacity

100+
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Date of assessment:
GIS

August 2010

Site visit

15/09/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
GIS

√0

GIS

Less than 1km from the SRN
Adjacent to the SRN

√ 10

Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

GIS A605

GIS Halden’s Parkway

Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions

10

38.6km from Welford
25.4km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

155

ever is
lesser)
Potential to
link in to rail
freight
movement

The site is adjacent to a railway
line
The site is not adjacent to a
railway line

Location in
relation to
CSS strategy

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site

GIS

√0

GIS Thrapston

√5

GIS

√ -10

0

GIS

√ 10

GIS

√ 10

GIS
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Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site

√ 10

Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl

0

Site is visible from the wider
countryside but given the level of
the land mitigation may be
possible. This would require
further assessment.

GIS

√ 10

GIS

0

GIS
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Agricultural
land
classification

Mixed < 25% pdl
Wholly greenfield
Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

√ -10
√ -10

GIS

√ -10

GIS

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

There are some constraints but the
site scores well in terms of
accessibility and there may be
potential to mitigate visual impacts
but this would need more detailed
assessment.
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Site Name

Land Between Raunds and Thrapston

Reference

ENC 8

Area

61ha

Current Use

Agriculture

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10
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Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

Score

Method of assessment and
Justification
GIS

√0

GIS

5

Adjacent to the SRN
Less than 2km to other potential
√ 10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

GIS A605

GIS Halden’s Parkway

Less than 1km fro a major attractor √ 10
Site is located further than 14
miles from a site in both directions

10

39km from Welford
25.8km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line

GIS
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freight
movement

The site is not adjacent to a
railway line

Location in
relation to
CSS strategy

Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally

√0

GIS Thrapston

√5

GIS

√ -10

0

GIS

√ 10

GIS

√ 10

GIS Within 100m of County
Wildlife Site, Local Wildlife Site
and potential wildlife site

√0
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important wildlife site
Landscape
Visual
impacts
(topography
and visibility)

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)

0

Site is visible from the wider
countryside but given the level of
the land mitigation may be
possible. This would require
further assessment.

GIS

√ 10

GIS

0

GIS

√ -10
√ -10

GIS
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Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Other factors
Planning
history

Summary of
assessment

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

√ -10

GIS

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Summary of site history

There are a number of constraints 30
on the site including loss of best
and most versatile land. There may
be some potential to mitigate visual
impacts but this would require
further assessment.
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Appendix 3 – Maps of Sites for Detailed Assessment
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Title: HGV parking assessment
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Appendix 4 - Detailed Site Assessments
Site Name

South of junction 3, East of Orton Road

Reference

KE07

Area

180037m2

Current Use

Grazing/ agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

25/11/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes

A6

More than 5km from other
potential routes
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Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

More than 2km from a major
attractor
1-2km from a major attractor

-10

Less than 1km fro a major attractor
15.5km from Welford
48.5km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would

0
Nearest settlement is Rothwell

5

-10

0

10
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Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

-10

Site is adjacent to Slade Valley
House

10
OVERALL SCORE OF :
3 out of 10 ( subject to an
appropriate ecological survey ).
This site is less suitable to be
developed upon.
It has less coverage of existing
arable land.
It is next to the Slade Brook valley
corridor.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites within its boundaries; but, it does lie immediately adjacent to the valley corridor
of the Slade Brook and also next to a Potential Wildlife Site ( PWS No. 715 ) on its south-eastern corner and
very close to another PWS ( this one is No. 724 and is known as “Orton Meadows” ) on its south-western corner.
This site lies between two Local Green Infrastructure Corridor routes which trend very close to it on its western
and eastern edges.
Finally, this particular site is the subject of a current Outline Planning Application – No. KET/2010/0469 –
submitted to Kettering Borough Council. In its letter of consultee reply, dated 29/07/2010, sent to the Case
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Officer, The Wildlife Trust remarked that the supporting ecological documents supplied with this Application are
inadequate and not fit-for-purpose in the circumstances.
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Landscape
Landscape
designation

Visual
impacts
(topography
and visibility)

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact

Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or

0

0

The site is predominantly
grassland, with a small area of
ridge and furrow, and is
bordered on three sides by
roads, with the A14 to the
north. Slade Brook forms the
southern boundary. Two wet
ditches flow through one field
and are connected to the
Slade.1; 2
Site is located in an area of
medium landscape sensitivity.
The location to the south of the
A14 is an area where generally
no development has taken
place.
Proximity of the Slade Brooke
and two wet ditches is an issue
for concern for water pollution,
particularly in view of the
landform/ slope.
The site is not overlooked by
any residential areas in
Rothwell. However, it would be
highly visible from the ridge
line to the south of the Slade
Brook. The A14 is not visible
from this ridge if viewing
towards
Rothwell,
so
development would be likely to
result in a highly negative
impact
on
the
visual
landscape. The suggested
planting with fast growing
native tree species would be
particularly effective, and to
some extend, would be in
keeping with the current
landscape. However, it should
be considered that this is only
a partial solution (winter leaf
fall
may
also
reduce
effectiveness)

Development would not effect
listed buildings or conservation
areas.

1

RNRP ECA & GI suite; Environmental Character Assessment, pp 31-34 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/1.0%20ECA.pdf
2
RNRP ECA & GI suite; Current Landscape Character Assessment, pp 50-63 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/4.1%20CLCA.pdf
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Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land

10

The Slade Brooke runs along the
southern edge of the site and
there are small areas in flood
zone 2. There are also
watercourses running across the
site.

0

-10
Whole site is Grade 3

10

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Infrastructure

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

169

Safe access
to and from
the highway

Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network

10

No adverse impact on the SRN
Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

High

+8

Viability

High

+5

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and

Medium

10

Interest in selling or leasing the site 10
No interest in selling or leasing the
site

A14 roundabouts adequate to
accommodate HGV traffic but
access into the site from the Orton
Road would require improvement.
Measures to prevent HGVs
turning towards Orton required.
Full TA required
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).
There would be an impact on the
local road network but this would
be inconvenient not significant
and could be mitigated relatively
easily.

The site is currently being
promoted by the landowner
as a suitable location for a
truck stop.
The site is relatively flat and
anticipated site costs are
likely to be lower in
comparison to other sites
within the appraisal. Highway
and potential watercourse
issues will need to be
overcome however
anticipated costs are likely
to be lower on this site than
many in the appraisal.

The site is being promoted for a
truck stop.

Site is large enough to accommodate an acceptable level of uses.
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impact on
potential
viability
Planning
history

KET/2010/0469 – Current application for HGV parking
KET/2008/0991
KET/2006/1140

Summary:
Site performs moderately well in terms of accessibility, main concerns relate to distance to
attractors and spacing in relation to existing facilities. Constraints include loss of open
countryside and impact on adjacent residential dwelling.
The site performs poorly in terms of ecological impacts when compared with other sites in the
assessment.
The site performs moderately well in terms of landscape when compared with the other sites
in the assessment and proposed planting will at least partially mitigate the impact.
In terms of infrastructure, safe access can be gained to the site but would require
improvements, when compared with other sites the site performs well in terms of impact on
the local road network and gaining safe access.
The site is currently being promoted for a truck stop and therefore scores high in terms of
deliverability. The infrastructure costs associated with development of a truck stop are also
considered to be lower than other sites in the assessment so the site scores high in terms of
viability when compared with other sites in the assessment.
Site Name

Junction 7, north of the A43

Reference

KE08

Area

489877m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/2010

WT

02/11/2010

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
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Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Adjacent to the A43

Adjacent to Telford Way Industrial
Estate and the North Kettering
Business Park

Less than 1km fro a major attractor 10
20km from Welford
44km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement

5

Railway line runs along the north
east edge of the site

10

Nearest settlement is Kettering

5
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Site is located in the open
countryside
Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not

0

10

Site area has been altered
to ensure development
would not be within 100m of
a residential dwelling
10

10
OVERALL SCORE OF :
4 out of 10 ( subject to an
appropriate ecological survey ).
This site is less suitable to be
developed upon.
It has less coverage of existing
arable land.
Try to retain the existing, internal
and perimeter, network of
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have an unacceptable impact on
the ecological quality of the site

vegetation cover.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites either within its boundaries or immediately adjacent to it. However, Potential
Wildlife Site No. 1099 ( known as “Glendon Wood” ) lies at just a few hundred metres away from this site to the
north.
At its southern end, this site overlaps with part of a Local Green Infrastructure Corridor route.
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Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,

0

0

The site is a mixture of arable
and pasture and is bordered by
the A14, A43 and the Midland
Main line; with an open
landscape of agricultural fields
to the north. The site would
constitute a significant level of
development on the north side
of the A43 1; 2

The ridge line runs through the
site which is likely to cause
visual impact from residential
areas of Kettering and if
viewed from the north towards
Rothwell.

