
   Planning Committee Report 
 
Application Number: 2023/7754/MAR 
 
Location: Land situated between Overstone Lane and The Avenue, 

with further plot to South of The Avenue. 
 
Development: Reserved Matters application following approval of Outline 

Planning Permission DA/2013/0850 (access, appearance, 
landscaping, layout and scale - for new 2 Form Entry 
Primary School building and associated external works 
including parking areas, play areas, Multi Use Games Area 
with toilet block and store, landscaping and boundary 
treatment) pursuant to Condition 1 of outline planning 
approval DA/2013/0850 granted approval on 27.08.2015.     
   

 
Applicant:   West Northamptonshire Council    
 
Agent:   pHp Architects            
 
Case Officer:  Rebecca Grant  
 
 
Ward:   Moulton Ward 
     
 
Reason for Referral: Reserved Matters Application associated with a Major 

Application for a Sustainable Urban Extension 
 
Committee Date:  23.04.2024 
 
 
EXECUTIVE SUMMARY OF PROPOSALS AND RECOMMENDATION 
 
RECOMMENDATION: GRANT PERMISSION SUBJECT TO CONDITIONS as set out below 
with delegated authority to the Acting Assistant Director – Planning and Development to 
approve any amendments to conditions as deemed necessary. 
 
Proposal  
 
Reserved Matters application following approval of Outline Planning Permission 
DA/2013/0850 (access, appearance, landscaping, layout and scale - for new 2 Form Entry 
Primary School building and associated external works including parking areas, play areas, 
Multi Use Games Area with toilet block and store, landscaping and boundary treatment) 
pursuant to Condition 1 of outline planning approval DA/2013/0850 granted approval on 
27.08.2015.    
 
Consultations 

 
The following consultees have raised no objections to the application: 

• Moulton Parish Council, WNC Environmental Health, Environment Agency, Police, 
Anglian Water 
 



The following consultees have provided comments on the application: 
• Overstone Parish Council, WNC Highways, WNC Archaeology, WNC Conservation, 

Northamptonshire Badger Group 
 
One letter of objection has been received and one letter providing comments on the proposal 
has been received. 
 
Conclusion  
 
The application has been assessed against the relevant policies in the NPPF, the adopted 
Local Plan and other relevant guidance as listed in detail at Section 8 of the report.  
 
The key issues arising from the application details are:  

• Principle of Development 
• Impact on Highway Safety 
• Design and Layout 
• Impact upon setting of Listed Building 
• Impact upon residential amenity 
• Landscape 
• Other considerations 

 
The report looks into the key planning issues in detail, and Officers conclude that the proposal 
is acceptable subject to conditions.  

 
Members are advised that the above is a summary of the proposals and key issues 
contained in the main report below which provides full details of all consultation 
responses, planning policies, the Officer's assessment and recommendations, and 
Members are advised that this summary should be read in conjunction with the detailed 
report. 
 
 
MAIN REPORT  
 
1 APPLICATION SITE AND LOCALITY  
 
1.1 Outline planning permission (DA/2013/0850) was approved in 2015 for the majority of 

the Overstone Leys Sustainable Urban Extension (SUE).  The application approved up 
to 2,000 dwellings, a local centre, primary school, open space provision and 
infrastructure.  The site is allocated under Policy N3 of the West Northamptonshire 
Joint Core Strategy (WNJCS) for in the region of 3,500 dwellings. 
 

1.2 The SUE application site is defined by the existing settlement edge of Northampton to 
the south.  Immediately to the west of the SUE is the A43 and to the north is the wider 
part of the SUE allocation referred to as Overstone Green, subject to an outline 
application for circa 1600 dwellings and associated infrastructure (reference 
DA/2020/0001) which has a resolution to approve in principle subject to the completion 
of S106 agreement which is ongoing.  To the east is Overstone village and beyond the 
A43 to the west is Moulton village. 
 

1.3 The majority of the development zones associated with the outline consent for 
Overstone Leys now have reserved matters approval and are under construction.   
 

1.4 The application site in respect of the primary school, the subject of this application, is 
located in the heart of the Overstone Leys SUE.  The site consists of two areas of land, 
one north of The Avenue which is triangular in form and comprises 1.31 ha and a 



rectangular area to the south of The Avenue which is 1.19ha.  The Avenue was 
previously a public highway but has been partially stopped up to allow The Avenue to 
be a pedestrian/cycle route through the development whilst still allowing vehicular 
access to the dwelling on the corner of The Avenue/Billing Lane/Sywell Road.  
 

1.5 Access to the school site would be via the new spine road along the western boundary 
of the application site.   
 

1.6 The site is relatively flat and sits slightly lower than the constructed spine road.  There 
is an established hedgerow of varied density forming the perimeter of the site.  The 
northern boundary is a mixture of a traditional dry and mortar stone wall.  To the eastern 
part of the site, north of The Avenue, is a large cluster of established trees. 
 

1.7 To the east of the site is Pytchley Gates which is Grade II listed.  The gates originally 
defined the former entrance to Overstone Hall.  It takes its name from its original 
location near Pytchley Hall, being moved to its current location in 1843.      

 
2 CONSTRAINTS 
 
2.1 The application site falls within the Overstone Leys Sustainable Urban Extension 

(Policy N3 of the West Northamptonshire Joint Core Strategy). 
 

