
This form has two parts: 
 
Part A – contact details 
Part B – your representation  
 
Please fill in a separate sheet for each representation you wish to make. 
 
Part A 
 

1. Personal Details* 
 

2. Agent’s Details (if applicable) 

* If an agent is appointed, please complete only the Title, Name and Organisation boxes 
below but complete the full contact details of the agent in column 2. 

Title c/o agent Mr 

First name  Geoff  

Last name  Armstrong 

Job title (where 
relevant) 

 Director 

Organisation 
(where relevant) 

Manor Oak Homes Armstrong Rigg Planning 

Address line 1  The Exchange 

Line 2  Colworth Science Park 

Line 3  Sharnbrook 

City/Town  Bedford 

County  Bedfordshire 

Postcode  MK44 1LZ 

Telephone number  01234 867135 

Email (if provided 
we will always 
contact you this 
way) 

 geoff.armstrong@arplanning.co.uk 

 

Ref:  

 

(for official 
use) only) 
 

 

 

 

(for  
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Part B: Please use a separate sheet for each representation 

Please note all comments will be made publically available. If you do not have sufficient space in 
the box please continue on a separate sheet or expand the box. 
 

3. To which part of the Local Plan 
does this representation relate? 

Paragraph 
number 

Policy number 
 

Policies Maps 

Spatial Strategy 
 

 SP1  

 

4. Do you consider the Local Plan is: 
(please tick in the box below as appropriate and then provide details in the space below) 

4. (1) Legally compliant?  
 

Yes YES No  

4. (2) Compliant with the Duty to 
co-operate?  
 

Yes YES No  

4. (3) Sound?  
 

Yes  No NO 

4 (1) Please give details of why you consider the Local Plan is not legally compliant, be as 
precise as possible. 
 

4 (2) Please give details of why you consider the Local Plan does not comply with the duty to 
co-operate, be as precise as possible. 
 

4 (3) Please give details of why you consider the Local Plan is not sound, referring to the tests 
of soundness as appropriate, be as precise as possible. 
 
Not Positively Prepared: 
 
The LPP2 does not comprise a suite of policies that as a minimum seek to meet the areas objectively 
assessed needs. In addition the Council are negating their duty to contribute towards the needs of 
neighbouring authorities. This is as a result of the negative inclusion of restrictive policies within the plan 
and a lack of suitable deliverable allocations that would ensure the provision of suitable levels of housing 
over the plan period; and 
 
It is clear that agreement will not be reached with SNC, as a neighbouring authority, in respect of the 
current approach described above. 
 
Not Effective: 
 
For Policy SP1 to be effective in assisting meeting the needs of the NRDA either one or both of the 
measures discussed in this enclosure will need to be employed in the LPP2. Currently the spatial strategy 
of the LPP2 should not even be considered as effective in delivering the localised needs of Daventry town, 
let alone contributing towards the wider needs of Northampton; and 
 
Once again drawing on the comments of SNC it is clear that the LPP2 fails to effectively deal with cross-
boundary strategic matters. Indeed these matters have instead been deferred to some later date, a move 
that will see the spatial strategy of the LPP2 significantly challenged upon its adoption with the potential 
for the housing supply position in West Northamptonshire to reach critical levels in the meantime. 
 
Please refer to our attached letter and Enclosure 1 for an expansion of our concerns. 
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5. Please set out what modification(s) you consider necessary to make the Local Plan legally 
compliant or sound, having regard to the matter you have identified at part 4(1) or 4(3) above 
where this relates to soundness.  (NB Please note that any non-compliance with the duty to co-
operate is incapable of modification at examination). You will need to say why this 
modification will make the Local Plan legally compliant or sound.  
 
It will be helpful if you are able to put forward your suggested revised wording of any policy or 
text. Please be as precise as possible. 
 

We support the intent of Policy SP1 and recommend that it is retained in its current wording. However, to 

make it sound it must be supported by a number of additional complementary policies allocating sufficient 

sites across the District that will enable both the objectively assessed needs of Daventry and the wider 

needs of the NRDA to be met.  

 
 
 
 
 
 
 
 
 
 
 
 
(Continue on a separate sheet/expand box if necessary) 

 

Please note your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the suggested 
modification, as there will not normally be a subsequent opportunity to make further 
representations based on the original representation at publication stage. 
 

After this stage, further submissions will be only at the request of the Inspector, based on the 
matter and issues he/she identifies for examination. 
 

6. If your representation is seeking a modification, do you consider it necessary to participate 
at the oral part of the examination? (please tick as appropriate)  
 

No, I do not wish to participate at 
the oral examination 
 

 Yes, I wish to participate at 
the oral examination 

YES 
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7. If you wish to participate at the oral part of the examination, please outline why you consider 
this to be necessary. 
 
Matters in relation to the spatial strategy of the plan go to the very heart of our client’s concerns with the 

way in which the document has been prepared.  
 

The issues with the spatial strategy, and the way in which it is currently deficient in respect of meeting the 

needs of the District in particular, are indivisible from the opportunity that our client presents in respect of 
the delivery of an additional entirely sustainable urban extension to the South East of Daventry town.  

 
Discussion at the examination around the concerns identified in our accompanying evidence, along with the 

central role that our client’s land will play in satisfying them, would be greatly beneficial.  

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Part B: Please use a separate sheet for each representation 

Please note all comments will be made publically available. If you do not have sufficient space in 
the box please continue on a separate sheet or expand the box. 
 

3. To which part of the Local Plan 
does this representation relate? 

Paragraph 
number 

Policy number 
 

Policies Maps 

 
Daventry South East Gateway 

 EC9  

 

4. Do you consider the Local Plan is: 
(please tick in the box below as appropriate and then provide details in the space below) 

4. (1) Legally compliant?  
 

Yes YES No  

4. (2) Compliant with the Duty to 
co-operate?  
 

Yes YES No  

4. (3) Sound?  
 

Yes  No NO 
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4 (1) Please give details of why you consider the Local Plan is not legally compliant, be as 
precise as possible. 
 

4 (2) Please give details of why you consider the Local Plan does not comply with the duty to 
co-operate, be as precise as possible. 
 

4 (3) Please give details of why you consider the Local Plan is not sound, referring to the tests 
of soundness as appropriate, be as precise as possible. 
 
Not Justified 

 

The approach to the delivery of the employment land covered by Policy EC9 fails to take into account the 

wider opportunities offered by our client’s land to deliver an entirely sustainable mixed-use urban extension 

to the town; 

 

Similarly, the approach fails to seize a compelling opportunity to deliver a cohesive ‘gateway’ to the town in 

line with the Council’s long-standing ambition to do so set out in the Daventry Masterplan 2040; and 

 

To this end the strategy is in fact perverse in that it conflicts entirely with the significant line of evidence 

produced by the Council associated with the delivery of the South East SUE, evidence that consistently 

confirms the benefits of such an extension to the town.  

 
Please refer to our attached letter and Enclosure 2 for an expansion of our concerns and constructive 
comments. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5. Please set out what modification(s) you consider necessary to make the Local Plan legally 
compliant or sound, having regard to the matter you have identified at part 4(1) or 4(3) above 
where this relates to soundness.  (NB Please note that any non-compliance with the duty to co-
operate is incapable of modification at examination). You will need to say why this 
modification will make the Local Plan legally compliant or sound.  
 
It will be helpful if you are able to put forward your suggested revised wording of any policy or 
text. Please be as precise as possible. 
 

Our proposed modifications relate to the wording of the policy and the way it should acknowledge the 

delivery of our client’s land to the north. A full schedule of amendments is included at Enclosure 2 of our 
accompanying submission. 
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Please note your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the suggested 
modification, as there will not normally be a subsequent opportunity to make further 
representations based on the original representation at publication stage. 
 

After this stage, further submissions will be only at the request of the Inspector, based on the 
matter and issues he/she identifies for examination. 
 

6. If your representation is seeking a modification, do you consider it necessary to participate 
at the oral part of the examination? (please tick as appropriate)  
 

No, I do not wish to participate at 
the oral examination 
 

 Yes, I wish to participate at 
the oral examination 

YES 

 

7. If you wish to participate at the oral part of the examination, please outline why you consider 
this to be necessary. 
 
The delivery of Site EC9 should be considered as interdependent with the delivery of our client’s land to the 

South East of Daventry. To this end any discussion in relation to the delivery of this land and the detailed 
amendments required to the wording of the policy should have our client’s input at its heart.  

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Part B: Please use a separate sheet for each representation 

Please note all comments will be made publically available. If you do not have sufficient space in 
the box please continue on a separate sheet or expand the box. 
 

3. To which part of the Local Plan 
does this representation relate? 

Paragraph 
number 

Policy number 
 

Policies Maps 

Borough Hill and Burnt Walls SAMs 
 

 ENV8  

 

4. Do you consider the Local Plan is: 
(please tick in the box below as appropriate and then provide details in the space below) 

4. (1) Legally compliant?  
 

Yes YES No  
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4. (2) Compliant with the Duty to 
co-operate?  
 

Yes YES No  

4. (3) Sound?  
 

Yes  No NO 

4 (1) Please give details of why you consider the Local Plan is not legally compliant, be as 
precise as possible. 
 

4 (2) Please give details of why you consider the Local Plan does not comply with the duty to 
co-operate, be as precise as possible. 
 
4 (3) Please give details of why you consider the Local Plan is not sound, referring to the tests 
of soundness as appropriate, be as precise as possible. 
 
Not Justified: 

 

The policy does not comprise an appropriate strategy as it does not provide a positive framework for the 

maintenance and enhancement of the two SAMs, seeking instead to restrict development that may 

otherwise benefit the significant of the designations. 

 

Not Effective: 

 

The policy includes criteria that conflict with one another – on the one hand encouraging proposals that 

would benefit the setting and the public’s enjoyment of the SAMs and on the other arbitrarily precluding 

development on its eastern flank that may help secure these objectives; 

 

In addition, the policy holds back on the opportunity to not only maintain but enhance the open landscape 

and visual link between the SAMs. 

 
Please refer to our attached letter and Enclosure 3 for an expansion of our concerns. 
 

5. Please set out what modification(s) you consider necessary to make the Local Plan legally 
compliant or sound, having regard to the matter you have identified at part 4(1) or 4(3) above 
where this relates to soundness.  (NB Please note that any non-compliance with the duty to co-
operate is incapable of modification at examination). You will need to say why this 
modification will make the Local Plan legally compliant or sound.  
 
It will be helpful if you are able to put forward your suggested revised wording of any policy or 
text. Please be as precise as possible. 
 

Our proposed amendments to the wording of the policy, including the way in which it can play a positive 
and proactive role in both maintaining and enhancing the setting and significance of the SAMs, is included 

at Enclosure 3 of the documents submitted with this form. 

 
 

Please note your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the suggested 
modification, as there will not normally be a subsequent opportunity to make further 
representations based on the original representation at publication stage. 
 

After this stage, further submissions will be only at the request of the Inspector, based on the 
matter and issues he/she identifies for examination. 
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6. If your representation is seeking a modification, do you consider it necessary to participate 
at the oral part of the examination? (please tick as appropriate)  
 

No, I do not wish to participate at 
the oral examination 
 

 Yes, I wish to participate at 
the oral examination 

YES 

 

7. If you wish to participate at the oral part of the examination, please outline why you consider 
this to be necessary. 
 
The way in which the maintenance and enhancement of the SAMs is to be achieved through the policies of 

the plan depends in a large part of what is achievable on the adjacent land – that is on Site EC9 and the our 
client’s land. Our client has a clear view on the additional opportunities that a comprehensive development 

to the East of the SAMs can present in significantly enhancing their public value – our client should 

therefore be involved in any discussions in this respect to ensure that these opportunities can be secured.  

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Part B: Please use a separate sheet for each representation 

Please note all comments will be made publically available. If you do not have sufficient space in 
the box please continue on a separate sheet or expand the box. 
 

3. To which part of the Local Plan 
does this representation relate? 

Paragraph 
number 

Policy number 
 

Policies Maps 

Omission Site: Land at Daventry 
South East 
 

  Daventry Town 
Inset Map 

 

4. Do you consider the Local Plan is: 
(please tick in the box below as appropriate and then provide details in the space below) 

4. (1) Legally compliant?  
 

Yes YES No  

4. (2) Compliant with the Duty to 
co-operate?  
 

Yes YES No  

4. (3) Sound?  
 

Yes  No NO 
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4 (1) Please give details of why you consider the Local Plan is not legally compliant, be as 
precise as possible. 
 

4 (2) Please give details of why you consider the Local Plan does not comply with the duty to 
co-operate, be as precise as possible. 
 

4 (3) Please give details of why you consider the Local Plan is not sound, referring to the tests 
of soundness as appropriate, be as precise as possible. 
 
Not Justified 
 

The evidence submitted alongside our client’s main representation, and included with Enclosure 4 of the 
same, demonstrates that our client’s land could not reasonably be considered as anything other than 

available, suitable and achievable and therefore as deliverable in the plan period.  
 

The omission of our client’s land from the plan, with its ability to deliver approximately 400 additional 

homes at Daventry town in particular, entirely lacks justification in light of its vital contribution to local 
housing deliver. This comes into particular focus when the existing shortfall carried over from the WNJCS 

allocations at the town allied with the likely slower than anticipated delivery at South West Daventry, 
highlighted in the main body of our representations, are both taken into account.  

 
In addition, it seems entirely irrational that the Council have sought to pursue a comprehensive gateway 

extension at South East Daventry since as long ago as 2006 but fail to grasp the very real opportunity to 

deliver this vision in the Local Plan. 
 

Not Effective 
 
As set out in our response to the Spatial Strategy, the omission of our client’s land from the local plan 

results in a response to meeting the housing needs of Daventry that is entirely ineffective. Conversely, our 
client’s land offers an entirely deliverable opportunity to make a significant positive contribution towards 

not only housing supply at the town but generally themes of sustainability related to urban form, 
connectivity and the relationship with a sensitively delivered supply of new homes adjacent to one of the 

District’s key employment sites.  

 
Please refer to our attached letter and Enclosure 4 for an expansion of our concerns and a full 
explanation of the way in which our client’s land makes a significant positive contribution towards a 
range of the District’s key sustainability objectives. 
 

5. Please set out what modification(s) you consider necessary to make the Local Plan legally 
compliant or sound, having regard to the matter you have identified at part 4(1) or 4(3) above 
where this relates to soundness.  (NB Please note that any non-compliance with the duty to co-
operate is incapable of modification at examination). You will need to say why this 
modification will make the Local Plan legally compliant or sound.  
 
It will be helpful if you are able to put forward your suggested revised wording of any policy or 
text. Please be as precise as possible. 
 
Please refer to our main representation and Enclosure 4 (along with all additional supporting information) 

which explains the changes proposed to the Local Plan.  

 
 

Please note your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the suggested 
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modification, as there will not normally be a subsequent opportunity to make further 
representations based on the original representation at publication stage. 
 