No listed buildings or conservation
areas affected
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Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land
Development would not result in a
loss of the best and most versatile
agricultural land

10

0

-10
Whole site is grade 3

10

Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area

Not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10
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Infrastructure
Safe access
to and from
the highway

Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network

Site not
suitable

No adverse impact on the SRN
Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

Low

-5

Viability

Low

-5

Anticipated
Infrastructure
Costs
Availability
Is the site
available for

High

2

Interest in selling or leasing the site
No interest in selling or leasing the -10

Existing accesses into the site
would need considerable
improvement. Gradient concerns.
Dual carriageway. Roundabout to
accommodate trucks entering
from north or leaving to the south.
Or all to use the A14 / A43 /
A6003 roundabouts to return to
route. Full TA needed to assess.
Has been scored unsuitable as
works to facilitate safe assess
would effect the SRN. However it
might be possible to improve the
existing accesses into the site
without adversely affecting the
strategic network (so most works
done off highway)
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).
Would have an adverse impact
and would require considerable
mitigation. Low score reflects the
level of mitigation required.

The site is not currently being
promoted by the landowner.
Previous developer
aspirations was for
residential / B8 development
A previous option on the site
for residential development is
now not being taken forward
due to the difficulties in
providing the infrastructure
and making the site viable.

The site is not currently being
promoted by the landowner. The
site has previously been promoted
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development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

for residential and B8
development.

site

The site is large enough to accommodate an acceptable range of uses.

None

Summary
This site performs very well in terms of accessibility and in particular in relation to HGV routes
and major attractors.
The site does not perform well in terms of ecology when compared with other sites in the
assessment.
The site performs moderately well in terms of landscape impact, the site would be visible from
parts of Kettering and from the north towards Rothwell, mitigation may be possible.
This site performs poorly in relation to safe access and impact on the local road network as
significant mitigation would be required and this may affect the SRN.
The site performs poorly in terms of deliverability and viability. The landowner is not currently
promoting the site for development and the cost of infrastructure to be provided and would
make the site unviable for a truck stop development.
Site Name

Land south east of Junction 7

Reference

KE10

Area

30101m2

Current Use

Arable land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
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settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

A43

Telford Way Industrial Estate

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

20km from Welford
44km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

0
10
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Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site

10

Identified as an area of protected
environmentally important open
space

0

10

-10

Site is adjacent to residential
development and the crematorium

10
OVERALL SCORE OF :
8 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
It is mostly made up of existing
arable land.
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but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

Try to retain the existing
vegetation around the site’s
perimeter.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites either within its boundaries or immediately adjacent to it.
This site lies within the body of a Local Green Infrastructure Corridor route.
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Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,

0

0

The site is arable land and
surrounded on all three sides
by roads (A14, old A6 and
Gypsy Lane). The site is in
close proximity to residential
areas and is considered to be
within the urban edge of
Kettering 1; 2

There is little visual impact in
the immediate area, however,
the site sits high on the ridge
line and is clearly visible from
the open landscape to the
west.

No listed buildings or conservation
area in close proximity to the site
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Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
-10

Whole site is grade 2

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area

Not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10
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Infrastructure
Safe access
to and from
the highway
Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network
No adverse impact on the SRN

Site not
suitable

Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

Low

-6

Viability

Low

-6

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning

Medium

Local, residential and rural roads
not adequate to take high volume
of HGV traffic. Right turn into site.
Prevent access to Kettering via
Rothwell Road
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).

Site not
suitable

Interest in selling or leasing the site
No interest in selling or leasing the -10
site

The site is not currently being
promoted by the landowner
and there are highway issues
that will need to be
overcome
There are a number of
access issues that will need
to be addressed in the
delivery of this site as well as
anticipated site levelling
costs.

The site is not currently being
promoted by the landowner.

This is a relatively small site but it may be possible to accommodate all the
required uses within it.

None
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history
Summary:
This site scores very well in terms of accessibility. Constraints include the proximity of
residential development and the crematorium and the size of the site.
The site scores well in terms of ecological impact when compared with other sites.
The site scores moderately well in terms of landscape, but is visible from the open landscape.
This site performs poorly in term of safe access and impact on the local road network. The
impact of development of this site for HGV parking would be significant and the local roads
network is not adequate. Access to the site would have an unacceptable impact on vehicles
travelling into and out of Kettering and has therefore been assessed as unsuitable.
The site scores poorly in terms of deliverability and viability as the site is not being promoted
and it is anticipated that access and highway improvements would make the site unviable for
a truck stop development.
Site Name

South west of junction 8 south of the A43

Reference

KE12

Area

140846m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking

Score

Method of assessment and
Justification

0

185

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

route between the site and a
settlement
Less than 2km from the SRN
Less than 1km from the SRN

Site is approximately 100m from
the SRN

5

Adjacent to the SRN
Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is adjacent to the A43

Within 1-2km of Pytchley Lodge
Industrial Estate

0

Less than 1km fro a major attractor
22km from Welford
42.2km from Alconbury

Site is located further than 14
miles from a site in both directions
Site is located further than 14
miles from a site in one direction

5

Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

0
10

Nearest settlement is Kettering

5

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
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The site is located more than 50m
of an air quality management area
Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

0

10

Is not located within 100m of a
residential dwelling, however
there would be an impact on the
adjacent golf course

0

10
OVERALL SCORE OF :
6 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
It is mostly made up of existing
arable land.
Try to avoid building on the open
grassland habitat areas.
Try to retain the existing
vegetation around the site’s
perimeter.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
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which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites either within its boundaries or immediately adjacent to it.
The majority of this site lies within the body of one Local Green Infrastructure Corridor route, and it also lies very
close to the crossing-point of this with another Local Green Infrastructure Corridor route too.
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Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation

Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed

0

Visual
impacts
(topography
and visibility)

0

The site lies between Kettering
Golf Club and the A43, and to
the south of the A14. It can be
considered to be outside of the
urban edge of Kettering;
however, there is current
development of the Cransley
Park mixed use site on the
opposite side of the A43. 1; 2
A wet ditch drains into a water
course at the bottom of a
significant down slope
There is a negative visual
impact if approached from the
southerly direction. However,
there is no visual impact in
regard to the residential areas
of Kettering.

No impact on listed buildings or
conservation areas
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Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
Site is half grade 2 and half grade
3

0

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation

10
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area

in the MWDF

Infrastructure
Safe access
to and from
the highway
Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network

Site not
suitable

No adverse impact on the SRN
Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

High

+5

Viability

Low

0

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development

Medium

HGVs would have to turn right out
of site across A43 to access A14.
Proximity to A14 roundabout.
Cransley Park permitted
development. A43 has steep
incline to south
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).

Site not
suitable

Interest in selling or leasing the site 10
No interest in selling or leasing the
site

There are anticipated
highway constraints
associated with the
deliverability of the site
however these are
considered to be lower than
other sites within this
appraisal.
The site is relatively level and
there are existing road
improvements in the local
vicinity which may improve
the viability of the site. Site
levelling works are required
however these are
considered to be less
attractive than other sites in
the appraisal.

Previously promoted for
employment development.
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Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

Site is large enough to accommodate an acceptable range of uses.

None

Summary
The site scores relatively well in terms of accessibility. Constraints include impact on the
adjacent Golf Course.
Site scores moderately well in terms of ecology when compared with other sites.
The site scores moderately well in terms of landscape impact, the most significant visual
impact is when approaching from the south.
The site performs poorly in terms of safe access and impact on the local road network. The
impact of HGV’s turning right across the A43 would be unacceptable and the site has been
assessed as being unsuitable.
The site performs well in terms of deliverability as highways improvements are anticipated to
be lower than other sites is the assessment but has a lower score for viability as it is
anticipated that costs of levelling the site would make it unviable for a truck stop development.