2.2 Pytchley Gates, which are Grade II listed, are approximately 75m from the eastern 
boundary of the application site. 
 

2.3 A group Tree Preservation Order lies to the north of the boundary along Overstone 
Lane and through the application site along The Avenue. 
 

3 DESCRIPTION OF PROPOSED DEVELOPMENT 
 

3.1 The development is a reserved matters application for a new 420 pupil (2-form entry) 
primary school.  The proposed school building is located in the northern part of the site.  
A linear building is proposed with 26 parking spaces to the front of the school fronting 
the spine road with access and egress off the spine road.  To the rear of the school 
building is a tarmac playground with a grassed area beyond.   
 

3.2 To the south of The Avenue is a Multi-Use Games Areas (MUGA) and an additional 
car park comprising 63 spaces.  This car park is for visitor and parent drop off/pick up. 

 
3.3 The proposed primary school is a single storey building.  The school has been designed 

with reference to the Building Bulletin BB103, the Department for Education’s guidance 
for school buildings . This sets out the rooms and spaces required for a primary school 
along with the minimum areas to ensure a functional and practical space is created. 

 
3.4 The school will provide; 

• 2 classrooms per year group 
• Reception classes with covered play area 
• Group rooms and break out spaces 
• A large main hall and studio  
• Fully functioning kitchen 
• Food, DT, library and ICT facilities 
• Ancillary spaces 
• Special Educational Needs (SEN) and medical rooms 
• Outdoor play facilities and habitat area 
• MUGA  



• Car parking for staff and visitors with drop off zone for parents 
 

3.5 The car parking capacity for the main school site is 30 parking spaces with 3 of them 
being disabled accessible parking bays and 1 EV bays (with future provision of a further 
3 EV bays).  This car park, to the front of the school building, is for staff and visitors. A 
second car park is proposed in the southern section of the site providing 63 parking 
spaces which can be used for overspill parking and drop off.  Grasscrete is proposed 
to minimise the amount of hard paved impermeable surfaces.  

 
4 RELEVANT PLANNING HISTORY  

 
4.1 The following planning history is considered relevant to the current proposal:  

 
 

Application Ref. Proposal Decision 
DA/2013/0850 Outline application of up to 2000 dwellings, 

with access, appearance, layout and scale 
unreserved for the first phase of 200 
dwellings; a new section of A43 dual 
carriageway road; up to 3.83ha for a local 
centre incorporating provision for a Use 
Class A1 foodstore (up to 2,000 sqm), 
Class A4 public house (up to 650 sqm), 
Class C2 care home (up to 2,800 sqm), 
Class D1 day nursery (up to 465 sqm), 
Class D1 medical centre (up to 750 sqm), 
a parade of 5 retail units (Classes A1, A2, 
A3, A5 and D1) (up to 450 sqm), Class 
B1(c) light industry (up to 5,000 sqm); a 
new primary school (up to 3,150 sqm); 
public open space provision to include 
outdoor sports pitches, allotments and 
children's play space; structural landscape 
planting; associated infrastructure, 
including drainage features and access 
 

Approved 
28.08.2015 

DA/2015/0263/NCC Construction of a 2.5 kilometre dual 
carriageway (A43 Bypass) and associated 
landscaping, drainage and infrastructure 
works 
 

No objection 

DA/2016/0082 Surface water attenuation scheme in 
relation to Phase 1A & B of Overstone Leys 
development, including re-profiling of 
existing ditch, construction of connection 
ditch and balancing pond 
 

Approved 
14.04.2016 

NMA/2016/0084 Non material amendment to application to 
application DA/2013/0850 (Outline 
application for up to 2000 dwellings) 
Change of house types for Phase 1 – 
approved 20.02.17 DA/2013/0850 (Outline 
application for up to 2000 dwellings) 
Change to house types 

Approved 
20.02.2017 



 
DA/2017/0010 Reserved matters application for 96 

dwellings (including 14 affordable); open 
space; landscaping and infrastructure 
 

Approved 
26.10.2017 

NMA/2017/0036 Non material amendment to application 
DA/2013/0850 (Outline application for up to 
2000 dwellings) to revise house types 
(New Plot Nos 20-34 (inclusive) and 47-53 
(inclusive)) and amend layout 
 

Approved 
14.06.2017 

NMA/2017/0082 Non material amendment to application 
DA/2013/0850 (outline application for up to 
2000 dwellings) to revise access 
arrangement for Phase 1A – approved 
12.10.17 DA/2017/1262 Construction of a 
2.5-kilometre dual carriageway (A43 
Bypass) and associated landscaping, 
drainage and infrastructure works 
 

Approved 
20.06.2018 

NMA/2018/0077 Non material amendment to planning 
consent 15/00022/CCDFUL for the 
replacement of acoustic bund – withdrawn 
DA/2019/0067 Reserved matters 
application (access – primary infrastructure 
or Phase 2) pursuant to Condition 1 of 
outline planning approval DA/2013/0850 
granted approval on 27.08.2015 for outline 
application of up to 2000 dwellings 
 

Approved 
15.04.2019 

DA/2019/0067 Reserved matters application (access – 
primary infrastructure for Phase 2) 
pursuant to Condition 1 of outline planning 
approval DA/2013/0850 granted approval 
on 27.08.2015 
 

Approved 
04.07.2019 

DA/2019/0260 Reserved matters application 
(appearance, landscaping, layout and 
scale) for construction of 207 dwellings 
(Phase 2) pursuant to Condition 1 of outline 
planning permission DA/2013/0859 in 
addition to the discharge of Condition 19 
(surface water drainage) 
 

Approved 
24.10.2019 

DA/2020/0490 Reserved matters application for 172 
dwellings and supporting infrastructure 
including details of appearance, 
landscaping, layout and scale pursuant to 
outline approval DA/2013/0850 and 
approval of Condition 36 (Bus Stops), 
Condition 37 (Travel Plan) and Condition 
38 (Public Rights of Way). 
 