After this stage, further submissions will be only at the request of the Inspector, based on the 
matter and issues he/she identifies for examination. 
 

6. If your representation is seeking a modification, do you consider it necessary to participate 
at the oral part of the examination? (please tick as appropriate)  
 

No, I do not wish to participate at 
the oral examination 
 

 Yes, I wish to participate at 
the oral examination 

YES 

 

7. If you wish to participate at the oral part of the examination, please outline why you consider 
this to be necessary. 
 

The necessity for our client to involved in discussion in respect of the allocation of their land is self-

explanatory. It will provide a vital opportunity to further enforce themes around delivery, vision and the way 
in which our client can work with both the Council and adjacent landowners to ensure the delivery of a 

comprehensive extension to the town that fulfils the long-standing vision for South East Daventry.  

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those 
who have indicated that they wish to participate at the oral part of the examination. 
 
 

8.  Please tick the box if you wish to be notified of further 
progress of the Local Plan.  
 

YES 

 
 

9. Signature 

 

Date 5th October 2018 
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Thank you for taking the time to complete the form. 

Please return it to the Local Strategy Service at Daventry District Council 
by 4.30pm on Friday 5th October 2018.  

Responses received after this time will not be accepted. 
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Ref: GA/AM/04718/L0001am 

 

5th October 2018 

 

 

Planning Department 

Daventry District Council 

Lodge Road 

Daventry  

NN11 4FP 

 

 

Dear Sir/Madam     

 

Representation towards Daventry Settlements and Countryside Local Plan (Part 2) - Proposed 

Submission Consultation 

In respect of land at Daventry South East (HELAA Reference Site 312) 

On behalf of Manor Oak Homes  

 

We refer to your current consultation on the Daventry Settlement and Countryside Local Plan (Part 2) (‘LPP2’) 

and are pleased to provide representations on behalf of our client, Manor Oak Homes.  

 

Specifically, our clients are keen to advance the case for the allocation of their Land at Daventry South East 

(largely corresponding with the extent of HELAA Reference Site 312) within the draft LPP2. This will be done 

through a revisiting of the issues raised during the Council’s Site Assessment process and the provision of clarity 

on how each key constraint can be overcome.  

 

Our clients are a highly successful promoter of development opportunities across the Midlands and South East of 

England and have a proven track record of the early delivery of their sites. Information on Manor Oak Homes 

approach and track record is included with this submission. This will demonstrate that, due to our client’s 

involvement with the site, the Council can pursue its allocation with absolute confidence that it will deliver a 

significant supply of housing during the plan period.  

 

Whilst we have completed your standard response form we have several detailed comments to make in respect 

of the plan as a whole and the way in which our client’s land can help strengthen its overall strategy. These 

comments are best set out in letter form. We then have specific comments to make in respect of the following 

policies of the plan, all of which influence the scale and form of development that may come forward to the South 

East of Daventry: 

 

• Policy SP1: Daventry District Spatial Strategy; 

• Policy EC9: Daventry South East Gateway; and 

• Policy ENV8: Borough Hill and Burnt Walls Scheduled Ancient Monuments. 
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In summary, we strongly recommend the reconsideration of our client’s land as an Omission Site and its inclusion 

in the LPP2 as a residential-led allocation that can be delivered as part of a holistic masterplan for the South East 

of Daventry.  

 

Firstly, the site represents an entirely deliverable opportunity that would provide new homes within the first 5 

years of the plan period and can be built out in full prior to 2029 contributing towards the pressing housing needs 

of the District. The plan-led delivery of our client’s land would play a full and positive role in the twin aims of 

contributing towards the housing needs of Daventry whilst easing stalling housing delivery across the area covered 

by the West Northamptonshire Joint Core Strategy. This requirement becomes more compelling when the 

significant uplift in housing need likely to come about because of the proposed Growth Deal for West 

Northamptonshire is considered. 

 

Secondly, and equally as positively, the allocation of the land would enable the design of a more holistic master-

planned mixed-use development at the South East of Daventry that would dovetail with current draft employment 

allocation EC9. This would result in the creation of a more coherent gateway at the South East of the town in line 

with the District Council’s Daventry 2040 Masterplan vision and would present opportunities for the enhancement 

of the local Scheduled Ancient Monuments in line with the aspiration of draft Policy ENV8 of the Plan.  

 

A full analysis of the context of our representation and the opportunities offered by our client’s land is set out 

below.  

 

This submission is also supported by a number of detailed enclosures, three of which respond to individual policies 

with a further enclosure highlighting the site-specific merits of our client’s land. This final enclosure explains the 

way in which its development can be delivered in a sensitive fashion in the context of its identified constraints 

and is supported by a suite of technical studies that further justify its allocation and delivery.  

 

Housing Need and Delivery 

 

The LPP2 is being produced as the second part of Daventry’s development plan, complementing and adding detail 

to the West Northamptonshire Joint Core Strategy (WNJCS) adopted in December 2014. The WNJCS identified 

both the development targets for the District up to 2029 whilst also allocating a variety of strategic sites intended 

to meet the bulk of the Plan’s housing need. Policy S3 of the WNJCS identified a requirement for 4,620 homes to 

be delivered at Daventry town by 2029. Exactly 4,000 of these homes are to be delivered at a single strategic 

allocation included in the WNJCS, on land to the North East of Daventry, with the residual 620 home requirement 

to be delivered by way of windfall sites and smaller allocations in the LPP2. 

 

Four years since the adoption of West Northamptonshire’s plan and the LPP2 is being drafted at a time when the 

delivery of the main residential allocations set out in the WNJCS is stalling at both the Daventry urban area and 

more widely across West Northamptonshire. The rate of delivery is a particularly issue in respect of the 

Northampton Related Development Area (NRDA) which constitutes the Northampton urban area and its 

immediate hinterland. The NRDA is the main location for housing growth in the WNJCS area and its failure to 

deliver an adequate pipeline of housing inevitably has knock-on consequences for its neighbouring authorities, 

including Daventry. 

 

Daventry Urban Area 

 

Issues in Relation to Delivery 

 

Since the beginning of the current plan period the delivery of some of Daventry’s smaller strategic sites has begun 

and progressed at pace. The various parcels of the Monksmoor development to the north west of the town have 

yielded approximately 400 dwellings whilst the delivery of the 129-dwelling redevelopment of the Northampton 

College campus near the town centre is well advanced. 
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Conversely, the LPP2 acknowledges that over the same period there has been a significant slippage in the delivery 

of Daventry’s single largest and most important allocation, the North East Daventry SUE. It is yet to benefit from 

any form of planning permission. Furthermore, there is no record of any current extant application for the delivery 

of any part of the land.  

 

Following the production of a revised trajectory the Council now anticipate that the SUE will only deliver 

approximately 1,400 homes by 2029, a reduction of 1,200 homes when compared to the original WNJCS targets. 

The LPP2 acknowledges that any shortfall should now be overcome through the identification of additional 

allocations.   

 

It is our view that even this revised delivery figure at the SUE is optimistic. The credible November 2016 Nathaniel 

Lichfield report ‘Start to Finish’ assessed the lead-in and planning times for the delivery of large sites across the 

country. It concludes that the average time required to secure an implementable detailed planning permission for 

sites of 2,000 or more units (such as the SUE) is 6 years from the submission of the first outline application.  

 

Based on these timescales it would mean that, if an application is submitted at the SUE prior to the end of 2018, 

first completions on site should not be expected until at least 2026. This timescale factors in an additional year 

for the delivery of supporting fixed infrastructure and a build period of 6 months. With a realistic annual delivery 

rate of around 200 homes, the site would then only likely yield a maximum of 600 dwellings by 2029 resulting in 

a further deficit in delivery of 800 homes. This results in a revised shortfall of just over 2,000 homes at 

the town that must be accounted for within the policies of the LPP2.   

 

LPP2 Policy Response 

 

Daventry District Council’s proposed policy response to the delivery shortfall at the SUE is commendable – the 

LPP2 currently includes draft allocations anticipated to deliver approximately 1,570 additional dwellings prior to 

2029. This figure, however, still likely falls short of the actual residual requirement set out in our own estimates, 

above. To this end it is our view that the LPP2’s response remains inadequate and a deficit in provision set against 

the WNJCS figure remains.  

 

The single largest additional allocation at the town comprises Land at Daventry South West, set out at draft Policy 

HO1 of the LPP2. Policy HO1 proposes a new sustainable community of 1,100 homes supported by a masterplan 

led approach to development and incorporating a new primary school, a local centre and an as yet unidentified 

scheme of highways upgrades to accommodate the development.  

 

Referring once again to the Nathaniel Lichfield report it is evident that developments of this scale (1,000 homes 

or more) would expect a planning gestation period of around 5 years prior to securing a fully implementable 

consent. In addition, it is not clear what the trigger point is for the delivery of the school. It is, however, anticipated 

that this will likely need to be delivered early in the lifetime of the development which may slow the delivery of 

the residential element. It is similarly unclear from the wording of the policy at what point the framework 

masterplan intended to inform the development is to be agreed by the Council. If this is to take place pre-

application, it is realistic to expect that this may delay submission by a year. 

 

Taking all of these factors into account and anticipating the submission of an outline planning application for the 

site in mid-2020, it is realistic to expect first completions on site by 2025 at the earliest. Beyond this point and 

based on data set out in both the Lichfield report and the recent Government-commissioned ‘Independent Review 

of Built Out Rates’, chaired by Sir Oliver Letwin, we would anticipate annual completions on site to amount to 

between 65-100 dwellings. Even taking the upper figure of this range as a guide the site will then only deliver a 

fraction of its capacity, approximately 400 dwellings by 2029. This would reduce the site’s contribution to 

the number of homes required at the town by 2029 by some 700 homes. 
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Resultant Housing Shortfall 

 

Based on our analysis set out above we are pleased to assist the Council with an update of Table 4 of the Draft 

Local Plan. This factors in the under-delivery at both Land North East of Daventry and Land South West of 

Daventry as follows: 

 

Table 4a: Existing Commitments (completions and anticipated supply) 

Site Name Completions as 

at 1st April 2018 

Anticipated 

supply to 2029 

Monksmoor (Phase 1) 200 0 

Monksmoor (Phase 2) 162 13 

Monksmoor (Phase 3) 57 155 

Monksmoor (Phase 4a) 0 57 

Monksmoor (Phases 4b and 5) 0 356 

Northampton College 35 94 

Daventry North East SUE 0 600 

Daventry Micklewell Park 0 450 

Other sites 299 76 

Sub totals 753 1,801 

Total  2,554 

Remaining requirement (4,620 minus 2,554) 2,066 

 

Table 4b: Proposed Allocations 

Allocation Name Number of dwellings by 2029 (total 

allocation in brackets) 

HO1 – Daventry South West 400 (1,100) 

HO2 – Daventry Micklewell Park Extension 250 (250) 

HO4 – Daventry Land at Middlemore (increased supply) 307 (100) 

EC3 – Land to the North and West of Daventry Town Centre 120 (120) 

Supply by 2029 1,077 

Supply in relation to WNJCS residual requirement (2,066) - 989 

 

On the basis of these revised figures we can conclude that, when assessed against the WNJCS 

figure, the current Local Plan strategy will lead to an undersupply of housing at Daventry town of 

some 989 homes.  

 

Northampton Related Development Area (NRDA) 

 

The poor rates of delivery within the NRDA present an additional significant challenge to not only Daventry District 

but the wider West Northamptonshire area. The performance of the NRDA in respect of housing delivery is deeply 

concerning and one that can and should be eased through the approach of both Daventry and South 

Northamptonshire’s LPP2 documents.  

 

The most recent housing supply position in respect of the NRDA was published by Northampton Borough Council 

in April 2017. At this point it showed a shortfall in supply, derived from the period between 2010 and 2017, of 

some 1,280 dwellings. More concerningly it only showed a supply moving forward sufficient to meet the needs of 

the next 2.64 years and demonstrated that, at the point of the publication of the statement, only 208 homes had 

been completed across the NRDA’s 9 main strategic sites which boast a combined capacity of 17,650 homes.  

 

In this respect, it is welcome that the second ‘principle’ of draft Policy SP1 of the LPP2 – the Daventry District 

Spatial Strategy – seeks to “(assist) with the delivery of plan-led development to meet Northampton’s needs 
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where it is identified that this cannot be accommodated within the Northampton Related Development Area”. As 

is set out at Enclosure 1 of this submission, however, the draft Plan then fails to follow through with any 

proactive measures seeking to achieve this aim. Indeed, the proposed introduction of Policy ENV3 – Green Wedges 

– seeks to effectively lock down the most appropriate areas for the expansion of the NRDA that lie on its immediate 

fringes.  

 

From the intent of Policy ENV3 it is clear that the Council places great importance on preserving the character of 

the fringes of the NRDA – it is of course in the gift of the Council to balance this as one of their plan’s priorities. 

However, on this basis the only practical, positive and sustainable plan-led alternative that will both alleviate 

future pressure on the Council’s villages that sit within this fringe from speculative residential development (such 

as the 2015 Appeal at Welford Road, Boughton) whilst contributing towards the needs of the NRDA is through 

the inclusion of additional allocations on the accessible fringes of Daventry town.  

 

West Northamptonshire Growth Deal 

 

Looking ahead, it is apparent that West Northamptonshire will comprise a pivotal location for new homes, jobs 

and infrastructure at the centre of the Oxford Cambridge Growth Arc. Against this backdrop it is understood that 

the combined authorities of West Northamptonshire are currently considering the proposal of a Growth Deal, a 

draft of which is expected to be submitted to the Government prior to the Chancellor’s Autumn Statement in 

October 2018.  

 

The terms of the draft deal for West Northamptonshire were first set out in a report to Northampton Borough 

Council’s Cabinet on 12th September 2018 and included a joint proposal for the delivery of 100,000 homes across 

West Northamptonshire between 2019 and 2050. The Cabinet report identifies this as having the following 

consequences in respect of housing targets: 

 

“3.2.3  Between 2019 and 2050 – reflecting the timescale for the development of the Cambridge – Milton 

Keynes - Oxford Arc – in current local housing need assessments, West Northamptonshire would 

need to provide 2,267 units per year, amounting to 70,277 units over the period.  

 

3.2.4  The target set by the Growth Deal will be to achieve 100,000 units over that period, an increase 

over local housing need of 42%.” 

 

This represents an uplift of approximately 1,000 homes per year across the three authorities. Whilst it is 

recognised that this uplift will predominantly be delivered through the policies of the revised WNJCS this significant 

increase in housing need will place a far greater onus on ensuring that supply is maintained in the interim. To 

this end, it is imperative that the LPP2 is both positive about housing growth and identifies housing sites that are 

deliverable as soon as possible. This will avoid burdening the WNJCS with a mounting undersupply on top of the 

substantial Growth Deal target.  