Site Name

Junction 9, north of Isham Road

Reference

KE13

Area

111702m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
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settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

A509

The site is within 1km of the
Pytchley Lodge Industrial Estate
and Kettering Venture Park

10
10

25km from Welford
39km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

0
10

Nearest settlement is Kettering
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Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site

5

0

10

-10

There are two dwellings south
east of the site that are within
100m. The site is also adjacent to
a golf course.

10
OVERALL SCORE OF :
8 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
It is mostly made up of existing
arable land.
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but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

Try to retain the existing
vegetation around the site’s
perimeter.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites within its boundaries; but, it does lie across the Isham Road opposite a
Potential Wildlife Site ( PWS No. 928 ).
This site lies within the body of a Local Green Infrastructure Corridor route, and it also lies very close to the
crossing-point of this with a Sub-Regional Green Infrastructure Corridor route too.
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Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,

Site not
suitable

The site is located on the ridge
line to the south of the A14 and
the A509, and can be
considered to be outside of
southern part of the Kettering
urban edge. The land use in
the immediate area is
predominantly arable. 1; 2

-10

There is a high visual impact if
viewed from both the Kettering
urban area, and also from the
southerly direction if
approaching from the A509.

No impact on listed buildings or
conservation areas
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Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
-10

Whole site is grade 2 agricultural
land

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area

An area at the northern point of
the site is located in a minerals
consultation area, NCC would
need to be consulted if the site is
progressed

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10
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Infrastructure
Safe access
to and from
the highway
Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network
No adverse impact on the SRN
Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

Low

0

Viability

Low

0

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development

Medium

Other factors
The range of
acceptable
uses at the

8

Access onto Isham Road could be
achieved with on site works.
Measures to prevent access to
A43 via Isham Road and Pytchley
village.
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).

8

Interest in selling or leasing the site
No interest in selling or leasing the -10
site

The site is being promoted
by the landowner. Current
owner aspirations are for a
B1, B2 or B8 development or
for use as a waste transfer
station however the latter use
has received some
opposition.
The location would be of
consideration for a truck stop
however highway
improvements are likely to be
required.
The costs of these works are
likely to render the site as
unviable for a truck stop.

The site is being promoted by the
landowner for employment use.
However it is unlikely the site
would be released for a lower
value use.

The site is large enough to accommodate an acceptable range of uses.
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site and
impact on
potential
viability
Planning
history

None

Summary
This site scores well in terms of accessibility. Constraints include impact on the residential
dwellings to the south east of the site.
The site performs relatively well in terms of ecology when compared with other sites
assessed.
This site scored poorly in terms of landscape impact. The high visibility of this site mean
development for HGV parking would have an unacceptable impact and the site has been
assessed as not suitable.
The site scores relatively well in terms of safe access and impact on the road network and
safe access could be achieved with on site works.
The site scores poorly in terms of deliverability and viability. The site is being promoted for a
higher value use and it is unlikely to be available for a lower value use. The costs of the
highways improvements are likely to make the site unviable for HGV parking.
Site Name

Junction 9, east of A509

Reference

KE14

Area

97336

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Score

Method of assessment and
Justification

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
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Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

Site is adjacent to the A509

Less than 1 km from Kettering
Venture Park and 1-2km from
Pytchley Lodge Industrial Estate

10
10

25km from Welford
39km from Alconbury

5

There is potential to link the site
with the railway line to the east of
the site

10

Nearest settlement is Kettering

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open

5
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countryside
Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on

0

10

10

Southfield Pastures LWS

-10

OVERALL SCORE OF :
2 out of 10 ( subject to an
appropriate ecological survey ).
This site is less suitable to be
developed upon.
It is near to both an existing Local
Wildlife Site and a Site of Special
Scientific Interest ( SSSI )
designation.
It is next to the River Ise valley
corridor.
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the ecological quality of the site

It lies at the crossing-point of two
Green Infrastructure Corridors.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites within its boundaries; but, it does lie close to a Local Wildlife Site ( LWS I.D.
K1293 known as “Southfield Pasture” ) and also to the valley corridor of the River Ise. Furthermore, this site is
also close to The Wildlife Trust Nature Reserve and SSSI site at “Southfield Farm Marsh”.
This site lies within the crossing-point of a Local Green Infrastructure Corridor route and a Sub-Regional Green
Infrastructure Corridor route.
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Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage

Site not
suitable

This site is located opposite
site KE13 on the A14 A509
junction. The location is highly
sensitive as the site sits on a
ridgeline and is highly visible
from a sensitive area of the Ise
Valley. The land use in the
immediate
area
is
predominantly arable. 1; 2; 3

-10

There is a high visual impact
from the site for both the
Kettering urban area and if
viewed from the Ise valley /
Burton Latimer direction, with
the impact on the River Ise
area being particularly
sensitive.

3
RNRP ECA & GI suite; Current Landscape Character Assessment, pp 158-166 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/4.1%20CLCA.pdf
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Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

No impact on listed buildings or
conservation areas

Heritage and
Archaeology

10

Site is adjacent to a large area of
flood zone 3 and a strip along the
eastern side of the site is located
in flood zone 2

0

-10
-10

Whole site is grade 2

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

Whole site is located in a minerals
consultation area. NCC would
need to be consulted if the site is
progressed
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extraction or
a mineral
safeguarding
area
Infrastructure
Safe access
to and from
the highway
Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network
No adverse impact on the SRN

Site not
suitable

Adverse impact and impact cannot
be mitigated

Deliverability

Low

-5

Viability

Low

-10

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development

Medium

Access to and from the A509
would require right turns.
Proximity to A14 roundabout
Isham By Pass
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).

Adverse impact but impacts can be
mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability

Other factors
The range of
acceptable
uses at the

10

Site not
suitable

Interest in selling or leasing the site
No interest in selling or leasing the -10
site

We understand that subject
to infrastructure the site may
be promoted for a higher
value use as part of a larger
master plan. The site is not
currently being promoted.
There are likely to be
significant road improvement
required to deliver this site,
the costs of which are likely
to render it unviable for a
truck stop operator.

Previously site has been
promoted for employment use. It
is unlikely the site would come
forward for a lower value use.

The site is large enough to accommodate an acceptable range of uses.
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site and
impact on
potential
viability
Planning
history

KE/1991/0183

Summary
This site performs well in terms of accessibility. The site performs poorly in terms of ecology
when compared to other sites in the assessment and is close to a Local Wildlife Site and
SSSI.
The site would have a significant visual impact and is a highly sensitive landscape and as
such has been assessed as being not suitable.
The site scores poorly in terms of access and impact on the local road network and has been
assessed as being not suitable.
The site scores poorly in terms of deliverability and viability. The site has been promoted for
a higher value use and it is unlikely it would be released for a lower value use. The site would
require significant road improvements and the cost of this would make it unviable for HGV
parking.
Site Name

South of junction 10, east of Kettering Road

Reference

KE18

Area

73058m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and

Score

Method of assessment and
Justification
Burton Latimer

3
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facilities using a safe route?

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Site is adjacent to the A14

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Site is adjacent to the A6

Site is adjacent to Latimer Park

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

27.2km from Welford
36.8km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open

0
Nearest settlement is Burton
Latimer

5

10

Within settlement boundary but in
an area of protected open space
or environmentally important open
space
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countryside
Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on

0

10

Site is more than 100m from the
residential area of Burton Latimer

10

10
OVERALL SCORE OF :
6 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
It has more coverage of existing
arable land, but it also has an
area of open grassland too.
Try to retain the existing
vegetation around the site’s
perimeter.
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the ecological quality of the site
Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites either within its boundaries or immediately adjacent to it. However, Potential
Wildlife Site No. 924 lies at just a few hundred metres away from this site to the south.
This site lies on the edge of a Local Green Infrastructure Corridor route.
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Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,

0

The site is located on the old
A6 road into Burton Latimer.
The site is in proximity to the
urban edge of Burton Latimer.
If used there would no longer
be a significant gap from the
town to the A14.

The visual impact is of medium
sensitivity with a potential
issue with visibility from Burton
Latimer.

0

Site is more than 250m from
Burton Hall and this is screened
by trees. The conservation area
lies to the south of the site.
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Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

Development may impact on this
but may be potential for
mitigation.