Approved 
17.03.2021 



DA/2020/0950 Construction of 66-bedroom care home 
with associated access, car parking and 
landscaping 

Approved 
26.04.2021 

DA/2020/1034 Reserved matters application (access, 
appearance, landscaping, layout and 
scale) relating to application DA/2013/0850 
for the erection of a food store within the 
local centre, including discharge of 
Condition 18 (foul water disposal), 
Condition 19 - partially discharged (surface 
water drainage), Condition 20 (ground 
investigation), Condition 23 (closure 
report), Condition 25 (ground gas) and 
Condition 43 (Compensatory Habitat 
Creation) 
 

Approved 
27.04.2021 

DA/2020/1178 Reserved matters application (access, 
appearance, landscaping, layout and 
scale) for 129 dwellings within Zone 5 
pursuant to outline approval DA/2013/0850 
and approval of Condition 14 (finished floor 
levels), Condition 15 (soft landscaping), 
Condition 18 (foul water drainage), 
Condition 26 (acoustic report), Condition 
30 (fire hydrants), Condition 37 (travel 
plan), Condition 39 (arrangements for 
management and maintenance of 
proposed streets), Condition 41 (external 
lighting plan), Condition 42 (soil 
management plan) and Condition 43 
(compensatory habitat creation and 
management scheme). 
 

Refused 
29.10.2021 

WND/2021/0132 Reserved matters application (access - 
primary infrastructure for Zone 9) pursuant 
to Condition 1 of outline planning approval 
DA/2013/0850 granted approval on 
27.08.2015. 
 

Approved 
29.10.2021 

WND/2021/0152 Reserved matters application (access, 
appearance, landscaping, layout and 
scale) for 350 dwellings (Phase 9) pursuant 
to outline approval DA/2013/0850 and 
approval of Condition 14 (finished floor 
levels), Condition 15 (details of open 
space), Condition 26 (internal noise levels), 
Condition 36 (Bus stops), Condition 37 
(Travel Plan) and Condition 41 (external 
lighting)  
 

Approved 
29.10.2021 

WND/2021/0172 Reserved matters application (access, 
appearance, landscaping, layout and 
scale) for 350 dwellings (Zone 10) pursuant 
to outline approval DA/2013/0850 and 

Refused  
10.05.2022 



approval of Condition 26 (noise) and 
Condition 37 (travel plan) 
 

WND/2021/0700 Reserved matters application – Zone 4 – 
223 dwellings including details of 
appearance, landscaping, layout and scale 
pursuant to outline approval DA/2013/0850 
and approval of Conditions 15 (open 
space), 36 (bus stops), 37 travel plan) and 
38 (public rights of way). 
 

Approved  
18.8.2022 

WND/2021/0860 Hybrid application for detailed approval for 
site access, provision of petrol filling station 
with convenience store: two food and drink 
units (with drive-thru lanes), retail units and 
119 parking spaces and public access 
routes.  Outline application (with matters of 
scale, access and layout to be determined) 
for an employment unit, a nursery, 21 
parking spaces and public access routes. 
 

Refused 
27.10.2022 

WND/2021/0870 Reserved matters application (access, 
appearance, landscaping, layout and 
scale) for 123 dwellings within Zone 5 
pursuant to outline approval DA/2013/0850 
and approval of Condition 14 (finished floor 
levels), Condition 15 (soft landscaping), 
Condition 18 (Foul Water), Condition 26 
(acoustic report), Condition 36 (bus stops), 
Condition 37 (travel plan) and Condition 38 
(public rights of way) - Resubmission of 
application DA/2020/1178. 
 

Approved 
23.2.2022 

WND/2022/0234 Reserved matters application 
(appearance, layout and scale) for 
construction of 69 dwellings (Zone 10) 
pursuant to outline approval 
DA/2013/0850. 
 

Approved 
22.09.2022 

WND/2022/0833 Reserved matters application (access, 
appearance, landscaping, layout and 
scale) pursuant to outline planning 
permission DA/2013/0850 for 350 
dwellings (Zone 10) and approval of 
Condition 26 (Noise) - resubmission of 
application WND/2021/0172 
 

Approved 
15.11.2022 

WND/2022/0770 Reserved matters application 
(appearance, layout and scale) pursuant to 
outline approval DA/2013/0850 for 
construction of 223 dwellings relating to 
Zone 4 
 

Approved 
27.01.2023 

WND/2022/1101 Reserved matters application Zones 6 and 
7 - 229 dwellings including details of 

Approved 
05.05.2023  



appearance, landscaping, layout and scale 
pursuant to outline approval DA/2013/0850 
and approval of conditions 14 (FFL'S), 15 
(Open Space), 18 (FWD), 19 (SWD), 36 
(Bus Stops) and 37 (Travel Plans) of 
DA/2013/0850 
 

WND/2023/0027 Reserved matters application 
(landscaping) for woodland management 
details pursuant to outline approval 
DA/2013/0850 in relation to zones 9 and 10 
  