 

Enhanced Gateway to Daventry 

 

Background 

 

Our client is concerned that the Council are passing up a significant opportunity to deliver a coherent, holistic and 

entirely sustainable new community that would serve as a new gateway at South East Daventry. Currently it is 

intended to allocate a finger of land to the south of the A45 for employment purposes (draft Policy EC9) without 

paying any attention to how the delivery of additional development to the north of the road may complement 

both the design and function of the scheme.  

 

In respect of our client’s land it is acknowledged that environmental constraints were identified during the site 

assessment process, principally relating to heritage and landscape. This resulted in it falling at Stage 4a, 
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essentially the second last stage of the site selection procedure prior to allocation. At this point Officers did not 

benefit from a further detailed investigation into how these constraints could be successfully overcome, 

information that is now included with this submission. 

 

Daventry Masterplan 2040 

 

The Daventry Masterplan 2040 was devised to provide ambition and drive for the social, economic and 

environmental growth of the town over the decades to come. It was adopted as an ‘Informal Planning Document’ 

by Full Council on 19 July 2012. 

 

 
Framework plan included in the Daventry Masterplan 2040 

 

The Masterplan 2040 identified two clear areas of growth (identified in the diagram above) that would meet a 

combination of needs at the town relating to housing, employment and environmental improvements. These 

areas comprised an urban extension to the North East of the town, now subject of an allocation in the WNJCS, 

and a smaller development to the South East comprising our client’s land. The recommendations of the Masterplan 

2040 followed through on the detailed analysis of the opportunities and constraints at the town included in studies 

dating back to the Daventry Strategic Development Study (DSDS) 2005.  

 

In setting out the Vision for the town the Masterplan 2040 states: 

 

“This Masterplan sets out how the Vision can achieved, but how it is achieved will depend on its adoption 

by the prevailing town planning system and its development into policies and proposals for delivery and 

the practical application of these on the ground by the populace, authorities and developers over the 

forthcoming decades.” 

 

The key aspects of the Framework are:  

 

New housing led development to the North East and South East of Daventry, ensuring the creation of 

attractive gateways to the town, and within the existing urban area, including the regeneration of the 

Southbrook housing estate…” 
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On the South East SUE the Masterplan concludes: 

 

“This Masterplan advocates predominantly residential development (the South-East SUE), on the South 

Eastern periphery of Daventry around the A45, and thus in a highly accessible location, in a manner 

similar to that proposed in the Interim Draft Master Plan.” 

 

Creation of a ‘South East Gateway’ 

 

The creation of a South East Gateway to the town therefore represents a long-standing ambition of the Council, 

stemming from the DSDS in 2005, through the inclusion of land to the South East of the town as a preferred 

option in the Emerging Joint Core Strategy in 2009 and then confirmed in the Daventry Masterplan in 2012. This 

intention is carried through into the draft Local Plan with paragraph 7.3.02 stating “an area that is a priority for 

regeneration is the Daventry South East Gateway site”. It then states that there is “an opportunity to improve 

this important, strategic gateway to Daventry town to create a high-quality environment and support the 

regeneration of the town”. 

 

Currently the draft Plan seeks to achieve the creation of this gateway through an employment allocation at Policy 

EC9, comprising a small area of land immediately to the South of the High March Industrial Estate along with a 

far more extensive area of land to the South of the A45. An extract of the draft Proposals Map showing this 

allocation, overlaid with the extent of land being promoted by our client, is set out below: 

 

 
Extract from draft Local Plan Proposals Map 

 

Two things are apparent from the plan extract set out above. Firstly, on its own the allocation of EC9 appears 

incongruous in the context of the urban area, forming a finger of land extending the built form of Daventry 

approximately 600m into the open countryside. Secondly, our client’s land to the north presents a compelling 

Manor Oak Homes Land 
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opportunity to deliver a far more legible gateway to the town allowing for the delivery of complementary 

development on both sides of the A45. It is clear that the allocation of our client’s land along with that subject of 

EC9 would carry a range of social, environmental and economic benefits including: 

 

• A substantial contribution to local housing needs at a location that, following significant scrutiny, has 

previously been identified as one of the most obvious growth points at the town; 

• The ability for the Council to realise their long-standing vision for a cohesive urban extension to the South 

East of Daventry in a fashion that can be masterplan-led and one which avoids a more piecemeal 

approach to the delivery of land both north and south of the A45; 

• A stronger ‘gateway’ to the town featuring a sensitive form of development along both sides of the road 

softened by generous levels of landscaping;  

• A range of complementary uses including residential, commercial and recreational uses that provides 

homes in immediate proximity to a wide range of new jobs easily accessible via an enhanced network of 

footpaths and cycleways throughout the site; 

• Delivery of a substantial scheme of vehicular access to land both North and South of the A45 via a new 

roundabout that will better manage traffic flows along the road; and 

• Far greater levels of mitigation and enhancement of the setting of both the Burnt Walls and Borough Hill 

Scheduled Ancient Monuments (SAMs) than can be achieved through the allocation of EC9 alone. The 

delivery of our client’s land would allow for both SAMs to be opened up fully to the public and would allow 

the creation of a landscaped corridor that would physically and visually link both assets. 

 

Considering the difficulties faced in respect of the delivery of larger housing sites and urban extensions at the 

town, our client is pleased to present a positive opportunity to deliver additional growth that is sustainable in 

every respect. A full assessment of the way in which our client’s land would contribute towards the needs and 

vision of the Council whilst overcoming all constraints at the site is set out at Enclosure 4. 

 

Summary of Detailed Representations 

 

The key issue that this submission seeks to address is the Council’s omission of our client’s land at South East 

Daventry and the failure to secure the positive contribution that its delivery can make towards meeting local 

housing needs fulfilling the Plan’s spatial strategy. In addition, the Plan currently fails to secure a range of positive 

and lasting environmental improvements to the South East of the town that can be facilitated by the holistic 

master-planning of our client’s land alongside the new employment development identified by Policy EC9.  

 

Our detailed comments in respect of the policies of the Plan relevant to the delivery of our client’s land are set 

out in a series of Enclosures, a list and summary of which is set out below: 

 

Policy SP1:  In its current wording we consider Policy SP1 to be unsound on the grounds that it is 

neither positively prepared nor effective. Whilst the intent of Policy SP1 suggests that the 

plan is positively prepared the document read as a whole demonstrates otherwise. As a 

result, there is little confidence that Policy SP1 will prove effective as this intent is not 

carried through into the wider policies of the Plan. Whilst Policy SP1 recognises the role 

that the Local Plan Part 2 should play in mitigating against under-delivery of the housing 

allocations set out in the WNJCS (specifically those in the NRDA) it, along with the 

absence of any positive complementary policy elsewhere in the plan, fails to present a 

clear, positive and deliverable approach in respect of how it intends to do this (Enclosure 

1).  

 

Policy EC9:  Whilst we support the inclusion of the land covered by Policy EC9 as an employment 

allocation within the Plan, we consider that the policy as worded is unsound in that it 

does not currently represent a justified strategy for the site’s delivery in light of the 
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omission of our client’s land from the Plan and the clear relationship the two sites share 

(Enclosure 2).  

 

Policy ENV8:  The inclusion of a specific policy covering the Borough Hill and Burnt Walls SAMs is 

supported as we recognise their heritage importance in the context of the town. We do, 

however, consider the wording of the policy to be unsound as it is not justified and is not 

effective. The policy seeks to preclude sustainable development coming forward adjacent 

to the SAMs that demonstrably meet the other criteria of the policy – that is the objective 

to conserve and enhance the SAMs and their setting (Enclosure 3). 

 

Omission Site 1: In light of both a current and future need for additional sustainably located housing our 

client’s Land at South East Daventry should be allocated and identified as capable of 

delivering: approximately 400 new homes; enhanced landscaping and areas of open 

space; clearly defined landscaped links between the Borough Hill and Burnt Walls SAMs; 

an extension to the High March Industrial Estate; enhanced vehicular access serving Site 

EC9; and new pedestrian links leading to the East of Daventry. This would be done in a 

manner that capably overcomes all previously identified environmental constraints.  

 

It should also be recognised that our client’s land represents a sustainable and entirely 

deliverable residential-led opportunity at a key gateway to the town. This would follow 

through on the Council’s positive vision for the regeneration of the South East of the 

town set out in the Daventry Masterplan 2040 (Enclosure 4). 

 

We trust that these representations will be given due consideration in the further development of the Local Plan. 

Should you have any queries or require and further information, please do not hesitate to contact me. 

 

Yours faithfully 

 
Geoff Armstrong (geoff.armstrong@arplanning.co.uk) 

Director 

Armstrong Rigg Planning 

Direct Line:  01234 867135 

Mobile:         07710 883907 

 

Encs 
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Enclosure 1 
 

Policy SP1 – Daventry District Spatial Strategy 

 

Summary: In its current wording we consider Policy SP1 to be unsound on the grounds that it is neither 

positively prepared nor effective. Whilst the intent of Policy SP1 suggests that the plan is positively prepared 

the document read as a whole demonstrates otherwise. As a result there is little confidence that Policy SP1 will 

prove effective as this intent is not carried through into the wider policies of the Plan. Whilst Policy SP1 recognises 

the role that the Local Plan Part 2 should play in mitigating against under-delivery of the housing allocations set 

out in the WNJCS (specifically those in the NRDA) it, along with the absence of any positive complementary policy 

elsewhere in the plan, fails to present a clear, positive and deliverable approach in respect of how it intends to 

do this 

 

Assessment 

 

It is welcome that Policy SP1, comprising the spatial strategy for the District, describes a proactive policy 

framework based on eight clear principles that seeks to ensure the delivery of sustainable development to meet 

the needs of the plan area.  

 

One of these principles, Principle B, describes the way in which the plan should help alleviate housing needs 

across the wider WNJCS area. Principle B states that development in the District will play a role in the following: 

 

“B: Assisting with the delivery of plan-led development to meet Northampton’s needs where it is identified 

that this cannot be accommodated within the Northampton Related Development Area.” 

 

Paragraph 16 of the NPPF requires policies to be “aspirational but deliverable”. It is self-evident from the wording 

of the policy that aspirational intent is there, to enable the wider District to meet the needs of the NRDA. However, 

Policy SP1 is essentially a high level vision for Daventry rather than a policy that will deliver in its own right. 

 

For the spatial strategy to be effective it requires each principle to be carried through into the wider policies of 

the Plan, something that simply has not happened. Indeed, it is unclear what ‘plan-led’ development the proposed 

policy framework will actually facilitate. Instead it appears that, read as a whole, the draft Plan seeks to restrict 

growth around the fringes of the NRDA without identifying any plan-led alternatives. These would include either 

the provision of sufficient housing allocations to meet current needs or through the inclusion of a criteria-led 

permissive policy that may allow as yet unidentified land to come forward in appropriate locations.   

 

Restrictive Policies 

 

Read as a whole, and nothwithstanding the intent of Policy SP1, the LPP2 currently reads as a negative strategy 

that essentially seeks to guard against additional growth that will alleviate local pressure on housing delivery. The 

imposition of a substantial ‘Green Wedge’ around the entire fringe of the NRDA, facilitated by draft Policy ENV3, 

will significantly restrict the provision of homes well related to the Northampton urban area. Smaller wedges are 

also proposed in key locations around the fringes of Daventry town (note: no wedge has been included to cover 

our client’s land).  

 

South Northamptonshire Council (SNC) are currently delivering their own local plan against a similar timeline as 

Daventry District Council and are having to consider an identical policy environment in respect of the housing 

supply position of the NRDA. Their own response to the Emerging Draft LPP2, published in November, is therefore 

telling. An extract of their objection towards the Emerging Draft Plan, the strategy of which has barely been 

altered in the production of the current draft of the LPP2, is set out below: 
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“(It is acknowledge that) there is a significant shortfall against the housing requirements of the NRDA. 

This shortfall leaves both DDC and SNC open to speculative development around the edge of 

Northampton. This position is unlikely to change unless criteria based policy approach is adopted which 

can flexibly respond to development. The approach of imposing a blanket 'green wedge' to the north of 

Northampton restricts options for future housing development, the delivery of critical infrastructure and 

could create the unsustainable patterns of development it is seeking to avoid.   

 

The current reality we face in West Northamptonshire is that the housing requirements set out within the 

WNJCS for the NRDA are unlikely to be met within the short term without intervention. In order to ensure 

that development remains plan-led, it is considered the correct place to seek to address these issues is 

within the Part 2a Local Plans, under the DtC. This is not an issue where a decision can be delayed 

further.   

 

SNC objects to the draft plan as it is currently drafted and considers that there is a failure to meet the 

DtC with regard to housing delivery within the NRDA. The preferred approach, which includes large 

blanket areas of Green Wedge, not positive prepared and could therefore be considered 'unsound' if not 

amended in future iterations of the plan.”   

 

It is clear from the comments set out above that there is a significant level of disagreement between Officers of 

both South Northamptonshire and Daventry Councils in terms of how the NRDA shortfall should be dealt with. It 

is clear that there has been limited cooperation between the two Councils in reaching an effective strategy and 

that Daventry District Council’s current approach carries little support from its neighbouring authority.  

 

As a partner authority in the West Northamptonshire planning area the Officers of SNC are also ideally placed to 

comment on the effectiveness of the LPP2’s strategy. Upon review of the current draft of the LPP2 we would 

entirely support and echo the view set out above, that the LPP2 as drafted is negative in its intent when read as 

a whole and fails to address a key issue that dominates West Northamptonshire.  

 

Lack of Additional Allocations 

 

The clearest option available to the Council to ensure that the ‘plan-led’ approach to contributing towards the 

overwhelming housing needs of the NRDA is through the allocation of a series of deliverable and sustainably 

located housing sites well-connected to the Northampton urban area by existing transport infrastructure.  

 

Suitable additional sites should primarly comprise additional sustainable extensions to Daventry town, most 

appropriately on its more accessible South Eastern and Western flanks where highways access is greatest. It may 

also include a series of smaller sites adjacent to the most sustainable villages of the District closest to the NRDA 

fringe. These do not necessarily need to comprise immediately deliverable allocations – the option to identify a 

number of reserve sites exists to the Council. But additional sites are required.  

 

Whilst the draft LPP2 does identify additional extensions adjacent to the Daventry urban area the main body of 

this representation confirms that these are not even adequate to meet the localised needs of Daventry town. 

When compared to the outstanding need flowing through from the policies of the WNJCS there is an outstanding 

requirement of almost 1,000 homes at the town that will not be met prior to 2029.  

 

Conclusions 

 

Based on the above we consider the spatial strategy of the LPP2 described by Policy SP1 to be unsound on the 

following grounds: 
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Positively Prepared: 

 

• The LPP2 does not comprise a suite of policies that as a minimum seek to meet the areas objectively 

assessed needs. In addition the Council are negating their duty to contribute towards the needs of 

neighbouring authorities. This is as a result of the negative inclusion of restrictive policies within the plan 

and a lack of suitable deliverable allocations that would ensure the provision of suitable levels of housing 

over the plan period; and 

• It is clear that agreement will not be reached with SNC, as a neighbouring authority, in respect of the 

current approach described above. 