0

0

-10
-10

Majority of the site is grade 2

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area

Site is not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10
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Infrastructure
Safe access
to and from
the highway
Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network
No adverse impact on the SRN

8

Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

High

+5

Viability

Low

-5

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

Medium

8

Interest in selling or leasing the site
No interest in selling or leasing the -10
site

Access should be from Kettering
Road. Right turning traffic on the
A6 would be a problem due to
restricted width, lay-bys and
proximity to A14 roundabout.
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).
HGVs currently use Kettering
Road to access Altendiez Way Ind
Estate. HGVs leaving the
proposed site could travel south to
Altendiez Way roundabout to
return north to A14 or A6.
TA to assess capacity

The site maybe held under
option to a developer and the
site will not be promoted for a
truck stop
Site levelling costs and
highway issues may render
the site as unviable for a
truck stop operator.

Site may be promoted for higher
value uses but is not available for
a truck stop.

The site is large enough to accommodate an acceptable range of uses.

None
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Summary
This site scores very well in terms of accessibility.
The site scores moderately well when compared with other sites in terms of ecology.
The site is medium in terms of visual impact with a potential issue with visibility from Burton
Latimer.
The site scores well compared to other sites in terms of safe access and impact on the local
road network, access would need to be from Kettering Road.
The site performs well in terms of deliverability when compared with other sites however may
be promoted for a higher value use and is not available for HGV parking. The site levelling
costs and highway issues may render the site unviable for HGV parking.
Site Name

South of junction 10, east of the A6

Reference

KE19

Area

238788m2

Current Use

Agricultural land

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

24/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
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roads

Adjacent to the SRN

Distance to
other main
routes from
the A14, A45

Less than 2km to other potential
10
routes
2 – 5km from other potential routes

Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on

10

More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

Adjacent to A6

Less than 1 km from Latimer Park

10
10

27.2km from Welford
36.8km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

0
Nearest settlement is Burton
Latimer

5

5

0

Site is accessed through a
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residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

10

Site is more than 100m from
Blackbridge Farm and Windmill
Cottages

10

10
OVERALL SCORE OF :
8 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
It has more coverage of existing
arable land.
Try to retain the existing
vegetation around the site’s
perimeter.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
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This site has no designated sites either within its boundaries or immediately adjacent to it.
This site lies within the body of a Local Green Infrastructure Corridor route.

Landscape
Landscape
designation

Site is located in an area covered
by a local landscape designation

The site is located at the
junction of the A14 and the A6
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and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Visual
Site is located in a prominent
impacts
location and would have a
(topography
significant visual impact which
and visibility) could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl

0

Burton Latimer bypass. The
land is currently in agricultural
use, predominantly arable
production, with the site
screened by mature
vegetation. There are no
significant landscape issues
with this site, although a public
Right of Way dissects the site
from the A6 to the A14.
There is minimal visual impact,
with site screened by mature
vegetation. There are no
significant residential areas in
the immediate proximity

10

No impact on listed buildings or
conservation areas

10

0
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Agricultural
land
classification

Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Development would result in a loss
of the best and most versatile
agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

-10

0

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Infrastructure
Safe access
to and from
the highway
Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network
No adverse impact on the SRN

10

Site not
suitable

Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

Not located in a minerals
consultation area

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

High

+5

Right turning traffic on the A6
would be a problem due to
restricted width. Cranford Road
junction has limited central
reserve width of approx.10m.
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).

Site not
suitable
The site maybe held under
option to a developer and the
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Viability

Low

-5

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

Medium

Interest in selling or leasing the site
No interest in selling or leasing the -10
site

site will not be promoted for a
truck stop
Site levelling costs and
highway issues may render
the site as unviable for a
truck stop operator.

Site may be promoted for higher
value uses but is not available for
a truck stop.

The site is large enough to accommodate an acceptable range of uses.

None

Summary
The site scores very well in terms of accessibility.
The site scores well in terms of ecology when compared with other sites in the assessment.
The site also scores well in terms of landscape as site already has mature screening.
The site scores poorly in terms of safe access and impact on the local road network, traffic
turning right onto the A6 would have a significant impact. The site has been assessed as
unsuitable in terms of gaining safe access and impact on the local road network.
The site scores well in terms of deliverability however the site may be promoted for a higher
value use and is not available for a truck stop. In terms of viability the costs of highways
infrastructure may make the site unviable for HGV parking.

Site Name

Islip Furnace

Reference

ENC 01

Area

51.4ha

Current Use

Industrial/ Agricultural

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

22/11/10
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HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to
other main
routes from
the A14, A45
Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification
GIS – within distance of
800m but no crossing on
A6116

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential
10
routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor
Less than 1km from a major
attractor
Site is located further than 14
miles from a site in both directions

A6116

Current site is Industrial Site

10
10

36.3km from Welford
27.4km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions
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Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village

Open
countryside

Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other
development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area
Site is accessed through a
residential area
Site is accessed through existing
development other than residential
and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a

0
Islip/ Thrapston

5

-10

0

10

10

10
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Other
ecological
features
(Including
BAP priority
habitats and
species)

nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

OVERALL SCORE OF :
9 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
This site is already well-developed
with industrial / commercial uses
taking up the majority of the area.
Try to retain the existing, internal
and perimeter, network of
vegetation cover.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas ( that is, questions about the site’s
habitats ) and also no information about the potential presence ( either resident, visiting for food and / or shelter,
or passing through ) of any protected species issues within any of the site’s habitat areas or other features.
This site has no designated sites either within its boundaries or immediately adjacent to it.
This site lies within the crossing-point of a Local Green Infrastructure Corridor route and a Sub-Regional Green
Infrastructure Corridor route.
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Landscape
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Landscape
designation

Visual
impacts
(topography
and visibility)

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent
position and would not have a
significant visual impact

Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood

0

0

The site is located between the
old Kettering Road between
Twywell and Thrapston, and
the A14. There are no
significant residential areas in
the vicinity. The site is
screened on all sides by view
by mature vegetation. 2; 4; 5; 6

Although the site is in a
prominent location, the only
issue with visual impact would
appear to be from the southern
side of the site viewing from
the Nene valley with a possible
visual impact on Woodford.
However,
the
level
of
screening from vegetation, and
the existing road layout
currently
offers
some
mitigation.

10

4

RNRP ECA & GI suite; Environmental Character Assessment, pp 25-27 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/1.0%20ECA.pdf

5

RNRP ECA & GI suite; Current Landscape Character Assessment, pp 120-126 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/4.1%20CLCA.pdf

6

RNRP ECA & GI suite; Current Landscape Character Assessment, pp 166-169,174 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/4.1%20CLCA.pdf
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zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

0

5

-10

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Infrastructure
Safe access
to and from
the highway

Impact on
the strategic
road network
(Capacity of
junction and

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF
Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF

10

Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network

10

No adverse impact on the SRN
Adverse impact but impacts can be
mitigated

Main vehicle access to be
determined from the old A604
Kettering Road or the A6116.
Access from the A14 may be
provided within the remit of the
Highways Agency. I would not
wish to see the promotion of
vehicles being able to assess the
county network through the site
from the National Truck Road
network or visa-versa without full
appraisal and adequate measures
in situ to prevent misuse.
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
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congestion
on the main
carriageway

there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).
Full TA to be submitted for
appraisal

Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated
Deliverability
Deliverability

Medium

0

Viability

Low

-10

Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

High

7

Interest in selling or leasing the site 0
No interest in selling or leasing the
site

The site is currently being
promoted by the land owner
for an industrial scheme
which would be more
valuable use to a truck stop
The developer is progressing
an application for industrial
use. The topography is
sloped and road
improvements are likely to be
required. The costs of works
are anticipated to be
significant and render the site
wholly unviable for a truck
stop.

A large proportion of the site is
being promoted for a higher value
use

The site is large enough to accommodate an acceptable range of uses.