Approved 
12.04.2023 

2024/0284/MAO Outline application for up to 32 dwellings, 
including affordable housing, access and 
associated works (all matters reserved 
except for access) 
 

To be 
determined 

Site to North of 
current application 
and Overstone Leys 
SUE 

  

DA/2020/0001 Outline application for an urban extension 
consisting of circa 1600 dwellings; works to 
accommodate a new section of A43 dual 
carriageway road; up to 5.73 ha of 
commercial land, including: a local centre 
(Use Classes A1/A3/A5/D1), assisted 
living/residential care home (Class C2), 
conversion of former agricultural buildings 
to a community hub (Classes D1/A3) and 
employment (Classes B1/B2/B8); a new 2-
form entry primary school; public open 
space, including allotments and children's 
play space; structural landscape planting; 
and associated infrastructure including 
drainage features, footway/cycleways and 
access (part access unreserved for a 
roundabout access into the site off the 
A43). AMENDED 

Approval in 
Principle subject 
to completion of 
S106 

 
5 RELEVANT PLANNING POLICY AND GUIDANCE 

 
Statutory Duty 

 
5.1 Planning law requires that applications for planning permission must be determined in 

accordance with the development plan unless material considerations indicate 
otherwise. 
 

5.2 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
Local Planning Authorities when considering development that affects the setting of a 
listed building or its setting to have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses. 

 
5.3 Development Plan  



 The Development Plan comprises the West Northamptonshire Joint Core Strategy 
Local Plan (Part 1) which was formally adopted by the Joint Strategic Planning 
Committee on 15th December 2014 and which provides the strategic planning policy 
framework for the District to 2029 and the adopted Settlements and Countryside Local 
Plan (Part 2) For Daventry District (LPP2). 
 
The relevant planning policies of the statutory Development Plan are set out below: 

 
West Northamptonshire Joint Core Strategy Local Plan (Part 1) (LPP1) 

 
• SA – Presumption in Favour of Sustainable Development  
• S1 – Distribution of Development  
• S10 – Sustainable Development Principles 
• S11 – Low Carbon and Renewable Energy 
• C1 – Changing Behaviour and Achieving Modal Shift 
• C2 – New Development 
• E6 – Education, Skills and Training 
• BN1 – Green Infrastructure Connections 
• BN2 – Biodiversity 
• BN5 – The Historic Environment and Landscape 
• BN7a – Water Supply, Quality and Wastewater Infrastructure 
• BN7 – Flood Risk 
• INF1 – Approach to Infrastructure Delivery 
• INF2 – Contributions to Infrastructure Requirements 
 

Settlements and Countryside Local Plan (Part 2) For Daventry District (LPP2)  
  

• SP1 – Daventry Spatial Strategy 
• ST1 – Sustainable Transport Infrastructure 
• ENV1 – Landscape 
• ENV4 – Green Infrastructure 
• ENV5 – Biodiversity 
• ENV7 – Historic Environment 
• ENV10 – Design 

 
West Northamptonshire Local Plan – 2041 (Regulation 18) Consultation Draft April 
2024 
 
The relevant policies are set out below but are to be given limited weight given the 
consultation status of the emerging Local Plan 
 

• S1 – Spatial Strategy (Distribution of Development) 
• PL1 – Sustainable Design and construction 
• PL2 – Air Quality 
• PL4 – Low Carbon and Renewable Energy for New Development 
• PL5 – Flood Risk 
• PL6 – Place Making 
• PL7 – Design and Amenity 
• N1 – Spatial Strategy for Northampton 
• BN2 - Designated Heritage Assets 
• BN6- Landscapes 
• BN9 – Nature Conservation 



• BN11 – Trees and Hedgerows in Development 
• TR1 - Sustainable Transport 

 
5.4 Material Considerations 

 
 Below is a list of the relevant Material Considerations 

 
• National Planning Policy Framework (NPPF) (2023)  

 
The following NPPF chapters are the most relevant (others apply to a lesser extent): 
Achieving sustainable development 
Decision Making 
Delivering a sufficient supply of homes 
Promoting sustainable transport 
Making effective use of land 
Achieving well designed places and beautiful places 
Meeting the challenge of climate change, flooding and coastal risk 
Conserving and enhancing the natural environment 
 

• Planning Practice Guidance (PPG) 
• Supplementary Planning Guidance 
• Air Quality and Emissions Mitigation (September 2019) 
• Energy and Development (March 2007) 
• Part 1: Energy Efficiency SPD (July 2013) and Part 2: Low Carbon and Renewable 

Energy SPD (April 2013) 
• Parking: Standards and Design (July 2018) 
• Northamptonshire Climate Change Strategy 

 
6 RESPONSE TO CONSULTATION 
 
6.1 Below is a summary of the consultation responses received at the time of writing this 

report. Responses are available to view in full on the Council’s website. 
 

Consultee Name Position Comment 
Moulton Parish 
Council 

No objection  No objection on the basis that Highways do not 
have any concerns with the proposal 
 

Overstone Parish 
Council 

Comments 
submitted 

Overstone Parish Council were originally advised 
that the school would be available for community 
use, but this is no longer the case.  We hoped that 
the school playing fields across The Avenue 
could be used by the community, in the evenings, 
but again this is not possible.  
 
Overstone Parish Council have no issues with the 
proposed school however need to ensure parking 
and additional traffic is adequately addressed. 
 

WNC 
Environmental 
Health 
 

No objection Previous concerns with the location of the MUGA 
have been addressed with the imposition of 
conditions controlling the use of the MUGA. 
 