 

Effective: 

 

• For Policy SP1 to be effective in assisting meeting the needs of the NRDA either one or both of the 

measures discussed in this enclosure will need to be employed in the LPP2. Currently the spatial strategy 

of the LPP2 should not even be considered as effective in delivering the localised needs of Daventry town, 

let alone contributing towards the wider needs of Northampton; and 

• Once again drawing on the comments of SNC it is clear that the LPP2 fails to effectively deal with cross-

boundary strategic matters. Indeed these matters have instead been deferred to some later date, a move 

that will see the spatial strategy of the LPP2 significantly challenged upon its adoption with the potential 

for the housing supply position in West Northamptonshire to reach critical levels in the meantime. 

 

Changes Proposed 

 

We support the intent of Policy SP1 and recommend that it is retained in its current wording. 

However, to make it sound it must be supported by a number of additional complementary policies 

allocating sufficient sites across the District that will enable both the objectively assessed needs of 

Daventry and the wider needs of the NRDA to be met.  
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Enclosure 2 
 

Policy EC9 – Daventry South East Gateway 

 

Summary: Whilst we strongly support the inclusion of the land covered by Policy EC9 as an employment 

allocation within the Plan, we consider that the policy as worded is unsound in that it does not currently 

represent a justified strategy for the site’s delivery in light of the omission of our client’s land from the 

Plan and the clear relationship the two sites share. 

 

Assessment 

 

As set out in the main body of this representation there is significant history behing the Council’s ambitions to 

deliver a cohesive ‘gateway’ development to the South East of Daventry that would help strengthen the character 

and appearance of one of the key approaches to the town. This strategy has always revolved around the delivery 

of a far larger sustainable urban extension to the town that comprises a range of complementary uses and 

contributes to far more than simply the employment needs of the District.  

 

Whilst the concerns of the Council in respect of our client’s land identified during the course of the site assessment 

process are acknowledged, this submission now includes compelling new evidence to suggest that an additional 

residential allocation should come forward on land to the South East of Daventry. This would be entirely justified 

in that it would be done in a way that is entirely sustainable, acknowledges and overcomes all environmental and 

physical constraints on site and would realise the positive growth strategy first set out in the Daventry Masterplan 

2040. It would also provide a vital contribution towards the both the District and West Northamptonshire’s critical 

housing land supply situation.  

 

On the basis of the allocation of our client’s land for a sustainable residential development to the South East of 

Daventry there is a need to review and update the wording of Policy EC9 to ensure that the new employment 

uses can be delivered as part of a wider master-planned urban extension of the town. 

 

Conclusions 

 

As worded we do not consider Policy EC9 to be sound on the basis that it does not comprise an appropriate 

strategy for the land taking into account the reasonable alternatives and building on the proportionate additional 

evidence included in support of Enclosure 4 of this submission. Specifically we find the policy to be unsound for 

the following reasons: 

 

Justified 

 

• The approach to the delivery of the employment land covered by Policy EC9 fails to take into account the 

wider opportunities offered by our client’s land to deliver an entirely sustainable mixed-use urban 

extension to the town; 

• Similarly, the approach fails to seize a compelling opportunity to deliver a cohesive ‘gateway’ to the town 

in line with the Council’s long-standing ambition to do so set out in the Daventry Masterplan 2040; and 

• To this end the strategy is in fact perverse in that it conflicts entirely with the significant line of evidence 

produced by the Council associated with the delivery of the South East SUE, evidence that consistently 

confirms the benefits of such an extension to the town.  

 

Changes Proposed 

 

It is important to reaffirm that our client supports the principle of the delivery of the land subject 

of Policy EC9. The allocation will provide a vital contribution to the District’s economy whilst 

securing a range of environmental benefits through the regeneration of plots of degraded land to 

the South of the town.  
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In which case the changes we proposed to the policy wording all relate to the way in which the land 

should be delivered as part of a holistic master-planned urban extension to the South East of 

Daventry, one that would be entirely jusitified in light of the evidence submitted with this 

representation. 

 

EC9 – Daventry South East Gateway Employment Land 

 

A. The additional land proposed for employment to the South East Gateway of Daventry provides an 

opportunity for regeneration and renewal for Daventry town to enhance the employment 

opportunities and provide a high quality environment.  Along with the additional residential land 

allocated to the North of the A45 it also presents a significant opportunity to deliver a high quality 

strategic gateway to the South East of the town. 

 

B. Development proposals for the South East Gateway should be informed by a Masterplan covering 

both this site and the land to the North of the A45 agreed by the Council as local planning authority 

and should:  

 

i. Provide for B1 (b, c), B2 or B8 uses or uses ancillary to these uses; and  

ii. Provide a mix of unit sizes not exceeding 10,000 sqm. Alternative unit sizes will be 

considered where demonstrated that they are required for an existing business located in 

Daventry district; and  

iii. Incorporate high quality design to optimise the layout of the site; and  

iv. Enhance the gateway into the town along the A45 whilst respecting the form of 

development that may come forward on the further land to the North comprising the overall 

Masterplan; and  

v. Demonstrate that they respond to the local landscape and its features; and  

vi. Mitigate any impact on biodiversity; and  

vii. Be sympathetically designed to mitigate the impact on the setting of Burnt Walls and 

Borough Hill Scheduled Monuments and the non-designated John of Gaunts Castle and 

Daventry Wood Farm; and  

viii. Be informed by an archaeological evaluation and mitigation strategy to understand the 

potential and significance of the remaining archaeological resource and to reduce or remove 

potential impacts; and  

ix. Integrate with The Marches Strategic Employment Area and the new residential uses to 

the East; and  

x. Provide vehicular access via a scheme of highways infrastrucutre upgrades capable of 

supporting both the new employment uses and the additional residential land to the North; 

and 

x. xi. Provide walking and cycling links from the Gateway to The Marches Strategic 

Employment Area and also the nearby residential areas; and  

xi. xii. Set out further details of any required mitigation relating to water and water recycling 

infrastructure and any necessary phasing arrangements; and  

xii. xiii. Ensure that suitable access is safeguarded for the maintenance of water supply 

infrastructure.  

 

C. To assist with the regeneration of the South East Gateway proposals for the relocation of the 

vehicle recycling facility will be supported where it can be demonstrated that all of the following 

criteria are met at the proposed new site:  

 

i. No significant adverse impact on the local landscape and heritage assets  

ii. Good access to the strategic highway network;  

iii. No significant adverse impact on amenity of existing residents;  
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iv. No harm to the form, character and setting of an existing settlement  

 

Once development has taken place on this site, policy EC4 will apply.  

 

The site will comprise part of the wider South East Gateway allocation is strategic area defined on 

the Daventry Town inset map.   
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Enclosure 3 
 

Policy ENV8 – Borough Hill and Burnt Walls Scheduled Ancient Monuments 

 

Summary: The inclusion of a specific policy covering the Borough Hill and Burnt Walls SAMs is supported as we 

recognise their heritage importance in the context of the town. We do, however, consider the wording of the 

policy to be unsound as it is not justified and is not effective. The policy seeks to preclude sustainable 

development coming forward adjacent to the SAMs that demonstrably meet the other criteria of the policy – that 

is the objective to conserve and enhance the SAMs and their setting.  

 

Assessment 

 

Paragraph 185 of the NPPF states that plan makers should provide a positive strategy for the conservation and 

enjoyment of the historic environment, including heritage assets most at risk through neglect, decay or other 

threats.  

 

Amongst other expectations, the Framework states that any local plan strategy should take into account the 

desirability of new development making a positive contribution to local character and distinctiveness along with 

opportunities to draw on the contribtuion made by the historic environment to the character of a place. Reflecting 

on the potential to deliver a substantial residential-led urban extension to the South East of Daventry the ability 

of such a development to meet both of these objectives is marked.  

 

This submission is supported by a comprehensive Heritage Statement (Appendix 2 to Enclosure 4), prepared 

by Asset Heritage, that firstly considers the current setting and contribution of both the Burnt Walls and Borough 

Hill Scheduled Ancient Monuments (SAMs) and then assesses the opportunities that exist to enhance their 

significance.  

 

Focusing on the Burnt Walls SAM specifically the Statement identifies that its significance is currently greatly 

reduced by historic neglect and lack of recent sensitive stewardship. Paragraph 4.3.4 of the Statement confirms: 

 

“The monument is surrounded by dense vegetation and mature trees on its southern, eastern and 

northern sides, containing scrub in the interior. This makes it almost impossible to ‘read’ it in the landscape 

(whether at a distance or close-up), as any kind of earthwork monument.” 

 

On the effectiveness of the policy, paragraph 4.4.13 of the Statement confirms: 

 

“Policy ENV8 of the draft Plan supports opportunities to enhance the understanding and significance of 

Burnt Walls and Borough Hill and the relationship between them. It refers to the maintenance of a visual 

link between them, to the enhancement of open space within Burnt Walls and to possible site 

interpretation. Any such enhancement is unlikely to happen without development coming forward that 

would not only enable it but also ensure that the monument is fully accessible.” 

 

It is clear that any development that would directly benefit the setting of Burnt Walls would firstly have to include 

the SAM within its confines or at the very least allow access to the monument. It is therefore questionable why 

the wording of the policy specifically seeks to preclude any development coming forward on the western flank of 

the SAM, development that would likely be far more capable of opening up the designation, both visually and in 

terms of access to the public.  

 

The Heritage Statement goes on to identify the opportunities that would exist if the SAM were to be afforded the 

level of enhanced access that could only be secured by a development that encompasses the entirety of its 

setting. Referring to a 2010 appeal decision for a development that proposed a far larger urban extension to the 

East of Daventry, the Danetree SUE, paragraph 4.4.16 of the Heritage Statement reads: 
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“Little has changed in terms of access to Burnt Walls since 2010 when the Inspector on the Danetree 

inquiry said of the SM that it ‘is not obvious to a casual observer and there are no protective fences or 

interpretative boards on the ground’ (para 13.137, p.426). As identified in this report, the ability to 

appreciate the monument, either in itself or as part of the surrounding landscape is very limited, indeed 

virtually non-existent.”  

 

On the principle of a wider development that envelopes Burnt Walls – offered by our client’s proposals – 

paragraph 4.4.17 and 4.4.21 of the Statement conclude: 

 

“Given the present state of Burnt Walls (inaccessible to the public, not signposted, no interpretive 

information, lack of visibility, lack of legible relationship with Borough Hill, and lack of any ability to 

appreciate it), there exists a clear opportunity to enhance this monument and to better reveal its 

significance. 

 

 … 

 

Creating proper access to Burnt Walls, and providing interpretation and on-going maintenance, would 

represent a major enhancement of this heritage asset and one which better reveals its significance.” 

 

On this basis, and in accordance with paragraph 185 of the NPPF, it is vital that Policy ENV8 lends explicit support 

to any development that has the potential to enhance the appreciation and significance of the Burnt Walls and 

Borough Hill SAMs. Strong encouragement should be provided towards development that both enhances the 

accessibility of the SAMs whilst strengthening their visual relationship with one another, a strong component of 

their setting and significance.  

 

Conclusions 

 

As worded we do not consider Policy ENV8 to be sound as it fails to provide a positive framework for the 

maintenance and enhancement of the Borough Hill and Burnt Walls SAMs. In addition, it fails to recognise the 

enabling value of development on the eastern flank of Burnt Walls and arbitrarily seeks to preclude such 

development coming forward. Specifically we find the policy unsound for the following reasons: 

 

Justified: 

 

• It does not comprise an appropriate strategy as it does not provide a positive framework for the 

maintenance and enhancement of the two SAMs, seeking instead to restrict development that may 

otherwise benefit the significant of the designations. 

 

Effective: 

 

• The policy includes criteria that conflict with one another – on the one hand encouraging proposals that 

would benefit the setting and the public’s enjoyment of the SAMs and on the other arbitrarily precluding 

development on its eastern flank that may help secure these objectives; 

• In addition, the policy holds back on the opportunity to not only maintain but enhance the open landscape 

and visual link between the SAMs. 

 

Changes Proposed 

 

It is vital that Policy ENV8 does not ignore and preclude the opportunities presented by the delivery 

of our client’s land to the South East of Daventry, and to the East of Burnt Walls, that would 

demonstrably contribute towards the enhancement of the setting and significance of the Burnt 

Walls SAM in particular.  
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ENV8 - Borough Hill and Burnt Walls Scheduled Monuments  

 

A. The Council will support proposals that conserve or enhance the significance of the Borough Hill 

and Burnt Walls Scheduled Monuments and their setting by:  

 

i. Maintaining, and wherever possible enhancing, the open landscape and visual link between 

Borough Hill and Burnt Walls Scheduled Monument;   

ii. Restricting development to the less sensitive areas immediately to the east of The Marches 

Strategic Employment Area and in the South East Gateway;   

iii. ii. Enhancing the open areas of Burnt Walls by creating informal open space; and  

iv. iii. Taking the opportunity to interpret the site to enhance the understanding of the 

significance of the monuments and the link between them. 
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Enclosure 4 
 

Omission Site 1: Land at South East Daventry 

 

Summary: In light of both a current and future need for additional sustainably located housing our client’s Land 

at South East Daventry should be allocated and identified as capable of delivering: approximately 400 new homes; 

enhanced landscaping and areas of open space; clearly defined landscaped links between the Borough Hill and 

Burnt Walls SAMs; an extension to the High March Industrial Estate; enhanced vehicular access serving Site EC9; 

and new pedestrian links leading to the East of Daventry. This would be done in a manner that capably overcomes 

all previously identified environmental constraints.  

 

It should also be recognised that our client’s land represents a sustainable and entirely deliverable residential-led 

opportunity at a key gateway to the town. This would follow through on the Council’s positive vision for the 

regeneration of the South East of the town set out in the Daventry Masterplan 2040. 

 

Site Overview 

 

Land at South East Daventry, largely corresponding with Site 312 of the Council’s Site Assessment process, should 

be allocated for approximately 400 dwellings, together with new areas of open space, pedestrian and cycle links 

and a new scheme of vehicular access serving both the site and land to the South of the A45. The land made 

available by Manor Oak Homes for a further allocation at the South East of Daventry is shown at Plan 1, below.  

 

  
Plan 1: Extent of land promoted by Manor Oak Homes 
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It is acknowledged that the land promoted by our client comprises elements of both existing and proposed 

allocations elsewhere. It is also identified by the suite of technical documents that support this submission that 

elements of the promoted land will not be suitable for development (specifically the northern fringes and the land 

most closely related to the adjacent SAMs). Regardless, our clients are keen to ensure that the entirely of the 

land is made available to allow for the delivery of a significant level of additional open space along with landscaping 

and access enhancements to the setting of Burnt Walls and Borough Hill.  