Current application for employment development

Summary
This site scores well in terms of accessibility.
The site scores well compared with other sites in the assessment in terms of ecology but
existing vegetation should be retained.
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The site scores moderately well in terms of landscape, there would be an adverse impact but
existing screening offers some mitigation.
The site scores relatively well in terms of gaining safe access and impact on the local road
network when compared with other sites in the assessment.
The site scores moderately well in terms of deliverability however the sloping nature of the
site would have a significant impact on viability. The costs associated with levelling the site
and road improvements are significant and make the site unviable for HGV parking.
Site Name

Land South of Thrapston (East of A605)

Reference

ENC 07

Area

28.7ha

Current Use

Agriculture

Potential Capacity

100+

Date of assessment:
GIS

August 2010

Site visit

15/09/10

RNRP

22/10/10

NCC

22/11/10

HA

23/11/10

WT

02/11/10

Assessment
topic
Accessibility
Potential
access to a
settlement
with further
facilities to
the truck stop

Distance
from main
identified
roads
Distance to

Assessment criteria

Site is within 5 minutes (400m)
walking distance of a settlement
with a range of services and
facilities using a safe pathway?
Site is within 10 minutes (800m)
walking distance of a settlement
with a range of services and
facilities using a safe route?
Site is further than 10 minutes
walking distance of a settlement
with a range of services and
facilities or there is no safe walking
route between the site and a
settlement
Less than 2km from the SRN

Score

Method of assessment and
Justification

0

Less than 1km from the SRN
Adjacent to the SRN

10

Less than 2km to other potential

10

A605
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other main
routes from
the A14, A45

Distance
from major
attractors
(Industrial
estates)
Distance
from next
HGV parking
facility in
each
direction
(Should be
spaced
approximatel
y 30 minutes
or 14 miles
apart which
ever is
lesser)
Potential to
link in to rail
freight
movement
Location in
relation to
CSS strategy

Open
countryside

Health
Air Quality

Liveability
Impact on
residential
areas and
other

routes
2 – 5km from other potential routes
More than 5km from other
potential routes
More than 2km from a major
attractor
1-2km from a major attractor

Halden’s Parkway

Less than 1km fro a major attractor 10
Site is located further than 14
miles from a site in both directions

10

38.6km from Welford
25.4km from Alconbury

Site is located further than 14
miles from a site in one direction
Site is located within 14 miles of a
site in both directions

The site is adjacent to a railway
line
The site is not adjacent to a
railway line
Nearest settlement is a Growth
Town
Nearest settlement is a smaller
town
The nearest settlement is a village
Site is located within a settlement
boundary
Adjacent to a settlement
Site is located in the open
countryside
The site located in a air quality
management area
The site is located within 50m of
an air quality management area
The site is located more than 50m
of an air quality management area

0
Thrapston

5

-10

0

Site is accessed through a
residential area
Site is accessed through existing
development other than residential
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development
from access

Impact on
quality of life
of residential
areas

Biodiversity
Ecological
sensitivity

Other
ecological
features
(Including
BAP priority
habitats and
species)

and would conflict with this use
Site is not accessed through
existing development or is
accessed through development
other than residential and would
not conflict with this use
Site is adjacent to or within close
proximity (100m) of a residential
dwelling or would conflict with
other existing adjacent uses
Site is more than 100m from a
residential dwelling and would not
conflict with existing surrounding
uses

Site or part of the site is a
nationally, regionally or locally
important wildlife site
Site is adjacent to, or within 100m
buffer zone of, a nationally,
regionally or locally important
wildlife site
Site is greater than 100m from a
nationally, regionally or locally
important wildlife site
Development of the site would
have an unacceptable impact on
the ecological quality of the site
and impact could not be mitigated
or compensated
Development of the site would
have an unacceptable impact on
the ecological quality of the site
but impact could be mitigated or
compensated
Development of the site would not
have an unacceptable impact on
the ecological quality of the site

10

10

10
OVERALL SCORE OF :
8 out of 10 ( subject to an
appropriate ecological survey ).
This site is more suitable to be
developed upon.
It has more coverage of existing
arable land.
Try to retain the existing wooded /
scrub belt running across the
middle of the site.
Try to retain the existing
vegetation cover around the site’s
perimeter.

Notes / Comments :
Without an appropriate ecological survey exercise being undertaken on this area of land – done, at least, at the
level of a Phase 1 Habitat Survey, and ideally at the level of an Extended Phase 1 Habitat Survey ( the latter of
which would begin to include Protected Species matters ) – it is very difficult to make a definitive decision as to
the degree of its suitability for potential future development as an HGV parking facility.
Therefore, there currently remains an unknown quantity about the nature and quality of the uncultivated land /
the open grassland areas (that is, questions about the site’s habitats ) and also no information about the
potential presence ( either resident, visiting for food and / or shelter, or passing through ) of any protected
species issues within any of the site’s habitat areas or other features.
This site has no designated sites either within its boundaries or immediately adjacent to it.
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This site lies within the body of a Local Green Infrastructure Corridor route.
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Landscape
Landscape
designation

Visual
impacts
(topography
and visibility)

Site is located in an area covered
by a local landscape designation
and would have an adverse impact
which could not be mitigated
Site is located in an area covered
by a local landscape designation
and would have an adverse impact
but this impact could be mitigated
Site is not located in an area
covered by a local landscape
designation
Site is located in a prominent
location and would have a
significant visual impact which
could not be mitigated
Site is located in a prominent
locations but impact could be
mitigated
Site is not located in a prominent

0

0

The site is located at the
junction of the A45 and the
A14, and can be considered to
be in an area of medium
sensitivity as it is being located
to the east of the A45, thus
negating any immediate impact
on the Nene valley. 7; 8

The site is not located in a
prominent
position
and
therefore does not have a
significant visual impact apart
from when viewed from the
east.

7

RNRP ECA & GI suite; Environmental Character Assessment, pp 9-11 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/4.1%20CLCA.pdf

8

RNRP ECA & GI suite; Current Landscape Character Assessment, pp 99-105 (available at):
http://www.rnrpenvironmentalcharacter.org.uk/data/4.1%20CLCA.pdf
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position and would not have a
significant visual impact
Cultural Heritage
Heritage and Development would have a
Archaeology negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could not be mitigated
Development would have a
negative impact on a Listed
Building, Conservation Area,
Scheduled Ancient Monument or
Historic Park and Garden which
could be mitigated
Development would not impact on
a Listed Building, Conservation
Area, Scheduled Ancient
Monument or Historic Park and
Garden
Water Conservation and Management
Flood risk
100% - 76% of the site is in flood
zone 2 or 3
75% to 51% of the site is in flood
zone 2 or 3
50% to 26% of the site is in flood
zone 2 or 3
25% to 0 % of the site is in flood
zone 2 or 3
Soil and Land
Is the site
Wholly previously developed
brownfield or Mixed >75% pdl
greenfield
Mixed 50-75% pdl
Mixed 25-49% pdl
Mixed < 25% pdl
Wholly greenfield
Agricultural
Development would result in a loss
land
of the best and most versatile
classification agricultural land (grades 1, 2 and
3a)
Partial loss of the best and most
versatile agricultural land

10

0

-10
-10

Development would not result in a
loss of the best and most versatile
agricultural land
Minerals
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Is the site
located in An
area
identified for
minerals
extraction or
a mineral
safeguarding
area
Infrastructure
Safe access
to and from
the highway

Impact on
the strategic
road network
(Capacity of
junction and
congestion
on the main
carriageway

Site is located in an area identified
as an existing / permitted minerals
/ waste site or allocation in the
MWDF

-10

Site is not located in an area
identified as an existing / permitted
minerals / waste site or allocation
in the MWDF
Safe access could be gained from
the highway network
Safe access could not be gained
from the highway network

10

No adverse impact on the SRN
Adverse impact but impacts can be
mitigated
Adverse impact and impact cannot
be mitigated

Impact on
No adverse impact on the local
the local road road network
network
Adverse impact on the local road
network but could be mitigated
Adverse impact on the local road
network that could not be mitigated

8

Main vehicle from the A14 or A45
may be provided within the remit
of the Highways Agency. I would
not wish to see the promotion of
vehicles being able to access the
county network using the Denford
to the A14 Denford Lodge farm
road.
Junction suitable but would
require modelling work to assess
the impact. Impact on SRN at
peak times is likely to be lower for
HGV parking than other uses but
this does not necessarily mean
there is a reduced likelihood of
mitigation being required. This
would apply especially at
junctions where there are
committed schemes as it is likely
that developments will be
conditioned to the scheme if it has
an impact on the junctions (which
on the A14 are currently Junctions
8, 9 and 10).
Liaise with Highways Agency
Full TA to be submitted for
appraisal
County Highways Network should
not be used to access site in any
event.

Deliverability
Deliverability

Low

-5

Viability

Low

-10

The site is not currently being
promoted by the owner for
development
There are likely to be
significant infrastructure
costs associated with the
deliverability of the site
including road improvement
and site levelling. There is a
question mark over whether
a suitable access to the site
could be delivered. The
associated costs are likely to
make the site unviable for a
truck stop.
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Anticipated
Infrastructure
Cost
Availability
Is the site
available for
development
Other factors
The range of
acceptable
uses at the
site and
impact on
potential
viability
Planning
history

High

Interest in selling or leasing the site
No interest in selling or leasing the -10
site

The site is not currently being
promoted by the owner for
development.