Environment No objection  



Agency 
 
Northamptonshire 
Police, Fire and 
Rescue 
 

No further 
comments or 
concerns 

A comprehensive response to original queries 
has been submitted regarding the security of the 
school site.  The additional information clarifies 
some of the concerns raised and the additional 
measures included in response to my comments.  
Only outstanding concern is the potential for 
nuisance of the MUGA and the likelihood of it 
being used ‘illegally’. 
 

Anglian Water No  objection There are assets owned by Anglian Water within 
or close to the development boundary.  
The foul drainage from this development is in the 
catchment of Great Billing Water Recycling 
Centre that will have available capacity for these 
flows. 
Recommend a foul water drainage condition. 
 

WNC Highways  Comments 
submitted 

LHA have a number of observations, comments 
and recommendations on the updated 
information. 
Traffic Impact - The applicant’s latest transport 
note (April 2024) reflects the matters discussed 
at the meeting and the LHA is content that the 
impact of the school traffic on the surrounding 
highway network is acceptable. 
 
Parking/access - As previously advised, during 
pre-app discussions it was highlighted that school 
keep clear zigzags are required to the school 
frontage. The extent and delivery mechanism for 
these will need to be established however this 
could be conditioned to be in place prior to the 
school first opening to pupils.  
 
Sustainable travel - In the LHA’s initial response, 
we stated that in order to support safe and 
convenient pedestrian and cycle trips as well as 
site permeability, an assessment of the need to 
provide a formal crossing facility of the spine road 
in the vicinity of the school should be undertaken 
by the applicant. As with the school keep clear 
zigzag road markings, the LHA would be content 
with a planning condition requiring the applicant 
submit details of the crossing assessment and 
subsequent design with the crossing being 
implemented prior to first opening of the school. 
This would be in the interests of highway and 
pedestrian safety. 
 
Travel Plan – currently unapproved but 
negotiations continuing.  
 

WNC No comments No further investigation is proposed for this area 



Archaeology to make   
WNC 
Conservation  

Comments – 
less than 
substantial 
harm 

Not convinced that the proposed design 
approach is appropriate.  How durable is the 
cement facing of the new build, how quickly could 
the colour change and deteriorate? 
 
Development has no functional relationship to the 
Hall or Pytchley Gates, new build housing 
adjacent to the site now forms its more immediate 
context.  The best way to protect the setting of 
Pytchley Gates is to ensure that the linear focus 
of Overstone Lane, which channels views 
towards the gates, is maintained.  This requires a 
strong boundary detailing to the edge of the 
development with the existing stone walling 
repaired and existing hedgerow reinforced.  New 
security fencing must be carefully designed and 
sited to ensure it is as discrete as possible. 
 
Concerns with the proximity of the building to, and 
its alignment with, the site boundary on 
Overstone Lane.  This together with the many 
angular projecting ventilation and heating shafts 
on the roof, create the potential for new built form 
to act as a distraction and draw the eye away 
from the focal point of the Pytchley Gates. 
 

Northamptonshire 
Badger Group 

Comments 
provided  

Suggest a condition in relation to a badger survey 
 

WNC Landscape Comments 
provided  

Requested further information in relation to the 
proposed tree planting.  This information has 
been submitted but no further comments 
received from Landscape Officer at time of 
drafting the report. 
 

WNC Ecology 
 

No 
comments 
received at 
time of 
drafting 
report 

 

Lead Local Flood 
Authority 
 

No 
comments 
received at 
time of 
drafting the 
report 
 

 

 
7 RESPONSE TO PUBLICITY 
 

Below is a summary of the third party and neighbour responses received at the time of 
writing this report.  

 
7.1 1 objection has been received raising the following comments: 



 
• Suggest that The Avenue and Overstone Lane remain closed to traffic (other than 

as access to property for local residents) and not for deliveries to the school or 
as a pickup/drop off point for pupils during term times.   

 
1 letter has been received raising the following comments: 
 

• Support the school as it is a great improvement to the area.   
• Concerned about impact of traffic to the area.  If the school car park is full, people 

will park along Ouiston Way making it difficult for residents to leave their homes 
in the morning and gain access to their property.  

• Would like to understand how long the construction will take due to the potential 
for disruption. 

 
8 APPRAISAL  
 

  Principle of Development 
 
  Policy Context 
 

8.1 The application site falls within the Policy N3 allocation of the WNJCS.  Policy N3 states 
that the development will make provision for: 
 

• In the region of 3,500 dwellings. 
• Primary school provision to cater for the needs of the development. 
• A total of approximately 10ha of land for local employment opportunities. 
• At least one local centre to include local retail facilities of an appropriate scale 

(including a convenience store), health care services and community facilities. 
• A contribution towards the provision of a high-quality public transport corridor to 

Northampton town centre. 
• A local multi modal interchange. 
• A43 corridor mitigation measures 
• An integrated transport network focused on sustainable transport. 
• Structural greenspace and wildlife corridors. 
• Sports and leisure provision. 
• Archaeological and ecological assessment of the site and required mitigation; 

and 
• Flood risk management 

 
  Assessment 
 

8.2     The principle of the development on this site was established through the granting of   
  outline planning permission in 2015 (planning application reference DA/2013/0850).   
 