 

As described in detail in the main body of this representation the land would then be delivered in close accordance 

with Site EC9 to comprise a sensitively planned and entirely sustainable urban extension to Daventry town. It 

would allow for the realisation of a strong South East Gateway to the town now, delivered in a coordinated rather 

than piecemeal fashion, and would help the Council realise one of the key aspiration of its Masterplan 2040. 

 

This submission is supported by a range of documents, including the main body of this representation itself, that 

describe the way in which the delivery of a residential-led urban extension on our client’s land can provide a range 

of social, environmental and economic benefits to the town whilst overcoming the key character constraints 

previously identified at the site.  

 

The following documents are submitted in support of our client’s proposal: 

 

• Site Boundary Plan, prepared by Aspect Landscape Planning (Appendix 1); 

• Landscape Considerations Plan, prepared by Aspect Landscape Planning (Appendix 2) 

• Heritage Considerations Plan, , prepared by Aspect Landscape Planning (Appendix 3) 

• Opportunities Plan, , prepared by Aspect Landscape Planning (Appendix 4) 

• Vision Plan, , prepared by Aspect Landscape Planning (Appendix 5); 

• Heritage Statement, prepared by Asset Heritage (Appendix 6);  

• Environmental Technical Note, , prepared by Aspect Landscape Planning (Appendix 7) 

• Access Strategy, Prepared by Martin Andrews Consulting (Appendix 8); and 

 

Deliverability 

 

The deliverability of such a scheme of development on site is unquestioned. The Glossary of the NPPF states that 

for a site to be considered deliverable it “should be available now, offer a suitable location for development now, 

and be achievable with a realistic prospect that housing will be delivered on the site within five years”. Accordingly, 

our assessment of the deliverability of the site is set out below. 

 

Available:  

 

Manor Oak Homes, as promoters of the site, are pleased to confirm that the land is available for development 

now. Indeed, the land has been considered throughout the course of the preparation of the LPP2, predominantly 

as Site 312, and remains available for a residential-led allocation at Daventry town.  

 

Suitable: 

 

As is demonstrated throughout this submission and within the technical appendices supporting this Enclosure, 

the site is an entirely suitable site for a residential-led development of strategic significance to the District. The 

site represents an unconstrained opportunity to deliver a proposal that would offer a high level of amenity and 

accessibility to future residents, as follows: 

 

• Heritage: It is acknowledged that one of the key constraints relating to the site is its relationship with 

the Burnt Walls and Borough Hill SAMs. It is noted from the Council’s Site Selection Background Paper 

(November 2017) that this was the key reason why the site was not identified as a draft allocation in the 
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current LPP2 document. On this basis, we are pleased to provide a substantial Heritage Statement with 

this submission, prepared by Asset Heritage (Appendix 6). This Statement identifies that, contrary to 

the concerns of Historic England, the delivery of a comprehensive development at South East Daventry 

that incorporates land to both the East and West of the Burnt Walls SAM would present a range of 

opportunities to enhance the setting of what is a largely neglected asset. These would include the ability 

to significantly enhance the level of public access to the site that, along with the use of interpretation 

boards and the removal of much of the dense scrub covering the earthworks, would bring about 

substantial benefits in line with draft Policy ENV8 of the LPP2.  

 

• Landscape: The technical information prepared by Aspect Landscape Planning (Appendices 1 to 5 

and 7) has placed a heavy focus on the way in which any development on the site would respond to 

local landscape character. The Aspect work is informed by the key recommendations of the Daventry 

Strategic Development Study (2006) as well as the recent evidence produced in support of the LPP2 

comprising the Council’s Site Selection Background Paper and the outputs of OPUN’s Design Workshop 

during the Summer 2017. 

 

The key landscape principles that have influenced the framework plan provided as part of this submission 

relate to the site’s position at one of the key approaches to the town and its location within a landscape 

bowl between the rising land of the Special Landscape Area to the South and Borough Hill to the North. 

This has resulted in proposed landscape buffers at both the south eastern point of the site and its northern 

slopes. The developable area of the site has been influenced by the recommendation of the OPUN report 

and have been limited to land falling below the 150m contour, relfecting the approach taken by the 

Council when allocating Site EC9 to the South.  

 

As described above, the proposed development would also incorporate a substantial landscaped corridor 

linking the Burnt Walls and Borough Hill SAMs, necessitated by the need to preserve and enhanced the 

setting of the assets. This would perform a further function as a linear park on the site and would provide 

a natural buffer between the residential development to the East and the employment uses to the West.  

 

• Highways and Access: The proximity of the site to the A45, one of the main strategic road links at the 

town, ensures that it is afforded a high level of access to the local highways network. It is noted that one 

of the main issues raised during the consideration of the Danetree Expansion appeal in 2009 was the 

potential traffic impact on the villages of Flore and Weedon, lying between Daventry and Junction 16 of 

the M1. The bypass of these villages is now substantially complete with it expected to open in early 2019. 

This will then create significant additional highways capacity to the South East of Daventry.  

 

The Access Strategy included with this submission prepared by Martin Andrews Consulting (Appendix 

8) demonstrates that an appropriate junction with the A45 can be provided within a combination of our 

client’s land and the public highway. This would comprise a new roundabout that would also be capable 

of serving Site EC9 to the South.  

 

The accessibility of the site by footpath and cycleway will also be enhanced through the provision of a 

network of paths crossing the open space corridor between the two SAMs and linking the residential 

element with Daventry town. This will then afford future residents walkable access to a full range of 

shops, services and amenities. A sustainability plan of the site, showing its relationship with this wide 

ranges of facilities, is included as part of MAC Consulting’s report.  

 

In addition, it is clear that the allocation of our client’s land, to be delivered along with that subject of draft Policy 

EC9 as an urban extension to Daventry, would carry a range of social, environmental and economic benefits 

including: 
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• A substantial contribution to local housing needs at a location that, following significant previous scrutiny, 

has been identified as one of the most obvious growth points at the town; 

• The ability for the Council to realise their long-standing vision for a cohesive urban extension to the South 

East of Daventry in a fashion that can be masterplan-led and one which avoids a more piecemeal 

approach to the delivery of land both north and south of the A45; 

• A stronger ‘gateway’ to the town featuring a sensitive form of development along both sides of the road 

softened by generous levels of landscaping;  

• A range of complementary uses including residential, commercial and recreational uses that provides 

homes in immediate proximity to a wide range of new jobs easily accessible via an enhanced network of 

footpaths and cycleways throughout the site; 

• Delivery of a substantial scheme of vehicular access to land both North and South of the A45 via a new 

roundabout that will better manage traffic flows along the road; and 

• Far greater levels of mitigation and enhancement of the setting of both the Burnt Walls and Borough Hill 

Scheduled Ancient Monuments (SAMs) than can be achieved through the allocation of EC9 alone. The 

delivery of our client’s land would allow for both SAMs to be opened up fully to the public and would allow 

the creation of a landscaped corridor that would physically and visually link both assets. 

 

Achievable 

 

It is acknowledged that a key focus of Officers will be on ensuring any future allocations are not only sustainable 

but offer a high level of certainty that they will be delivered. The track record of, and approach taken by, our 

clients and site promoter, Manor Oak Homes, should provide Officers with absolute certainty that the site is one 

which will deliver a significant level of sustainable growth during the earliest years of the plan period.  

 

Manor Oak Homes has a proven track record in securing high quality, implementable consents. They are confident 

in the deliverability of development on this site as is shown by the level of work already undertaken by our clients 

to ensure that the main site constraints identified during the Council’s site assessment process have been fully 

considered and the practicalities of the proposed development have been evaluated in full.  

 

This level of investigation is the key to the success of the Manor Oak Homes model. The company’s approach 

involves the submission of a planning application at the earliest stage where Officer support can be assured and 

then the almost immediate sale of their land upon grant of permission to an active developer. This results in the 

shortest possible period of time between formal planning and first delivery on site.  

 

Otherwise, in terms of the specific merits of the land at South East Daventry it is clear from this submission that 

there are no constraints that would hinder the development of the land. In this respect Officers should be entirely 

comfortable that the proposals put forward by Manor Oak Homes can deliver a significant level of housing 

complemented by additional employment land and a substantial network of open space with minimal risk 

attached.  

 

Soundness and Justification of the Allocation 

 

Building on our representations made in respect of Policies SP1, EC9 and ENV8 in particular it is our strong 

assertion that the allocation of our client’s land is required to ensure the soundness of the plan in respect of its 

ability to meet the strategic needs of the District whilst delivering a positive strategy that will achieve sustainable 

development in its most holistic sense. The failure to allocate what is clearly a deliverable site at South East 

Daventry would have implications on the soundness of the plan as a whole, as set out below.  
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Justified 

 

• The evidence submitted alongside our client’s main representation, and included with Enclosure 4 of the 

same, demonstrates that our client’s land could not reasonably be considered as anything other than 

available, suitable and achievable and therefore as deliverable in the plan period; 

• The omission of our client’s land from the plan, with its ability to deliver approximately 400 additional 

homes at Daventry town in particular, entirely lacks justification in light of its vital contribution to local 

housing deliver. This comes into particular focus when the existing shortfall carried over from the WNJCS 

allocations at the town allied with the likely slower than anticipated delivery at South West Daventry, 

highlighted in the main body of our representations, are both taken into account; and  

• In addition, it seems entirely irrational that the Council have sought to pursue a comprehensive gateway 

extension at South East Daventry since as long ago as 2006 but fail to grasp the very real opportunity to 

deliver this vision in the Local Plan. 

 

Effective 

 

• As set out in our response to the Spatial Strategy, the omission of our client’s land from the local plan 

results in a response to meeting the housing needs of Daventry that is entirely ineffective. Conversely, 

our client’s land offers an entirely deliverable opportunity to make a significant positive contribution 

towards not only housing supply at the town but generally themes of sustainability related to urban form, 

connectivity and the relationship with a sensitively delivered supply of new homes adjacent to one of the 

District’s key employment sites.  

 

Changes proposed 

 

In order to ensure that the Local Plan can be considered sound, we recommend that our client’s site 

benefits from a policy confirming its allocation drafted as follows: 

 

HO8 – Daventry South East Mixed Use Land 

 

A. The additional land proposed for a residential-led mixed use development to the South East of 

Daventry presents a significant opportunity to deliver a high quality strategic gateway to the South 

East of the town. The delivery of this land should be done in a comprehensive fashion that takes 

into account the proposed employment uses of Site EC9 to the South and West.  

 

B. Development proposals should be informed by a Masterplan covering both this site and the land 

covered by Site EC9 agreed by the Council as local planning authority and should:  

 

i. Make provison for around 400 homes and additional flexible employment floorspace on its 

western edge well related to the High March Industrial Estate; and 

ii. Incorporate high quality design to optimise the layout of the site and in particular ensure 

that any new development is restricted to the lower slopes of the site; and 

iii. Enhance the gateway into the town along the A45 whilst respecting the form of 

development that may come forward on the further land to the North comprising the overall 

Masterplan; and  

iv. Demonstrate that any development responds to the local landscape and its features; and  

v. Mitigate any impact on biodiversity; and  

vi. Be sympathetically designed to mitigate the impact on the setting of Burnt Walls and 

Borough Hill Scheduled Monuments; and  

vii. Provide additional opportunities to enhance the setting of the Burnt Walls and Borough 

Hill Scheduled Monuments wherever possible that included, as a minimum, an open 
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landscaped corridor that link the two designations and an enhanced scheme of public access 

to both assets; and 

viii. Be informed by an archaeological evaluation and mitigation strategy to understand the 

potential and significance of the remaining archaeological resource and to reduce or remove 

potential impacts; and  

ix. Integrate with The Marches Strategic Employment Area and the new residential uses to 

the East; and  

x. Provide vehicular access via a scheme of highways infrastrucutre upgrades capable of 

supporting both the new employment uses and the additional residential land to the North; 

and 

xi. Provide walking and cycling links to The Marches Strategic Employment Area that will 

provide onward links to the town centre; and  

xii. Set out further details of any required mitigation relating to water and water recycling 

infrastructure and any necessary phasing arrangements; and  

xiii. Ensure that suitable access is safeguarded for the maintenance of water supply 

infrastructure.  

 

Together with Site EC9 the site will comprise part of the wider South East Gateway strategic area 

defined on the Daventry Town inset map.  

 

In addition the proposals map should be amended as shown below: 

 

  

HO5 
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Appendix 1: Site plan showing plot identifiers 

 

PLATES  

Plate 1:  Looking north from south-eastern corner of Plot 1. In the centre 

distance, the green field with buildings is Plot 5, and to the right, 
obscured by trees and hedges Plot 3 

Plate 2:  Looking north-west across Plot 1 towards Plot 6 and the Burnt Walls SM 

(southern boundary of Plot 1 to left) 

Plate 3:   Looking north-east across Plot 2 (brown field beyond left is the northern 
part of Plot 2 beyond the stream) 

Plate 4:  Looking east across Plot 2 (southern boundary to right); the tall trees 

centre-right denote the location of the road to Newnham Grange Farm 

from the A45 

Plate 5:  Looking west across Plot 2 from road to Newnham Grange Farm. In the 
distance the roofs of the High March Industrial Estate can be seen 

beyond vegetation which denotes the Burnt Walls SM 

Plate 6:  Looking north-west across Plot 2 from road to Newnham Grange Farm; 

the green field with MX track is Plot 5, vegetation distant left is Burnt 
Walls with industrial estate seen beyond 

Plate 7:  Looking north along road to Newnham Grange Farm; brown field is 

northern part of Plot 2, green field beyond is Plot 3 

Plate 8:  Looking south from road to Newnham Grange Farm, with northern part 
of Plot 2 behind hedge to right 

Plate 9:  Looking south from western end of Plot 4 (white roofs to right are the 

industrial estate) 
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Plate 10:  Looking south from Plot 4; the distant rising ground lies south of the 

A45 
Plate 11:  Looking west across Plot 1 to Plot 6; view terminated by vegetation 

along the eastern edge of Burnt Walls 

Plate 12:  Looking west across Plot 1 to Plot 6; view terminated by vegetation 

along the eastern edge of Burnt Walls 

Plate 13:  Gate set back from the A45 into Burnt Walls 
Plate 14:  Looking north-west across northern part of Plot 1, with north-eastern 

section of Burnt Walls boundary to left and hedged boundary with Plot 6 

in centre 

Plate 15:  Remnants of fencing along north-eastern boundary of Burnt Walls 
Plate 16:  Glimpsed view into interior of Burnt Walls SM through vegetation on 

north-eastern boundary 

Plate 17:  View south from inner rampart on southern side of Borough Hill SM, 

looking across ditch to outer rampart and Plot 4 beyond; rising ground 
in distance lies south of the A45 

Plate 18:  View south from inner rampart on southern side of Borough Hill SM, 

looking across ditch to outer rampart and Plot 4 beyond; rising ground 

in distance lies south of the A45 
Plate 19:  View south from inner rampart on southern side of Borough Hill SM, 

looking across ditch to outer rampart and Plot 4 beyond; rising ground 

in distance lies south of the A45 

Plate 20:  Looking west along outer rampart, Plot 4 to left 

Plate 21:  Looking west along ditch between ramparts 
Plate 22:  Former BBC structures on Borough Hill 

Plate 23:  View south-west from southern ramparts near transmitting mast 

Plate 24:  View south-east from southern ramparts near transmitting mast 

Plate 25:  View south from Plot 4 towards the Site; the vegetation in the centre 
distance is the location of Burnt Walls with the tree-line behind marking 

the line of the A45 

Plate 26:  View south-west from Plot 4 towards the High March industrial estate 

and other development along the A45 
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1.0 INTRODUCTION AND SCOPE OF REPORT 

1.1 This report has been prepared and written by Sarah Watt, MCIfA, Director of 

Asset Heritage Consulting Ltd, on behalf of Manor Oak Homes.  