The site is large enough to accommodate an acceptable range of uses.

None

Summary
The site scores well in terms of accessibility. In terms of ecology the site performs well when
compared to other sites in the assessment.
The landscape impact of development of this site would be moderate; the site is not in a
prominent position apart from when viewed from the east and is in an area of medium
landscape sensitivity.
It may be possible to gain safe access to the site however this is uncertain.
The site performs poorly in terms of deliverability and viability. The site is not currently being
promoted for development and there are significant infrastructure costs associated with
delivery of the site. These costs are likely to make the site unviable for HGV parking.
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Appendix 5 - DELIVERABILITY AND VIABILITY ASSESSMENT

Appraisal Report
on

Potential Truck Stop
Sites
Northamptonshire

On behalf of

North Northamptonshire
Joint Planning Unit
1 Exchange Court
Corby
Northamptonshire
NN17 1TY

Prepared by
LAMBERT SMITH HAMPTON
900 Pavilion Drive
Northampton Business Park
Northampton
NN4 7RG

Tel: 01604 662550
Fax: 01604 709226
Date: November 2010
Ref: JWA

INTRODUCTION
As part of the HGV parking assessment methodology being carried out by the NNJPU Lambert Smith Hampton have
been asked to look at the viability and deliverability of a number of sites along the A14 between Junctions 3 and 13
which have the potential to be developed and utilised as Truck Stops.
We have had regard to the guidelines set by Secure European Truck Parking Operational Services (SETPOS). This is
a pilot project that has been initiated by the European Commission in response to growing concern about attacks on
high value cargo and vehicles, coupled with the lack of adequate rest facilities for drivers and the need for the
establishment of secure truck parking sites and associated information services.
Many of the guidelines set out by SETPOS in regard to the requirements will be the same cost to each site and
therefore don’t affect deliverability or viability. Some of the main factors that will however affect this include topography
and access. With regard to topography a truck stop needs to provide flat parking for the trucks. With regard to access,
ideally a truck stop should have a one way access both in and out of the site, we also have to consider what road
improvements are likely to be necessary.
The only way to assess the cost implications on these on a site by site basis would be to employ civil engineers/cost
consultants and we have not been asked to do this. It is however our opinion that should a site need levelling in order
to facilitate a Truck Stop this would make it unviable unless the levelling was very minor. We have also used our
knowledge of the sites and access issues to establish whether the road improvements needed are low, medium or high
and scored accordingly.
We have attached a summary of our findings on a site by site basis. We have outlined in each site appraisal report the
constraints on viability and deliverability applying a score between -10 and 10 to each site, split between viability and
deliverability which has been attached at Appendix 1. A summary of the scoring for all of the sites is attached as
Appendix 2.

Truck Stop Site Appraisals
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North Northamptonshire Joint Planning Unit

APPENDIX 1

Truck Stop Site Appraisals
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North Northamptonshire Joint Planning Unit

SITE REFERENCE:

ENC1

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 12
Dual carriageway
30 miles approximately
131 miles approximately
Street Map

Aerial Photograph

Deliverability
The site is situated to the north of the A14 dual carriageway adjacent to Junction 12 which would allow access from
both the east and westbound carriageway. The site is prominently located on the A14 corridor however it is not central
to the main local towns of Kettering, Wellingborough and Corby. The current site access is via Kettering Road which
runs to the north of the site. The site is currently partly developed with the land closest to the A14 junction being
agricultural land with the remaining having an established industrial and commercial use with a large proportion of the
site being utilised for car storage.
We understand that the site is currently owned by Greatline Developments who have submitted planning application for
850,000 sq ft of industrial accommodation. We understand that there might be highway constraints affecting Kettering
Road which may need to be addressed in delivering this site. It is our opinion that it is likely that some junction
improvements will be required at the roundabout with Kettering Road and the A6116 to the north east corner of the site
however we have not made any detailed enquires with a highways specialist.
Viability
The site occupies and elevated position from the A14 and slopes steeply as it moves north away from the A14. It is our
opinion that the sloping nature of the site is going to have a significant impact on the viability as a truck stop, as the
costs of levelling the site for this use are likely to be significant. Given the lower land values attributable to a truck stop,
the costs of works and likely to render the site unviable when compared to other sites within this appraisal which have a
level topography. We have not however carried out any analysis into the detailed costs associated with these works.
Having regard to the above, we are of the opinion the site would not be viable for a truck stop. It is also our
understanding that the site is not currently available for this use.

Truck Stop Site Appraisals
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Site ENC1

Score

Deliverability

MEDIUM

0

Viability

LOW

-10

Reasons
The site is currently being promoted by the land owner for
an industrial scheme which would be more valuable use to
a truck stop.
The developer is progressing an application for industrial
use. The topography is sloped and road improvements are
likely to be required. The costs of works are anticipated to
be significant and render the site wholly unviable for a
truck stop.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

6

MEDIUM

HIGH
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SITE REFERENCE:

ENC7

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 13
Dual carriageway
33 miles approximately
130 miles approximately
Street Map

Aerial Photograph

Deliverability
The site is situated to the south of the A14 dual carriageway adjacent to Junction 13 which provides access from both
the east and westbound carriageways. At present the site does not appear to have any access from the A45, however
there is an access track from the A14 however we understand that this is for farm access only and it would be
unrealistic to utilise this for access to a truck stop. The site is currently being used for agricultural purposes.
While there would appear to be an access from the A14 it is anticipated that there could be additional highways issues
in delivering the site for development. The site does occupy a prominent position and is predominantly flat but is
elevated from the A45 with a substantial verge fronting the road. Junction 13 is a busy intersection of the A14, A45,
and A605 and as such gets congested at peak times. The A45 is a major trunk road linking the A14 with the M1 South
(Junction 15).
Viability
We are opinion that there are likely to be some highway and topography constraints that will impact on the viability of
this site as a truck stop. While the A45 is predominately duelled, the section that runs past the site is single carriage
way and we understand that at some stage it is anticipated that there is likely to be road widening affecting both the
A14 and A45 which could also impact on site viability.
We have not made any investigations into the costs associated with these constraints however the costs of levelling the
site and providing adequate access is likely to be significant and given the values associated with a truck stop would
render this site unviable when also considering the more suitable sites in this appraisal. While no highway assessment
has been undertaken, it is unlikely that an alternative access could be created from the A14 and we are of the opinion
that given the proximity to Junction 13 and the current weight of traffic, access from the A45 may not also be viable.

Truck Stop Site Appraisals
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Site ENC7

Score

Deliverability

LOW

-5

Viability

LOW

-10

Reasons
The site is not currently being promoted by the owner for
development
There are likely to be significant infrastructure costs
associated with the deliverability of the site including road
improvement and site levelling. There is a question mark
over whether a suitable access to the site could be
delivered. The associated costs are likely to make the site
unviable for a truck stop.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

8

MEDIUM

HIGH
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SITE REFERENCE:

KE07

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 3
Dual carriageway
19 Miles approximately
144 Miles approximately
Street Map

Aerial Photograph

Deliverability
The site is situated to the south of the A14 between Junctions 3 and 4 and would therefore be accessible from both the
east and west bound carriageways. The site is perhaps not as well situated for access to Wellingborough , Kettering
and Corby as some of the other sites within this appraisal document however Junction 3 has improved since the date of
the aerial photograph with the construction of the new A6 which connects the A14 with Leicester. At present we
understand that that are two basic access points onto the site, one accessed from Junction 3 and the other from
Junction 4. The site is currently being used for agricultural purposes.
We understand that the site formally had planning consent for a mixed use development comprising industrial, storage
and distribution uses, police accommodation, roadside service area including filling station, restaurant and lorry park
however this planning permission has now lapsed. The site totals approximately 50 acres of which 20 acres were for
the truckstop which was to be around Junction 3 however this has now lapsed. It is our option that that it is likely that
some infrastructure works will need to be undertaken to deliver the site and while no detailed investigations have been
made, it is our opinion that costs of works for this site in relation to other sites within this appraisal are likely to be lower.
Viability
It is our opinion that is a number of issues that will need to be addressed in assessing the viability of this site as a truck
stop. The site itself is relatively flat and has a lower ground level than the access roads. Considering this site in relation
to the others within this appraisal report it is our opinion a truck stop in this location is likely to be more viable given
anticipated infrastructure costs. We would however state that we have not made any details investigations into these
costs. Any development of this site would be need to be sensitive to the surrounding area and consideration would
need to be given to the property which sits to the south east corner of the site. We are advised by NNJPU that there are
potentially water courses on site which may impact on development costs and which may require further investigation.