  Planning permission was granted for;  
 

Outline application of up to 2000 dwellings, with access, appearance, layout 
and scale unreserved for the first phase of 200 dwellings; a new section of A43 
dual carriageway road; up to 3.83ha for a local centre incorporating provision 
for a Use Class A1 foodstore (up to 2,000 sqm), Class A4 public house (up to 
650 sqm), Class C2 care home (up to 2,800 sqm), Class D1 day nursery (up to 
465 sqm), Class D1 medical centre (up to 750 sqm), a parade of 5 retail units 
(Classes A1, A2, A3, A5 and D1) (up to 450 sqm), Class B1(c) light industry (up 
to 5,000 sqm); a new primary school (up to 3,150 sqm); public open space 



provision to include outdoor sports pitches, allotments and children's play 
space; structural landscape planting; associated infrastructure, including 
drainage features and access. 

 
8.3 Reserved matters approval has now been approved for residential Zones 1, 2, 3, 4, 5, 

6, 7, 8, 9 and 10, the majority of which are under construction.  Planning permission 
has also been granted and implemented for an Aldi convenience store and a care 
home, both of which are within the southern part of the local centre.   
 

8.4 The application for the primary school is in accordance with the requirements of Policy 
N3 of the WNJCS and the school is proposed on the location highlighted on the 
approved masterplan.   
 
Conclusion 
 

8.5 The principle of the provision of a primary school in this location has been established 
through the outline consent and the approved masterplan, therefore, this application 
only seeks to assess the detailed aspects of the development considered below in this 
report 
 
Impact on Highway Safety 
 
Policy Context 

 
8.6 Policy C1 of the WNJCS states that priority will be given to proposed transport schemes 

that will contribute towards behavioural change by, inter alia, providing access by 
walking, cycling and public transport, maximising the use of existing capacity within the 
transport infrastructure and managing the demand for car-based travel within urban 
area.   
 

8.7 Policy C2 of the WNJCS expects new development to achieve modal shift targets set 
out in the JCS by maximising travel choices from non-car modes.   
 
Assessment 

8.8 A Transport Assessment was approved under the outline planning application for the 
SUE.  This reserved matters application is in accordance with the principles established 
under the outline consent and approved Transport Assessment.    
 

8.9 WNC Highways have provided a number of observations, comments and 
recommendations on the application.  The outline permission for Overstone Leys SUE 
assumed a provision of a 3 Form Entry (FE) 600 pupil primary school.  This was 
included within the traffic modelling for the outline permission and is contained within 
WNC Highways strategic transport model (NSTM). 
 

8.10 The submission is  for a 2FE (420 pupil) school and therefore it could be argued that 
the network has been tested based on a worst-case scenario of a 3FE.   
 

8.11 Two car parking areas are proposed within the site to the school. WNC Highways 
consider that the staff/visitor parking area (30 spaces) is reasonable for the proposed 
number of staff (40). The parent/ visitor drop-off car park adjacent to MUGA will be 
extremely important in reducing the impact of peak parking demand on the surrounding 
highway network. The provision of 63 spaces in this area meets (and exceeds) the 
minimum requirements set out in the Northamptonshire Parking Standards for visitor 
and parent drop-off for a primary school. This does not mean to say that no on-street 
parking will result, this is inevitable.  It should be noted that the spine road, which is 



already consented, accommodates a number of formal car parking bays in the vicinity 
of the school. These were incorporated in anticipation of the school development 
coming forward.   
 

8.12 In relation to traffic impact, the applicants have updated the transport note to reflect 
discussions which have taken place between WNC Highways and the applicants, 
specifically in relation to the removal of the direct highway connection to Billing Lane 
from the original Overstone Leys masterplan.  WNC Highways are satisfied that the 
impact of school traffic on the surrounding highway network is acceptable.  
 

8.13 A representation has been received in relation for the potential for school traffic 
attempting to use the eastern end of The Avenue for parking and waiting.  WNC 
Highways have suggested that it may be necessary to consider either an extension of 
the current Traffic Road Order (TRO) prohibiting vehicles or an extension of the existing 
no waiting (double yellow lines) to cover more of this short section of road. It currently 
just covers the end of the turning head.  It is not possible to secure or condition a Traffic 
Regulation Order through a planning permission as this is a separate legal process 
subject to separate consultation and the outcome cannot be guaranteed. Additionally, 
following further investigation, as part of the outline approval for Overstone Leys, 
money was secured from the developer for all necessary highway mitigation which 
included alterations to The Avenue. Therefore, it would not be possible to secure an 
additional financial contribution from the developer for works for which the Local 
Authority have already received payment for. Any further works to alter The Avenue 
deemed to be required would be the responsibility of the Local Authority and not the 
developer. 
 

8.14 WNC Highways have advised that in order to support safe and convenient pedestrian 
and cycle trips as well as site permeability, an assessment of the need to provide a 
formal crossing facility on the spine road in the vicinity of the school should be 
undertaken.  WNC Highways are content with a condition requiring the applicant to 
submit details of the crossing assessment and subsequent design with the crossing 
being implemented prior to the opening of the school.   
 

8.15 In relation to sustainability, the site is considered to be a sustainable location in terms 
of travel.  There will be opportunities for public transport use with bus stops located on 
the spine road to the south of the school site.  Walking and cycling journeys will be 
encouraged to achieve modal shift and meet the aims of the Travel Plan.  The site is 
well connected with foot and cycle paths in close proximity.  This information is 
contained within the Travel Plan which WNC Highways are currently reviewing.  An 
update in relation to the status of the Travel Plan will be provided at the committee 
meeting. 