1.2 Its purpose is to provide an assessment of the potential impact on the historic 

environment of developing an area of agricultural land north of the A45 (‘the 

Site’) on the south-east side of Daventry for a residential use. The report is 

intended to inform representations made by Manor Oak Homes (MOH) to the 

consultation on the Daventry Settlements and Countryside Local Plan (Part 2). 

1.3 The Site was acquired as Plots 1-5, the numbers relating to well-defined land 

parcels. Subsequently, an additional land parcel lying west of Plot 1 (identified 

as Plot 6) has been included within the site boundary.  

1.4 Early assessment concluded that Plot 4 is not suitable for development and 

therefore it is not being promoted for such. However, this report includes 

assessment of Plot 4 which explains how this conclusion was reached in terms of 

heritage impact (Plot 4 remains within the same ownership as the land that is 

being promoted for development). 

1.5 For the purposes of this report, primarily for ease of reference, the various 

parcels of land have been annotated 1-6 on the plan at Appendix 1.  

1.6 The first part of the report (Sections 2.0 to 4.0) contains baseline information on 

the Site, prepared ahead of and intended to inform MOH’s master-planning 

exercise alongside the assessments of other disciplines; Section 2.0 first 

summarises the relevant planning history and changing status of the Site in the 

Local Plan process up until now, while Section 3.0 describes the Site and Section 

4.0 focuses on the two Scheduled Monuments (SMs) respectively in and 

adjoining it (Burnt Walls and Borough Hill) and their settings. Section 4.0 

identifies potential constraints to development and opportunities that may arise 

in respect of the relationship between the heritage assets and the Site. 
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1.7 The second part of the report (Section 5.0) was prepared following the 

formulation of the master-plan, and comprises an assessment of how the latter 

takes account of the heritage baseline information and addresses the constraints 

and opportunities identified in the first part of the report. 

1.8 The report focuses on the SMs as these are the only designated heritage assets 

with the potential to be affected in any meaningful way by the development of 

the Site. There are no listed buildings or conservation areas in the vicinity that 

have the potential to be affected. 

1.9 The report should be read alongside the other specialist reports submitted in 

representation, in particular the Environmental Technical Note prepared by 

Aspect Landscape Planning Ltd. 

1.10 The assessment of setting is based on the guidance provided by Historic England 

in The Setting of Heritage Assets. Historic Environment Good Practice Advice in 

Planning: 3 (July 2015). The approach of assessing settings and significance and 

then the impact of proposals on them in order to inform decision-making is in 

line with the National Planning Policy Framework (NPPF), Planning Practice 

Guidance (PGG) and Historic England’s Good Practice Advice in Planning Notes 2 

and 3. 
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2.0 PLANNING HISTORY AND LOCAL PLAN PROCESS 

The Danetree scheme 

2.1 An appeal against refusal of outline planning permission for a Sustainable Urban 

Extension (SUE) scheme including up to 5,150 dwellings made by the Danetree 

Village Consortium was refused following a public inquiry and call-in by the 

Secretary of State, in 2010. The inquiry was long and complex and considered 

three major schemes. The Danetree site encompassed the present Site but also 

extended northwards along the east side of Borough Hill up to Eastern Way and 

eastwards to encompass land around Newnham Grange Farm. 

2.2 The scheme proposed three communities linked by a central spine road. The 

development would have occupied the lower slopes of Borough Hill, wrapping 

around its southern and eastern sides and rising up to 167m, which the Planning 

Inspector felt would be visible over a wide area, to the east, north-east and 

south, and would have a significant impact on the rural landscape.  

2.3 In terms of impact on cultural heritage, the Inspector concluded (para 13.138, 

p.426 of the Appeal Decision) that the scheme was not seen as a threat to the 

Burnt Walls SM or its setting and did not represent a reason to dismiss the 

appeal. He recorded that English Heritage (now Historic England) were not 

opposed to low-density development in its vicinity and that the scheme left an 

appropriate buffer between the proposed employment area and the SM. 

2.4 The effect of the proposal on the Borough Hill SM was more contentious. The 

Inspector considered that development on the higher ground would be seen in 

the foreground from viewpoints around the peripheral earthworks of the SM such 

that the sense of connection between the hillfort and landscape beyond would be 

interrupted (para 13.132, p.425). The Secretary of State agreed with the 

Inspector that the proposal would harm the setting of the SM. 

2.5 English Heritage did not give evidence at the Inquiry and the Inspector noted 

that EH had expressed different opinions on the impact on Borough Hill up until 

that point, their last expressed view not unequivocally supporting the appeal 
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proposals. The Inspector concluded that, ‘It may be that, on balance, some 

development on this side of Borough Hill would be acceptable’.  

2.6 There were ultimately a number of reasons why this SUE proposal did not 

succeed on appeal, including prematurity in relation to the LDF process, the 

timing of housing provision, and provision of major infrastructure.  

2.7 It should be reiterated that the Danetree site was much larger than the present 

Site, wrapping around the eastern side of Borough Hill, and was proposed as a 

relatively high density SUE. 

The Local Plan 

2.8 The Site (as part of the wider site 312, ‘Daventry south East’) was considered as 

part of the Council’s five-stage site selection process. It was initially identified as 

having the potential for a Sustainable Urban Extension (SUE) arising from initial 

site appraisal undertaken in the HELAA. Site 312 encompassed Plots 1, 2, 3, 5 

and part of Plot 4 of the present Site, and also included land to the west of Burnt 

Walls, land to the west of Plot 5 and land to the west of Plot 4, extending to 

Admiral’s Way. It also included land south of the A45, which now has an 

employment allocation as EC9. In short, the land considered as site 312 was 

more extensive than is the present Site. 

2.9 Because of the planning history outlined above, informal consultation with 

Historic England (HE) took place on the allocation of 312. HE formally objected 

to the allocation. Their objection related to the open setting of the SMs and 

visual connectivity between them, considering long views onto Borough Hill to be 

of particular importance.  

2.10 Site 312 was therefore considered further (at Stage 3) during a series of 

workshops carried out by Opun (an independent design review body appointed 

to provide support and advice on potential residential allocations). The 

workshops were intended to establish which of three potential allocations for a 

SUE (set out at Issues and Options-Part 2a Settlements and Countryside Local 

Plan Consultation Document) would be the most appropriate to take forward. 
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2.11 The workshop explored the strength of HE’s objection and the potential for 

addressing the concerns raised. However, HE maintained their objection and the 

site was considered to have other design constraints apart from those related to 

heritage; Site 312 was not ultimately taken forward. 

2.12 The Opun report (2017) said, ‘The land at Daventry South East presents 

significant challenges that limit its capacity for new development. Managing the 

tensions between the landscape, the setting and location of scheduled 

monuments, and the topography means much of the site is unlikely to be 

suitable for development. Of particular note are concerns from Historic England 

about the impact any development in this area would have on the two heritage 

assets… Should development be allowed in this area, then it should be done so 

after a strong design case has been made which demonstrates that it adds to 

rather than detracts from what is a special and sensitive location and that 

development here can provide an over-riding public benefit’. 

2.13 The latest HELAA (Nov 2017 updated Aug 2018) identifies the Site with the 

reference 133 and has assessed it as ‘not suitable’ for development. 

2.14 Policy ENV8 of the draft Plan refers to the Borough Hill and Burnt Walls 

Scheduled Monuments: 

A. The Council will support proposals that conserve or enhance the significance 

of the Borough Hill and Burnt Walls Scheduled Monuments and their setting by:  

i. Maintaining the open landscape and visual link between Borough Hill and Burnt 

Walls Scheduled Monument;  

ii. Restricting development to the less sensitive areas immediately to the east of 

The Marches Strategic Employment Area and in the South East Gateway;  

iii. Enhancing the open areas of Burnt Walls by creating informal open space; 

and  

iv. Taking the opportunity to interpret the site to enhance the understanding of 

the significance of the monuments and the link between them.  

2.15 It is worth noting at this point that the Daventry Strategic Development Options 

Study, produced by Atkins in April 2005 considered the setting of Borough Hill, 

identifying a traffic-light system of constraints to development around it. The 
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area of ‘red constraint’ took in the SM itself, precluding development in this 

area. 

2.16 The area of ‘amber constraint’ broadly corresponded to the ‘slopes of the knoll’ 

of Borough Hill, and was deemed unsuitable for large-scale development as a 

result of initial feedback from English Heritage. The report noted that a detailed 

assessment including further discussions with English Heritage would need to be 

made before the precise extent of this area can be fixed. 

2.17 For the area of ‘yellow constraint’, a 300m radius from the edge of the 

designated area of the Borough Hill SM was loosely defined ‘within which 

development would need to be carefully assessed against its impact on the 

setting and context of the monument’. This was based on preliminary 

discussions with English Heritage and it was noted that further detailed 

assessment would be required before the extent of the area could be fixed. 

2.18 This document was produced in 2005, several years before PPS5 replaced the 

old PPGs, and before the NPPF came into being, and the policy context has 

changed since then, with new guidance also issued by Historic England since 

then. However, it is worth noting that at that time, the potential for 

development within the physical surroundings of the Borough Hill SM was not by 

any means precluded, particularly on the lower slopes. 
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3.0 THE SITE 

3.1 The Site (see Plates 1-10) comprises six separately identified parcels of land, 

Plots 1-6. All parcels consist of agricultural land.  

3.2 Plots 1, 2 and 6 adjoin the A45. Plot 1 adjoins the eastern side of the Burnt 

Walls SM; its own eastern boundary is marked by the track heading north from a 

large truck layby off the A45 up to Burnt Walls Farm. Plot 2 lies east of the same 

track, with its eastern edge lying east of another track or unnamed road heading 

north off the A45 to Newnham Grange and Borough Hill Farms. Plot 6 includes 

the Burnt Walls SM and land north of it. 

3.3 The southern half of Plot 1 is broadly level before dipping down to the brook 

which runs east-west across both it and Plot 2, beyond which the land gently 

slopes up to the north on the foot-slopes of Borough Hill. The land in the 

southern half of Plot 2 also rises to the east towards the track to Newnham 

Grange Farm, and beyond to its eastern boundary. The line of a dismantled 

railway (dismantled by 1885 when its route is shown as a cutting on the 

Ordnance Survey map of that year) runs along the northern boundary of Plots 1, 

2 and 6. 

3.4 Plot 6 lies west of Plot 1, with the High March Industrial Estate to the west. 

3.5 Plot 3 lies on more steeply rising ground (between the 145m and 175m 

contours) on the south-eastern slopes of Borough Hill, north of Plot 2 and west 

of the Newnham Grange Farm track. Plot 5 is to its west; this contains the 

buildings of Burnt Walls Farm in the south-eastern part of the Plot, with the rest 

of the land parcel rising steeply behind them, also between the 145m and 175m 

contours. A Motocross track has been scoured out of this land and is prominent 

in views towards Borough Hill from the south because of the steeply rising 

ground. 

3.6 Burnt Walls Farm, which appears to have origins in the early 19th century, is not 

a listed building. 
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3.7 Plot 4 lies north of Plots 3 and 5. In the part of Plot 4 which lies immediately 

north of Plots 3 and 5, the gradient decreases, meaning this land is barely visible 

behind the tree-line forming the northern boundary of Plots 3 and 5 when 

viewed from the southern end of Plot 1 by the A45. The gradient is steeper 

within the part of Plot 4 that lies to the west. The single surviving former BBC 

transmitting mast is a prominent feature beyond Plot 4 on top of Borough Hill. 

3.8 The Burnt Walls SM lies within the Site, as does an outlying element of the 

Borough Hill SM (which falls within Plot 4). The main part of the Borough Hill SM 

lies directly north of Plot 4. There are no other designated or non-designated 

heritage assets within the Site and it does not lie within or directly adjoining any 

conservation area.  
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4.0 THE HERITAGE ASSETS, THEIR SETTINGS AND RELATIONSHIP TO THE 

SITE 

4.1 Burnt Walls 

Description and significance 

4.1.1 Burnt Walls (SM ref: 1003888) is a roughly triangular earthwork enclosure 

bounded on the south-west by a bank and external ditch. At the southern corner 

of the monument, the bank turns north-east to follow the edge of a tributary 

stream from the brook which flows east-west across the Site. A low scarp 

remains on the northern side. A causeway across the ditch near its southern end 

may be an original entrance. The southern half of the interior was quarried away 

in the post-medieval period while the northern half contains ridge and furrow.  

4.1.2 The origins of the monument remain unclear, with dates from the Iron Age to 

the medieval period all having been postulated. An investigation by University 

College Northampton in 2001 suggested five basic phases, beginning with a 

Saxon or earlier ringwork, followed by a late Saxon/early Norman ringwork 

possibly identified with a burh or ‘stodfald’ noted in charters. This was followed 

by a possible 12th-century castle/other fortified building or hunting lodge 

followed by a later medieval period of destruction and use for farming before 

post-medieval robbing of stone for building remains (Morton (Nat. Hist. of 

Northants. (1712), 519) recorded that 'many Loads of Stones of ruined Walls 

and Foundations have been digg'd up' and this is repeated by many later 

writers). 

4.1.3 However, this ‘investigation’ is unpublished (the Historic England website 

PastScape (www.pastscape.org.uk) gives the source of this information as ‘oral’ 

only) and its findings cannot be assessed and/or verified. 

4.1.4 The site was described as ‘Les Brendewalles’ in 1255, suggesting that whatever 

had stood there before that time was already out of use. However, there 

remains no clear evidence for the original function of the monument.  
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4.1.5 While its date and function remain unknown, Burnt Walls is considered to be of 

high significance for the survival of upstanding earthworks and for its 

evidential/archaeological interest and potential to provide further information 

about its function in and relationship to the surrounding landscape. 

4.2 Borough Hill 

Description and significance 

4.2.1 The Borough Hill Scheduled Monument (ref: 17145) covers an area of c.54 ha 

and includes two Iron Age hillforts and a defended enclosure, two Bronze Age 

barrows, a Roman building complex and barrow cemetery.  