Truck Stop Site Appraisals
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Site KE07

Score

Deliverability

HIGH

+8

Viability

HIGH

+5

Reasons
We understand that the site is currently being promoted by
the landowner as a suitable location for a truck stop.
The site is relatively flat and anticipated site costs are likely
to be lower in comparison to other sites within the
appraisal. Highway and potential watercourse issues will
need to be overcome however anticipated costs are likely
to be lower on this site than many in the appraisal

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

10

MEDIUM

HIGH
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SITE REFERENCE:

KE08

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 7
Dual carriageway
20 Miles approximately
141 Miles approximately
Street Map

Aerial Photograph

Deliverability
The site is situated to the north of the A14 dual carriageway adjacent to Junction 7 and would have access to both the
east and westbound carriageways. At present the site appears to have one basic point of access which is via a
concrete service lane leading from the parking lay-by on the A43 which runs along the southern boundary of the site.
The current use of the site is predominantly for agricultural purposes and the site has some established areas of shrub
land along the site boundaries.
The current access to the site is via the A43 however it is anticipated that there could be additional highways issues in
delivering the site for development which may include an improved access onto the A14. It is our opinion that the
topography of the site could impact on the deliverability as it is uneven. We also noted the presence of low level
electricity pylons which could also impact on site deliverability as they may potentially have to be moved.
Viability
We understand that there was a proposed development of the site by Barwoods who held an option over the site. The
developer was looking at a predominantly residential scheme with an element of B8 and infrastructure improvements to
the A43 or A14. The developer has now surrendered this land option on the basis that the viability of the site given the
difficulty and costs associated with the delivery of the site was likely to make it unviable. In addition it is our opinion that
consideration would also need to be given to Middle Lodge which is situated to the North East of the site.
Having consideration to the above we are of the opinion that given the lower land values associated with a truck stop
use that these potential highway constraints are likely to render this site as unviable considering the availability of other
sites included within this appraisal. We also understand that the site is not currently available and the land owner is not
currently promoting the site for development.

Truck Stop Site Appraisals
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Site KE08

Score

Deliverability

LOW

-5

Viability

LOW

-5

Reasons
The site is not currently being promoted by the landowner.
Previous developer aspirations was for Residential / B8
development
A previous option on the site for residential development is
now not being taken forward due to the difficulties in
providing the infrastructure and making the site viable..

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

12

MEDIUM

HIGH
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SITE REFERENCE:
Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

KE10

Junction 7
Dual carriageway
20 miles approximately
141 miles approximately
Street Map

Aerial Photograph

Deliverability
The property is situated to the north of the A14 adjacent to Junction 7 and would therefore have access from both the
east and westbound carriageways. From our inspection it was evident that there are 2 basic access points, one to the
north of the site from Warren Hill and the other from Thorpe Lane to the east of the site. The site is currently being
used for agricultural purposes and there is established shrub land along all boundaries. .
The location of the site is prominent being close to the intersection of the A14 and the A43 however access is likely to
be restricted to Warren Hill or Thorpe Lane. Warren Hill is a main thoroughfares into Kettering Town Centre and as
such the road can become congested especially during peak times. The site occupies an elevated position from the
A14 however the site is sloped with an even topography and falls away towards the A14 which runs to the South East.
It is our view that the use of the site would need to be considered in relation to the nature of the surroundings as there
is likely to be some sensitivity with regards to local uses as there are a number of residential properties along Thorpe
Lane and a cemetery nearby on Warren Hill.
Viability
There would appear to be a number of highway constraints affecting the site which impact on site viability as a truck
stop. Any development of the site is likely to involve significant costs in providing highways infrastructure and also in
providing a level site. We have not made any detailed investigations into this however it is our opinion that these costs
are likely to be higher than other sites within this appraisal.
It is anticipated that significant road improvement are going to be needed including the potential widening of Warren Hill
to provide suitable access and egress as well as site levelling. Having regard to the above we are of the opinion that
the site would not be a viable option for a truck stop.

Truck Stop Site Appraisals
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Site KE10

Score

Deliverability

LOW

-6

Viability

LOW

-6

Reasons
The site is not currently being promoted by the landowner
and there are highway issues that will need to be
overcome
There are a number of access issues that will need to be
addressed in the delivery of this site as well as anticipated
site levelling costs.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

14

MEDIUM

HIGH
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SITE REFERENCE:

KE12

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 8
Dual carriageway
22 Miles approximately
139 Miles approximately
Street Map

Aerial Photograph

Deliverability
The site sits to the south of the A14 dual carriageway adjacent to junction 8 and would have access from both the east
and westbound carriageways. From our brief inspection there are currently two basic access points off the A43 which
runs along the eastern boundary with some established shrubs and hedgerows along the frontage with the A43. The
site is currently being used for agricultural purposes.
The site is in a relatively central location and has good access being situated on the junction with the A43 which
provides access to Northampton and the M1 southbound. There are currently significant improvements being made to
the A43 adjacent to the site to provide the new entrance for the Cransley Park industrial development which is currently
under construction on the opposite side of the road.
Viability
The topography of the site is not currently suited to a truck stop as it slopes away towards the A14. While road
improvements are being made it is anticipated that further infrastructure improvements are likely to be required in order
for the site to be viable for this use. We also noted the presence of electricity pylons which could have further viability
issues.
While we have not made any details investigations into the potential highways constraints that affect this particular site,
it is our opinion that the costs associated with the highways infrastructure might be lower than some of the other sites in
this appraisal The costs of levelling the site means that in our opinion this site would not be considered as viable by a
truck stop operator.

Truck Stop Site Appraisals
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Site KE12

Score

Deliverability

HIGH

+5

Viability

LOW

0

Reasons
There are anticipated highway constraints associated with
the deliverability of the site however these are considered
to be lower than other sites within this appraisal.
The site is relatively level and there are existing road
improvements in the local vicinity which may improve the
viability of the site. Site levelling works are required
however these are considered to be less attractive than
other sites in the appraisal.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

16

MEDIUM

HIGH
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SITE REFERENCE:

KE13

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 9
Dual carriageway
24 Miles approximately
137 Miles approximately
Street Map

Aerial Photograph

Deliverability
The site is situated to the south of the A14 dual carriageway adjacent to Junction 9 and as such access would be
available from the east bound and west bound carriageway. From our inspection it was evident that there is currently
one basic access point to the south of the site along Isham Road. Junction 9 joins the A14 with the A509 (to
Wellingborough) and to the north of the junction is Kettering Venture Park and Kettering Retail Park.
The site, which is currently owned by Northamptonshire County Council is currently being used of agricultural purposes.
We understand that the County Council has identified the site as having potential for a mixed use B1, B2 and B8
development. The County Council had also identified the site for a potential waste transfer although this has received
some local opposition.
Consideration would also need to be given to the visibility of the site from neighbouring towns such as Isham
Viability
There are likely to be some highways constraints associated with the deliverability of this site which will impact in its
viability. Current access is off Isham Road which is a local road and in our opinion this is likely to require significant
road improvements. It was also noted that there are low level power lines on site which may also impact on the viability
of this site for truck stop use.
Having regard to the above, it is our opinion that the site does have potential for a truck stop providing the highways
issues can be addressed. It is however our understanding that the County Council are currently looking at looking for
higher value uses for the site given its prominence and access to the A14 and as such that the site is unlikely to
become available for a less valuable use in the immediate future.