 
Conclusion 
 

8.16 Updated information has been submitted in order to address the detailed layout 
observations raised by WNC Highways.  Subject to imposing conditions in relation to 
road markings outside of the school and an assessment of the need to provide a formal 
crossing on the spine road, WNC Highways are satisfied with the application.  The 
application is considered to be acceptable and in accordance with the outline approval. 
 
Design and layout   
 
Policy Context 
 



8.17 Policy ENV10 of the Daventry Local Plan (Part 2) states that development that is of a 
high quality and, in particular, the proposals of an exemplary and innovative design that 
reflect and integrate with the surrounding area and create a strong sense of place, will 
be supported.  High quality design is achieved by: 
i. Promoting or reinforcing local distinctiveness and enhancing its surroundings. 
ii. Taking account of local building traditions and materials. 
iii. Ensuring that the scale, density, massing, height, layout and access of the proposal 
combine to ensure development blends well within the site and with its surroundings. 
iv. Incorporating crime prevention measures in the site layout and building design. 
v. Integrating existing landscape features of the site with proposed landscaping and 
open space. 
vii. Providing details of suitable comprehensive landscaping scheme. 
viii. Protecting the amenity of new and existing dwellings and not compromise the 
function of existing surrounding uses.  

8.18 Paragraph 131 of the NPPF states that “the creation of high quality, beautiful and 
sustainable buildings and places is fundamental to what the planning and development 
process should achieve.  Good design is a key aspect of sustainable development, 
creates better places in which to live and work and helps make development acceptable 
to communities”.  
 
Assessment 
 

8.18 The Design and Access Statement (rev P01) sets out in detail the design evolution and 
development.  The design is directly influenced by the 17th Century Grade II listed 
Pytchley Gates.  The design references both the Ashlar Limestone colour and relief 
pattern in the stone carving.  This motif has been adapted and used extensively 
throughout the building façade in the concrete panels and inversely punched out of 
metal screening panels.  The proposed school is a single storey building and has been 
designed to the building bulletin BB103 to meet the Department of Education 
requirements.   This sets out the rooms and spaces required for a primary school along 
with the minimum areas to ensure a functional and practical space is created.   
 

8.19 The proposed building layout has been designed as a single storey building with level 
access throughout.  The building has a street style layout where classrooms blocks and 
ancillary spaces such as the hall, offices and library are accessed from a central spine 
corridor.  The principal scale of the building elements is derived from the function and 
use within each area.   

8.20 The classrooms are connected in rows to give the impression of a group of terrace 
houses, bringing a domestic scale to the design.  They also look onto the ‘green’ views 
and vistas of the site.  The hall and studio spaces are located to the front of the site, 
next to the entrance making is more accessible for external users and this large form 
acts as a noise barrier from the spine road and A43 beyond.  

 
8.21 A bronze/beige-grey colour is proposed on the window/door frames, louvres and 

perforated screens to compliment the pale concrete colour mix and elevate the quality 
of the concrete façade. 

 
8.22 With regards to the classrooms, these are all placed in a row and have been designed 

with a mono pitch roof which allows each classroom to benefit from north lighting.  The 



placement of the doors, windows, louvres and pattern cast into the concrete has been 
applied to each classroom creating a repeating design and giving the impression of a 
row of terrace houses.  Large windows within deep reveals are used throughout the 
design to allow lots of natural light into all areas of the building.  A feature colonnade 
creates solar shading and provides architectural interest to the façade.   

 
8.23 Flat roofs have been created to allow for green roofs consisting of Sedum and 

biodiverse seed mixes. A large area of photovoltaic panels are also installed across the 
flat roof facing due South.   

 
8.24 The design proposals recognise the importance and benefit of creating a biophilic 

design (connectivity to nature) to improve the well-being of the building occupants.  This 
design approach is building design and interiors that focus on the human connection 
with the natural world.  Natural features such as planting outside classroom windows, 
living wall features and ensuring there is natural light and ventilation into all spaces has 
been considered.  This will create a calm learning environment.  

 
8.25 The Crime Prevention Design Advisor originally raised a number of concerns with the 

design and layout of the site from the perspective of security of the school site and also 
from the perspective of safeguarding the children.  The agents have addressed the 
majority of the issues raised and the Crime Prevention Design Advisor has confirmed 
that a comprehensive response to their queries was submitted and is pleased to note 
that the additional information clarifies the main concerns raised.   In respect of the 
MUGA and the adjoining car park, this would be enclosed by a 2.4m high security fence 
with access gates, the details of which would be secured by condition.  
 

 Conclusion 
 
8.26  Given the location of the proposed school within the heart of the SUE, bounded by the 

pedestrian/cycle routes of Overstone Lane to the north and The Avenue to the south, 
and within the context of the setting of Grade II listed Pytchley Gates, it is considered 
that the design of the proposed school complements the existing character of the 
immediate area.  The proposal is therefore in accordance with Policy ENV10 of the 
Daventry Local Plan (Part 2) and the overarching principles of the NPPF. 
 

  Impact on the setting of a listed building 
 
           Policy Context 
 
8.27 Policy ENV7 of the Daventry LPP2 states that; 

 A. Proposals affecting the historic environment must demonstrate a clear 
understanding of any potential impact on the significance of heritage assets and their 
setting; any description of significance and the contribution of setting should be 
proportionate to the asset’s importance. As a minimum the Northamptonshire 122 
Historic Environment Record should be consulted.  