4.2.2 Borough Hill itself is a large natural eminence on the eastern edge of Daventry. 

The hilltop is rectangular in shape, extending over 1.5km north-south, most of 

which area is enclosed by the defences of a large multivallate hillfort, these 

defences being partially overlain (at the northern end) by those of another 

smaller multivallate hillfort, both of Iron Age date. The hillfort was used for 

pasture in the Saxon and medieval periods and for a racecourse in the 18th 

century. In the early 19th century it was divided into small fields and cultivated. 

In 1925, the BBC erected a transmitting station on the hilltop; buildings from 

this use and a tall transmission mast remain on the hill. 

4.2.3 A hollow way extends c.250m south-eastwards from the south-eastern corner of 

the larger hillfort. At the end of this there are the remains of a small outlying 

defended quadrangular enclosure, also included in the scheduling, which appears 

to have been a defended look-out from the Late Iron Age. This lies within Plot 4 

of the Site. 

4.2.4 While some of the earthworks forming parts of the monument were largely 

levelled in the 19th century, including elements of the defences and Bronze Age 

barrow, the Roman barrow cemetery and the Iron Age ‘look out’, much of the 

defences for the large hillfort survive as substantial earthworks and the hillfort is 

one of the largest multivallate hillforts in the country.  
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4.2.5 Trial excavations both of the defences and the interior of the SM have 

demonstrated the survival of significant archaeological remains; these could 

increase our understanding of the occupation of the monument over a sustained 

period of time and our understanding of its function within the wider landscape. 

The SM thus has high evidential and historical significance.  

4.3 Setting and relationship of Burnt Walls and Borough Hill SMs 

4.3.1 Setting is not a heritage asset or designation in itself. The NPPF makes it clear 

that the setting of a heritage asset is the surroundings in which it is 

experienced. As such, its importance lies in what it contributes to the 

significance of the heritage asset. 

4.3.2 While there is no specific guidance on how the setting of a SM should be defined, 

Historic England (in GPA Note 3) advocates a broad five-stage approach to the 

assessment of setting and impact: 

Step 1: identify which heritage assets and their settings are affected 

Step 2: assess whether, how and to what degree these settings make a 

contribution to the significance of the heritage asset(s) 

Step 3: assess the effects of the proposed development, whether beneficial or 

harmful, on that significance 

Step 4: explore the way to maximise enhancement and avoid or minimise harm 

Step 5: make and document the decision and monitor outcomes 

Burnt Walls 

4.3.3 The immediate physical setting of the Burnt Walls SM comprises the land around 

it from which it is experienced. 

4.3.4 The monument is surrounded by dense vegetation and mature trees on its 

southern, eastern and northern sides, containing scrub in the interior (Plates 

11-16). This makes it almost impossible to ‘read’ it in the landscape (whether at 

a distance or close-up), as any kind of earthwork monument. The monument is 

hidden from the south by the trees lining the A45 and, although it can be 
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approached from the footpath along the northern side of the A45 (and from the 

truck layby there), there is no accessible way into the monument from here and 

no signed indication of its presence. An old iron farm gate half-buried in scrub 

and set back off the roadside may once have given access into the monument, 

but this is not at all obvious and the land beyond it is very overgrown. 

4.3.5 From the track up to Burnt Walls Farm from the A45, which passes between 

Plots 1 and 2, views west to Burnt Walls reveal nothing but an area of trees and 

scrub, with the roofs of sheds on the High March Industrial Estate visible 

beyond. The land immediately surrounding the monument (Plots 1 and 6, and 

land within the industrial estate) is private land and not publicly accessible. 

4.3.6 From the private land within Plot 1, the SM is primarily experienced as an area 

of overgrown scrub enclosed by dense vegetation. It is not easy to appreciate 

any element of earthworks within this. The low bank along its north-eastern 

side, above the tributary stream can, however, be discerned by walking along its 

edge within Plots 1 and 6, and glimpses through the vegetation lining it enable 

some sense of a space within. There is also evidence at this point of a former 

fence and gate into the monument interior, no longer accessible.  

4.3.7 There is less enclosing vegetation on the west side but there is no publicly 

accessible viewpoint from the west, this area being private land adjoining the 

High March Industrial Estate buildings on the south-eastern edge of Daventry; 

the estate has encroached right up to the north-western extent of the SM. 

4.3.8 A Heritage Impact Assessment prepared for the Council by Oxford Archaeology 

(OA) in June 2018 in respect of the EC9 employment allocation to the south of 

the A45 discusses the relationship of Burnt Walls with the site of ‘John of Gaunt’s 

Castle’ which is marked on modern-day maps as Daventry Wood and lies south 

of the hotel on the A45, south-west of Burnt Walls. This is a former medieval 

and post-medieval deer park containing a small section of moat associated with 

a now-demolished hunting lodge which survives in a clump of woodland within 

agricultural fields. The hunting lodge has been posited as a successor to the 

possible manor house/hunting lodge of Burnt Walls (Brown 1991 and Ballinger 

et al, 2002).  
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4.3.9 If this speculation were found to be correct, then there would be a clear 

relationship between these two sites (and certainly a clearer relationship than 

there is between Burnt Walls and the Borough Hill SM). Notwithstanding that, 

the OA report concluded that the A45 and existing development within the EC9 

allocation site effectively severs any appreciable visual relationship between 

these two heritage assets and the two sites are not, and cannot be, experienced 

in any meaningful context with each other. 

Borough Hill 

4.3.10 To the north of Burnt Walls is Borough Hill and the extensive SM on top of it, the 

larger Iron Age hill fort being the most readily appreciable of its archaeological 

features (Plates 17-24). It is worth making the point that the SM is not the hill 

itself but encompasses only the monuments on the top of it.  

4.3.11 Despite being one of the largest multivallate hill forts in the country, the 

Borough Hill earthworks are difficult if not impossible to discern in views onto 

the Hill (the earthworks are not in the order of those found at Maiden Castle in 

Dorset, for instance, which are highly visible, even at a distance). Indeed, from 

the Site to the south, and from Burnt Walls, they are simply not visible (see 

Plates 1 & 6). This includes in views from the southern parts of the Site (Plots 

1 and 2); even from Plot 4, on the higher slopes directly below them, the 

earthworks are not obvious.  

4.3.12 So-called ‘kinetic’ views to Borough Hill from the A45 when approaching 

Daventry from the east take in the hill as a landscape feature rather than the SM 

specifically, which is simply not visible at this distance (see Viewpoint 11 of the 

Environmental Technical Note). 

4.3.13 Put simply, there are no mid- or long-distance views of the SM, all views being 

of the Hill itself. The SM itself is not experienced from the land surrounding the 

hill, but only when one is within it and can see and walk along its peripheral 

defences (see Plates 17-21). Its ‘setting’ therefore could be considered to 

encompass little more than the monument itself, as the latter is only really 

experienced when on and within it. 
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4.3.14 However, this is a little simplistic. The fact that the monument is situated on a 

hill is integral to its purpose – it was intended to hold a commanding position 

over the surrounding landscape, being a defended site of permanent occupation 

requiring a vantage point to spot and prepare for approaching trouble. This 

aspect of the function and purpose of the SM is experienced from the hillfort 

looking outwards over the landscape around it. The lower lying landscape around 

the Hill thus forms part of the way in which the SM is experienced and therefore 

forms part of its wider setting. 

4.3.15 In this respect, the views outwards from the SM can be considered of more 

importance in terms of contributing to its significance as a heritage asset than 

the views towards it, which do not reveal its form and purpose. In views 

outwards from its ramparts, one can experience at the same time both the 

physical form of the SM itself and a sense of its defensive function and position 

in the landscape. Both these aspects contribute to an understanding of the 

monument and therefore better reveal its significance.  

4.3.16 As GPA Note 3 makes clear, the setting of a heritage asset can change over time 

and its extent is not fixed. It is of course clear that the surroundings from which 

Borough Hill itself is experienced have changed greatly since the hillfort was first 

constructed upon it during the Iron Age. The town of Daventry has grown up on 

its western side and built development has expanded onto the lower slopes of 

the hill along this side, at around the 150m contour line. A golf course has been 

established on the northern slopes. To the south/south-west, the High March 

Industrial Estate has been developed up to the 155m contour. 

4.3.17 This has changed the original outlook from the SM, but has not changed its 

fundamental situation in a commanding position on higher ground overlooking 

the landscape around it. 

The relationship of Burnt Walls and Borough Hill 

4.3.18 The two SMs both comprise earthwork features created by human agency and lie 

in relative proximity within the same landscape, but it is simply not known 

whether there was any direct historical (or pre-historical) functional relationship 
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between them, primarily because of the lack of knowledge about the date and 

function of Burnt Walls. 

4.3.19 If Burnt Walls is found to have origins in prehistory then there would be a strong 

presumption of a direct relationship of some nature with the hillforts on Borough 

Hill. However, with the limited evidence inclining towards a probable early 

medieval date for the monument, this may be unlikely.  

4.3.20 While Borough Hill (if not the earthworks upon it) would obviously have been 

visible from Burnt Walls when that site was first in use, it is not clear what would 

have been visible of Burnt Walls from the hilltop. It seems most likely that in the 

Iron Age, Burnt Walls did not exist as part of the built environment. By the 

medieval period, the interior of the hillfort was in use as pasture and there was 

no meaningful link between it and Burnt Walls. 

4.3.21 That both monuments lie within each other’s physical setting is undeniable, but 

beyond the appreciable relationship between them which arises from their 

physical proximity and inter-visibility, the existence of any more meaningful 

relationship remains unknown until such time that this might be fully explored 

archaeologically (which, it should be said, may never happen). Burnt Walls may 

provide archaeological evidence that contributes not only to our understanding 

of Burnt Walls but also to the wider historical landscape, including the sites on 

Borough Hill. 

4.3.22 Until such evidence becomes available, there remains a possibility of a 

meaningful connection between the two SMs that goes beyond proximity and 

inter-visibility. This possibility means that preserving the inter-visibility of the 

monuments and the ability to appreciate both together in the landscape will be 

of some importance. 

4.3.23 Today, because of the present-day nature of Burnt Walls – its building/s gone, 

the masonry robbed out, part of the interior quarried away in the 19th century, 

and overgrown with and surrounded by vegetation - there is no obvious 

relationship with Borough Hill as experienced from the latter’s ramparts. Indeed, 

it cannot be seen from the ramparts. 
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4.3.24 The outer rampart of the hillfort does not stand much higher than the ground in 

Plot 4, which has a gradual decline before the slope declines more steeply across 

Plots 5, 3 and land to their west (see Plates 17-20 & 23-24). This means that 

one looks out across the expanse of Plot 4 in the foreground, which precludes 

views of the steeper slopes and foot-slopes. What is visible instead is the more 

distant ground rising to the south on the other side of the A45, within the EC9 

employment allocation. 

4.3.25 From points along the informal footpath east-west across Plot 4 (i.e. outside the 

scheduled area), occasional views of Burnt Walls reveal it merely as an area of 

dense vegetation, but it is not otherwise notable in the landscape.  

4.3.26 In terms then of any relationship between Burnt Walls and Borough Hill, any 

meaningful ‘inter-visibility’ between them is mainly one-way, from Burnt Walls to 

Borough Hill, even though the ramparts of the SM are themselves not 

discernible. In addition, Burnt Walls and Borough Hill itself can be experienced in 

conjunction with each other in some views from the landscape; this is more-or-

less confined to parts of the Site, which are not currently publicly accessible.  

The contribution of the Site to the setting of the SMs 

4.3.27 The Site occupies land on the southern slopes of Borough Hill, with Plot 6 

including the Burnt Walls SM and Plot 1 lying directly east of it. Plot 1 comprises 

land from which this SM is experienced and as such forms part of its setting, 

albeit it contributes nothing specific to any understanding of the monument, 

which is seen from here against a backdrop of industrial units on the High March 

estate. 

4.3.28 There are generalised views from Plots 1 and 2 which take in both SMs in 

conjunction with each other (see Plates 2 & 6), albeit as things stand this is 

simply represented by an area of denser vegetation (Burnt Walls) and a hill with 

a radio mast on it (Borough Hill). The views are not publicly available and there 

is no obvious meaningful visual relationship between the two SMs. 
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4.3.29 Plots 3 and 5 are on the steeper southern slopes and are ‘read’ as part of the hill 

(see Plate 1). Plot 5 is visible in views from the south, with the MotoCross track 

being particularly prominent. 

4.3.30 Plot 4 is on the upper slopes directly below the ramparts. An informal footpath 

crosses this land from east to west and provides access to the south-eastern 

extension of the SM. Walking the footpath, with the hilltop to one side and the 

landscape below to the other gives a sense of the monument’s place in the 

landscape and contributes in this way to its significance. 

4.3.31 When walking along the southern ramparts of the SM, the view south is 

dominated by Plot 4 in the immediate foreground (separated from the hilltop and 

SM by a post and wire fence) with the land south of the A45 (including the EC9 

allocation) rising to the south beyond a tree-line marking the A45 (see Plates 

17-20 & 23-24). The southern part of the track leading to Newnham Grange 

and Borough Hill Farms off the A45 can also be seen, along with a part of Plot 2 

on the Site, albeit this appears relatively distant. Plot 5 is not visible because of 

the topography in Plot 4, and neither are Plots 1 and 6 or Burnt Walls. The car 

recycling centre on the north side of the A45 can be seen and, in views south-

west, the High March Industrial Estate. 

4.3.32 As one continues round the ramparts the view south-east and east takes in the 

northern part of Plot 4 and the wider open landscape beyond (including a wind 

turbine to the east). 

4.3.33 The footpath crossing Plot 4 from east to west enables partial views from points 

towards its western end of Plots 1 and 2 and across the land west of Plot 5 

towards Burnt Walls (Plate 25). This vantage point offers an oblique view from 

a height of the monument which, particularly if Burnt Walls was subject to public 

access and some clearing of vegetation, could enhance and better reveal its 

presence and significance. It would also assist a sense of the connection in the 

landscape between the two SMs, even if this connection is one only of human 

agency, visibility and proximity, rather than a functional one. 

4.3.34 From the more central parts of Plot 4, the main element of the view is the land 

rising to the ridge to the south of the A45. The hotel on the A45 can be seen, 
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and other modern development, with glimpses towards Plot 2 on the Site 

(Plates 25 & 26). 

4.4 Constraints and opportunities 

4.4.1 Based on the above assessment, the principal ‘heritage’ constraints on 

development of the Site, in terms of impacts on the settings of the two SMs will 

be location and height (in terms of contours) of development. 

4.4.2 The development of Plot 4, on the higher slopes of Borough Hill, would have a 

substantial impact on the setting and experience of the SM; it would interrupt 

and obstruct views outwards from the southern ramparts, thereby removing the 

ability to experience the hillfort from the perspective of its position with an open 

view of the surrounding wider landscape. 