Truck Stop Site Appraisals
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Site KE13

Score

Deliverability

LOW

0

Viability

LOW

0

Reasons
The site is being promoted by the landowner. Current
owner aspirations are for a B1, B2 or B8 development or
for use as a waste transfer station however the latter use
has received some opposition.
The location would be of consideration for a truck stop
however highway improvements are likely to be required.
The costs of these works are likely to render the site as
unviable for a truck stop.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

18

MEDIUM

HIGH
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SITE REFERENCE:

KE14

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 9
Dual carriageway
24 miles approximately
137 miles approximately
Street Map

Aerial Photograph

Deliverability
The site is situated to the south of the A14 dual carriageway adjacent to Junction 9 and would therefore have access to
both the east and west bound carriageways. As a location, the site would be suitable for consideration as a truck stop
however the site is elevated and visible from the neighbouring towns and villages and this will need to be considered in
relation to the sites deliverability.
From our brief inspection it was evident the main access is via a concrete access track off the A509 which provides
access to the larger site of which the subject forms part. There is no dedicated access for the site itself. The site is
currently being used for agricultural purposes.
We understand that the site had been identified as a site with potential for a mixed use B1, B2 and B8 development
with some roadside uses adjacent to Junction 9. It is anticipated that subject to local infrastructure improvements that
the site is likely to be promoted for a higher value scheme as part of a wider master plan. Similarly to KE13, it is unlikely
that the site will become available for a lesser value use in the immediate future.
Viability
The topography of the site is predominantly level however it is anticipated that there are likely to be highway constraints
affecting the site. Junction 9 is a busy intersection that does get congested, and the A509 is the main thoroughfare
linking Kettering with Wellingborough. While we have not made any detailed investigations into any highway issues, we
are of the opinion that in order for the site to be delivered, road improvements are likely to be required to the A509.
Significant site levelling works would also be required which is likely to render the site as unviable. At present there is
uncertainty about the construction of the Isham bypass.

Truck Stop Site Appraisals
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Site KE14

Score

Deliverability

LOW

-5

Viability

LOW

-10

Reasons
We understand that subject to infrastructure the site may
be promoted for a higher value use as part of a larger
master plan. The site is not currently being promoted.
There are likely to be significant road improvement
required to deliver this site, the costs of which are likely to
render it unviable for a truck stop operator.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW
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MEDIUM

HIGH
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SITE REFERENCE:

KE18

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 10
Dual carriageway
26 miles approximately
135 miles approximately
Street Map

Aerial Photograph

Deliverability
The land to the North East of the A14 is subject to a major proposal for an urban extension known as Kettering East.
Access to the site is available from both the east and westbound carriageways via Junction 10 and a new Junction 10a
is proposed in the master plan for the Kettering East development.
The site is situated to the south of the A14 dual carriageway adjacent to junction 10 and would have access to both the
east and west bound carriageway. Having regard to the location, it is considered to be a reasonable location for a truck
stop. From our site inspection it was evident that there are currently two basic access points to the site, one from
Kettering Road to the east of the site and one off the A6 to the north of the site. The site is currently used for
agricultural purposes
Viability
The site is predominantly level however it appears to slope away to the eastern boundary. The site has good visibility to
Junction 10 which is a busy junction. The site is also sloped which is likely to impact on the costs of development as the
a truck stop requires a level site. While we have not made any investigations into these costs, it is anticipated that these
costs are likely to render the site unviable for a truck stop given the low associated land values.
We understand that the site maybe held under option and that it may be promoted for a higher value use at some point
in the future. The site is not available for a truck stop

Truck Stop Site Appraisals
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Site KE18

Score

Deliverability

HIGH

+5

Viability

LOW

-5

Reasons
The site maybe held under option to a developer and the
site will not be promoted for a truck stop.
Site levelling costs and highway issues may render the site
as unviable for a truck stop operator.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

22

MEDIUM

HIGH
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SITE REFERENCE:

KE19

Location:
Traffic movement:
Distance to Motorway (M1):
Distance from Ports:

Junction 10
Dual carriageway
28 miles approximately
133 miles approximately
Street Map

Aerial Photograph

Deliverability
The land to the North East of the A14 is subject to a major proposal for an urban extension known as Kettering East.
Access is available from both the east and westbound carriageways via the Junction 10 and a new Junction 10a is
proposed in the master plan for the Kettering East proposal.
The site is situated to the south of the A14 adjacent to junction 10 and has access to the east and westbound
carriageway. From our site inspection it was evident that there is one basic means of access provided at the head of
the parking area off the A6 to the south of the site. The site is currently being used for agricultural purposes.
In delivering the site, it is our opinion that there is likely to be highways constraints with regard to Junction 10 which is
might be at maximum capacity. The proposed construction of Kettering East is likely to feed into Junction 10 or the
proposed Junction 10a and therefore the deliverability of this site would need to be considered in relation to an overall
highways impact study.
Viability
The topography of the site provides for a predominantly level site and the location of the site is considered to be good.
Access to the site is also reasonable being situated on the A6 however is anticipated that are will be highway
constraints in the provision of a new access off the A6.
We understand that the site maybe held under option and that it may be promoted for a higher value use at some point
in the future. The site is not available for a truck stop
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Site KE19

Score

Deliverability

HIGH

+5

Viability

LOW

-5

Reasons
The site maybe held under option to a developer and the
site will not be promoted for a truck stop.
Site levelling costs and highway issues may render the site
as unviable for a truck stop operator.

Anticipated Infrastructure Cost

Truck Stop Site Appraisals

LOW

24

MEDIUM

HIGH
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Site ENC1

Score

Deliverability

MEDIUM

0

Viability

LOW

-10

Site ENC7

Score

Deliverability

LOW

-5

Viability

LOW

-10

Site KE07

Score

Deliverability

HIGH

+8

Viability

HIGH

+5

Site KE08

Score

Deliverability

LOW

-5

Viability

LOW

-5

Site KE10

Score

Deliverability

LOW

-6

Viability

LOW

-6

Truck Stop Site Appraisals

Reasons
The site is currently being promoted by the land owner for
an industrial scheme which would be more valuable use to
a truck stop.
The developer is progressing an application for industrial
use. The topography is sloped and road improvements are
likely to be required. The costs of works are anticipated to
be significant and render the site wholly unviable for a
truck stop.
Reasons
The site is not currently being promoted by the owner for
development
There are likely to be significant infrastructure costs
associated with the deliverability of the site including road
improvement and site levelling. There is a question mark
over whether a suitable access to the site could be
delivered. The associated costs are likely to make the site
unviable for a truck stop.
Reasons
We understand that the site is currently being promoted by
the landowner as a suitable location for a truck stop.
The site is relatively flat and anticipated site costs are likely
to be lower in comparison to other sites within the
appraisal. Highway and potential watercourse issues will
need to be overcome however anticipated costs are likely
to be lower on this site than many in the appraisal.
Reasons
The site is not currently being promoted by the landowner.
Previous developer aspirations was for Residential / B8
development
A previous option on the site for residential development is
now not being taken forward due to the difficulties in
providing the infrastructure and making the site viable..
Reasons
The site is not currently being promoted by the landowner
and there are highway issues that will need to be
overcome
There are a number of access issues that will need to be
addressed in the delivery of this site as well as anticipated
site levelling costs.
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Site KE12

Score

Deliverability

HIGH

+5

Viability

LOW

0

Site KE13

Score

Deliverability

LOW

0

Viability

LOW

0

Site KE14

Score

Deliverability

LOW

-5

Viability

LOW

-10

Site KE18

Score

Deliverability

HIGH

+5

Viability

LOW

-5

Site KE19

Score

Deliverability

HIGH

+5

Viability

LOW

-5

Truck Stop Site Appraisals

Reasons
There are anticipated highway constraints associated with
the deliverability of the site however these are considered
to be lower than other sites within this appraisal.
The site is relatively level and there are existing road
improvements in the local vicinity which may improve the
viability of the site. Site levelling works are required
however these are considered to be less attractive than
other sites in the appraisal.
Reasons
The site is being promoted by the landowner. Current
owner aspirations are for a B1, B2 or B8 development or
for use as a waste transfer station however the latter use
has received some opposition.
The location would be of consideration for a truck stop
however highway improvements are likely to be required.
The costs of these works are likely to render the site as
unviable for a truck stop.
Reasons
We understand that subject to infrastructure the site may
be promoted for a higher value use as part of a larger
master plan. The site is not currently being promoted.
There are likely to be significant road improvement
required to deliver this site, the costs of which are likely to
render it unviable for a truck stop operator.
Reasons
The site maybe held under option to a developer and the
site will not be promoted for a truck stop.
Site levelling costs and highway issues may render the site
as unviable for a truck stop operator.
Reasons
The site maybe held under option to a developer and the
site will not be promoted for a truck stop.
Site levelling costs and highway issues may render the site
as unviable for a truck stop operator.
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