4.4.3 Plot 5 is prominent in views from the south and south-east. This is on the more 

steeply-graded slopes of the hill and, because of the topography and change in 

slope gradient between this area and Plot 4, development here could be 

perceived as rising to the top of the hill, especially if it encroaches above the 

150m contour (which marks the extent of existing development on the slopes of 

the hill). 

4.4.4 If development of Plot 5 rises above this contour, it may be visible to and from 

the SM in a way that could dilute the sense of the latter’s high position in 

relation to and dominating its surroundings. Development above this contour 

here could therefore have an impact on the significance of the SM.  

4.4.5 Plot 6 lies within the ‘view corridor’ between the two SMs but on lower ground 

and adjoining existing development within the High March industrial estate. This 

area could potentially accommodate sensitively-designed development which 

relates positively to the Burnt Walls SM. 

4.4.6 Plot 3 could potentially accommodate development, again being mindful of the 

150m contour such that development does not obstruct longer views from the 

south-east towards the hilltop. 
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4.4.7 Plot 2 should be considered capable of accommodating development without 

harming the significance of either SM.  

4.4.8 While the southern parts of Plots 2 and 1 are visible from the southern ramparts 

of the Borough Hill SM, these areas are seen distantly on lower ground and in 

context with the A45 and will be seen in context with the development for 

employment uses of the EC9 site beyond, which is highly visible from Borough 

Hill. 

4.4.9 The Heritage Impact Assessment prepared by OA for the Council concluded that 

the development of EC9 for employment would have no harmful effect on the 

two SMs. The Council were clearly satisfied by this conclusion such that the site 

was allocated. 

4.4.10 As identified in this report, there will be open views towards this development 

form the southern ramparts of the Borough Hill SM. In this context, the addition 

of a new residential development on the lower ground north of it (in Plots 1 and 

2), which will be less visible or prominent, ought to be equally acceptable in 

terms of any impact on the setting of the Borough Hill SM. Certainly, the visual 

impact in views from the Hill of developing Plots 1 and 2 for residential seem 

likely to be less than the visual impact of developing EC9 for employment use. 

4.4.11 In kinetic views from the south-east, development in this area is unlikely to be 

visible because of the topography – on the approach along the A45 from the 

east, the ground rises westwards to the eastern edge of Plot 2 to a ridge and 

then down again to the west; maintaining a ‘landscape buffer’ east of the track 

to Newnham Grange Farm and building largely below the ridge would maintain 

an open view on the approach. While this is primarily a landscape issue, it 

means also that Borough Hill will be experienced in a largely rural context until 

one approaches the EC9 allocation. 

4.4.12 The development of Plot 1 (alongside development in Plot 6, north of the Burnt 

Walls SM) would present a real opportunity to embrace and enhance the Burnt 

Walls SM. There is an opportunity to design development in a manner sensitive 

to the setting of the SM and, critically, which openly engages with it. The key to 

this would be to provide public access to and interpretation of the monument. 
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This could be linked to the Borough Hill SM, through both physical access and 

interpretation boards, drawing attention to the presence of both monuments in 

the landscape.  

4.4.13 Policy ENV8 of the draft Plan supports opportunities to enhance the 

understanding and significance of Burnt Walls and Borough Hill and the 

relationship between them. It refers to the maintenance of a visual link between 

them, to the enhancement of open space within Burnt Walls and to possible site 

interpretation. Any such enhancement is unlikely to happen without 

development coming forward that would not only enable it but also ensure that 

the monument is fully accessible. 

4.4.14 Little has changed in terms of access to Burnt Walls since 2010 when the 

Inspector on the Danetree inquiry said of the SM that it ‘is not obvious to a 

casual observer and there are no protective fences or interpretative boards on 

the ground’ (para 13.137, p.426). As identified in this report, the ability to 

appreciate the monument, either in itself or as part of the surrounding landscape 

is very limited, indeed virtually non-existent.  

4.4.15 Given the present state of Burnt Walls (inaccessible to the public, not 

signposted, no interpretive information, lack of visibility, lack of legible 

relationship with Borough Hill, and lack of any ability to appreciate it), there 

exists a clear opportunity to enhance this monument and to better reveal its 

significance (consistent with paragraph 200 of the recently updated and reissued 

NPPF; July 2018). 

4.4.16 This opportunity may consist in actively relating new development to the SM, 

making the monument accessible, maintaining it and its accessibility, providing 

public interpretation of the site and enhancing its visual link to Borough Hill by 

identifying view points on both monuments and by providing a footpath 

connection between the two. 

4.4.17 It is notable too that there are no public information boards on the Borough Hill 

SM. The Conservation Management Plan for the SM says that, ‘Way markers and 

information boards are not erected on the site due to the Scheduled Monument 
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designation and Higher Level Stewardship Agreement’. No further explanation is 

given and this seems like a missed opportunity.  

4.4.18 Enhancements to Burnt Walls could lead to similar benefits to Borough Hill SM; 

provision of public information and interpretation of the wider historic landscape 

would help to reveal the significance of that monument too, and could imbue 

any new development here with a strong sense of place.  

4.4.19 Creating proper access to Burnt Walls, and providing interpretation and on-going 

maintenance, would represent a major enhancement of this heritage asset and 

one which better reveals its significance. It could certainly be offered as a 

substantial mitigating factor in favour of a sensitive development of Plots 1 and 

2. 

4.4.20 In summary, the recommendations arising from this assessment are: 

 Plot 1 – moderate sensitivity in heritage terms but potential for 

residential development which positively engages with and provides 

access to the Burnt Walls SM. Retain existing vegetation along east-west 

boundary ditch which continues west to form part of north-eastern 

boundary of Burnt Walls SM in order to maintain some continuity of 

landscape setting. 

 Plot 2 – low sensitivity in heritage terms - potential for residential 

development. Reinforce/add vegetation screening along eastern edge to 

mitigate visual impact in views from the south-east. Retain existing 

vegetation along east-west boundary ditch which continues west to form 

part of north-eastern boundary of Burnt Walls SM in order to maintain 

some continuity of landscape setting. 

 Plot 3 –low to moderate sensitivity in heritage terms but potential for 

residential development using the 150m contour and existing vegetation 

screening as a guide. Reinforce/add vegetation screening along eastern 

edge to mitigate visual impact in views from the south-east. 

 Plot 4 – high sensitivity in heritage terms, with no potential for 

development. 
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 Plot 5 - moderate sensitivity in heritage terms but potential for 

residential development using the 150m contour as a constraint. 

 Plot 6 - moderate sensitivity in heritage terms but potential for low-

density carefully-designed residential development which positively 

engages with the Burnt Walls SM. Retain existing vegetation along 

boundary of SM. Strong opportunity to enhance access to and 

interpretation of the SM. 

4.4.21 In general terms, it is recommended that the opportunity be taken to achieve a 

development which positively engages with the Burnt Walls and Borough Hill 

SMs, particularly through enhancement of public access to and interpretation of 

these two heritage assets, and creation of a physical linkage between them. This 

would be a significant heritage benefit and could provide significant mitigation 

for any perceived ‘less than substantial’ harm arising from the development. 
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5.0 THE PROPOSED ‘VISION’ FOR THE SITE, AND CONCLUSION 

5.1 Following the preparation of this heritage assessment, the assessment of visual 

and landscape impact carried out by Aspect Landscape Planning, and 

consideration of access to the Site made by Martin Andrews Consulting Ltd., 

Aspect have drawn up a ‘Vision’ plan which illustrates in broad terms how the 

Site could be successfully developed taking into account the various constraints 

and opportunities identified. 

5.2 The various proposals are considered here in terms of heritage significance and 

impact against the assessment and recommendations made in the preceding 

sections of this report. 

 Plot 1: moderate-high density residential development proposed. 

Incorporates a section of access road from the A45 and a pedestrian link 

from the A45 along the western edge of the plot, providing access to 

Burnt Walls SM and continuing north to the Borough Hill SM. 

The retention of the existing vegetated boundaries and the establishment 

of public pedestrian access to Burnt Walls and Borough Hill SMs responds 

to the opportunities and constraints identified. Providing public access to 

and interpretation of Burnt Walls (in compliance with SM regulations and 

any necessary consents) is a significant positive element of the vision for 

the scheme. The existing vegetated boundaries and pedestrian link will 

provide screening and definition between the SM and the development. 

 Plot 2: moderate-high density residential development proposed, with an 

area of lower density/carefully designed landscape-led development in 

the north-eastern part of the plot to reflect its location within the view 

corridor from Borough Hill to the south-east. Incorporates a main access 

road from the A45. 

In response to constraints identified, the east-west vegetated boundary is 

retained and enhanced and the area east of the Newnham Grange Farm 

track is left undeveloped as a dense landscape buffer and open space to 

define the settlement edge and mitigate the visual impact on kinetic 

views towards Borough Hill from the south-east.  
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 Plot 3: medium density/carefully designed landscape-led residential 

development proposed, up to the 150m contour line, and low-

density/carefully designed landscape-led residential development above 

the 150m contour line and below existing vegetation screening. 

Incorporates a main access road. 

In response to constraints identified, the higher density development is 

kept below the 150m contour line, with lower density development 

between this contour and existing vegetation screening; a substantial belt 

of vegetation is retained and enhanced between the development and the 

upper slopes of Borough Hill in Plot 4 to the north. Vegetation is also 

retained and enhanced along the eastern edge of development. 

 Plot 4: to remain undeveloped, providing substantial public open 

recreational space and incorporating footpath access between Borough 

Hill and Burnt Walls SMs. 

The high sensitivity of this area is recognised and it is not being 

promoted for development. However, a new footpath link will connect 

and enhance the relationship between the two SMs as part of a significant 

programme of enhancement, and will form part of the recreational use of 

this land. Open views retained across open land from the Borough Hill 

SM, preserving important aspects of the SM’s setting. 

 Plot 5: moderate-high density residential development proposed, up to 

the 150m contour line, which will be planted with a new vegetation belt. 

Pedestrian footpath link continues along the western edge connecting 

Burnt Walls and Borough Hill. Incorporates a main access road.  

The high visibility of this plot from the south is acknowledged by keeping 

development below the 150m contour line, preserving the visibility of 

open slopes up to the Borough Hill SM as viewed from the south.  

 Plot 6: low density/carefully designed residential development proposed 

adjoining and relating positively to Burnt Walls SM. Incorporates main 

access road with employment land to west adjoining existing industrial 

estate. 
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Buffer and vegetated boundary against northern edge of Burnt Walls 

protects the integrity of the SM. Footpath links to the SMs as part of 

wider programme of enhancement of access and interpretation. 

5.3 In summary, it is my professional view that the masterplan outline ‘vision’ 

presented takes full account of, and responds well to, the heritage constraints 

and opportunities that have been identified in this assessment. While ultimately 

much will depend on the detail of any scheme that comes forward, it is my view 

that the allocation of this land for development in the Local Plan can be justified 

in terms of its heritage impact, with the present ‘Vision’ plan illustrating how this 

could be successfully achieved. 

5.4 The justification for the allocation arises both from the ability to design a scheme 

that respects the issues arising from the need to protect the two SMs and their 

settings, and from the significant mitigation that can be put forward in respect of 

any visual impact on their settings. 

5.5 While developing this previously undeveloped land will of course effect a 

dramatic change to the existing landscape and result in changes to the physical 

setting of the Burnt Walls and Borough Hill SMs, it is clear that the land can be 

developed with sensitivity and that substantial mitigation can be offered both 

through landscape design and through the benefits that a development of the 

nature outlined could offer in terms of enhancing and better revealing the 

significance of the Burnt Walls and Borough Hill SMs. 
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Plate 1: Looking north from south-eastern corner of Plot 1. In the centre 

distance, the green field with buildings is Plot 5, and to the right, obscured by 
trees and hedges Plot 3 

 

Plate 2: Looking north-west across Plot 1 towards Plot 6 and the Burnt Walls 

SM (southern boundary of Plot 1 to left) 
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Plate 3: Looking north-east across Plot 2 (brown field beyond left is the 

northern part of Plot 2 beyond the stream) 

 

Plate 4: Looking east across Plot 2 (southern boundary to right); the tall trees 

centre-right denote the location of the road to Newnham Grange Farm from the 
A45 
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Plate 5: Looking west across Plot 2 from road to Newnham Grange Farm. In the 

distance the roofs of the High March Industrial Estate can be seen beyond 
vegetation which denotes the Burnt Walls SM 

 

Plate 6: Looking north-west across Plot 2 from road to Newnham Grange Farm; 

the green field with MX track is Plot 5, vegetation distant left is Burnt Walls 

with industrial estate seen beyond 
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Plate 7: Looking north along road to Newnham Grange Farm; brown field is 

northern part of Plot 2, green field beyond is Plot 3 

 

Plate 8: Looking south from road to Newnham Grange Farm, with northern part 

of Plot 2 behind hedge to right 
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Plate 9: Looking south from western end of Plot 4 (white roofs to right are the 

industrial estate) 

 

Plate 10: Looking south from Plot 4; the distant rising ground lies south of the 

A45 
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Plate 11: Looking west across Plot 1 to Plot 6; view terminated by vegetation 

along the eastern edge of Burnt Walls 

 

Plate 12: Looking west across Plot 1 to Plot 6; view terminated by vegetation 

along the eastern edge of Burnt Walls 
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Plate 13: Gate set back from the A45 into Burnt Walls 

 

Plate 14: Looking north-west across northern part of Plot 1, with north-eastern 
section of Burnt Walls boundary to left and hedged boundary with Plot 6 in 

centre 
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Plate 15: Remnants of fencing along north-eastern boundary of Burnt Walls 

 

Plate 16: Glimpsed view into interior of Burnt Walls SM through vegetation on 
north-eastern boundary 
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Plate 17: View south from inner rampart on southern side of Borough Hill SM, 

looking across ditch to outer rampart and Plot 4 beyond; rising ground in 
distance lies south of the A45 

 

Plate 18: View south from inner rampart on southern side of Borough Hill SM, 

looking across ditch to outer rampart and Plot 4 beyond; rising ground in 

distance lies south of the A45 
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Plate 19: View south from inner rampart on southern side of Borough Hill SM, 
looking across ditch to outer rampart and Plot 4 beyond; rising ground in 

distance lies south of the A45 

 

Plate 20: Looking west along outer rampart, Plot 4 to left 
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Plate 21: Looking west along ditch between ramparts 

 

Plate 22: Former BBC structures on Borough Hill 
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Plate 23: View south-west from southern ramparts near transmitting mast 

 

Plate 24: View south-east from southern ramparts near transmitting mast 
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Plate 25: View south from Plot 4 towards the Site; the vegetation in the centre 

distance is the location of Burnt Walls with the tree-line behind marking the 

line of the A45 

 

Plate 26: View south-west from Plot 4 towards the High March industrial estate 
and other development along the A45 

PS082



Heritage Statement                                                                                                        Manor Oak Homes 
Land South-East of Daventry   

 

 

 
 

 

AHC/9709 42 October 2018 

 

Appendix 1: 

Site plan showing plot identifiers 
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