 
 B. In decision making, great weight should be given to the conservation of heritage 

assets irrespective of the level of harm. The more important the asset, the greater the 
weight will be.  

 
 C. Any harm to a designated heritage asset requires clear and convincing justification. 

Proposals that lead to substantial harm to or total loss of a designated heritage asset, 
or less than substantial harm to a designated heritage asset will be judged against the 
tests in the NPPF.  



 
 D. The Council will seek to sustain and enhance the historic environment of the District 

by supporting:  
 
 iv. Proposals affecting conservation areas that would sustain or enhance those 

elements that have been identified as making a positive contribution to the character 
and special architectural or historic interest of the area. Proposals that respond 
positively to the opportunity to enhance neutral or detracting elements of a conservation 
area, as identified through conservation area appraisals and management plans, will 
particularly be supported. 

 
8.28 Policy S10 of the West Northamptonshire JCS refers to sustainable development 

principles and states that development will protect, conserve and enhance the natural 
and built environment and heritage assets and their setting. Policy BN5 of the West 
Northamptonshire JCS refers to the historic environment and landscape and states that 
designated and non-designated heritage assets and their settings and landscapes will 
be conserved and enhanced in recognition of their individual and cumulative 
significance and contribute to West Northamptonshire’s local distinctiveness and sense 
of place. 

 
8.29 Paragraph 205 of the NPPF states that when considering the impact of a proposed 

development on the significance of a designated heritage asset, great weight should 
be given to the asset’s conservation (and the more important the asset, the greater the 
weight should be). This is irrespective of whether any potential harm amounts to 
substantial harm, total loss or less than substantial harm to its significance.  

 
8.30 Paragraph 208 of the NPPF states where a development proposal will lead to less than 

substantial harm to the significance of a designated heritage asset, this harm should 
be weighed against the public benefits of the proposal including, where appropriate, 
securing its optimum viable use. 
 
Statutory Duties 

 
8.31  Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 

Local Planning Authorities when considering development that affects a listed building 
or its setting to have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest it possesses. 

 
  Assessment 
 
8.32 The site lies to the south west of Pytchley Gates, a Grade II listed feature situated 

immediately opposite the east corner of the site.  It is a formal entrance to the former 
parkland of Overstone Hall which is framed as a focal point in the distance through the 
gate arch.  

 
8.33 The gates are an example of a late 16th Century classical stone arch.  The original 

location of the gates was the centre piece to the entrance to Pytchley Hall near 
Kettinger but after it was demolished in the 19th Century, the gates were recognised as 
magnificent examples and were taken to Overstone to form the main entrance of 
Overstone Hall.   

 
8.34 The setting of Overstone Hall has changed significantly with the allocation of Overstone 

Leys SUE.  The masterplan for the SUE does allocate the application site for a school 
so it was never the intention that this land would be kept free from development.  The 
views to and from Pytchley Gates are important to retain, significantly along Overstone 



Lane and The Avenue, both of which are now pedestrian/cycle routes through the 
development. 

 
8.35 WNC’s Conservation Officer has highlighted a number of points in relation to the 

proposal and its setting of the listed structure but has not raised an objection as the 
level of harm is less than substantial. 

 
8.36 The agent has addressed each of the points raised by the Conservation Officer.  The 

agent has advised that the design of the school is influenced by Pytchley Gates but is 
not trying to imitate them or be a pastiche/mock 17th century design. 

 
8.37 A question was raised with regards to the durability of the facing material.  The façade 

is a through coloured concrete panel and consequently it is not considered the 
durability will be an issue. A soft pale colour mx, similar to a dressed Limestone is 
proposed to complement the wider context and landmarks surrounding the site.   

 
8.38 The proposed school building has been designed such that the lower section is located 

adjacent to Overstone Lane assisting in reducing any encroachment onto the Lane and 
the boundary planting is proposed to be enhanced and reinforced along this boundary. 
This will both help maintain the focus on the listed Pytchley Gates along the Lane and 
partially screen the development from the Lane. 

 
8.39 Fencing around a school is an important design issue, particularly in sensitive locations 

such as this. The 2.4m high fencing is essential for ensuring the site is secure (as 
required by DfE guidance and Secure by Design). This is also essential for the 
safeguarding of the pupils on the site. A bow top fence style has been selected as the 
most appropriate and sensitive style for the context, with alternatives being weldmesh 
or a harsher industrial galvanised style.  The fence line is shown as sitting behind the 
existing hedge line and inside the stone walling. Careful management of locating 
fenceposts is required to work within Tree Root Protection Areas in accordance with 
the reports provided.  The proposal does not include any works to the existing stone 
walling other than removal of some of the overgrown vegetation. 

   
Conclusion 

 
8.40 Special attention has been paid to the statutory test of preserving or enhancing the 

setting of a listed building as set out in Section 66 of the Planning (Listed Building and 
Conservation Areas) Act 1990.   

 
8.41 On balance, officers consider that the level of harm that would be caused to the setting 

of the listed structure would be of less than substantial harm.  The proposed school 
has been designed to be single storey although there are elements which are taller in 
height to provide interest and allow the additional height for the hall.  The location of 
the school is in accordance with the approved masterplan for the SUE.  It is therefore 
considered that the proposal is in accordance with Policy S10 of West 
Northamptonshire Joint Core Strategy, Policy ENV6 of Daventry Local Plan Part 2 and 
the overarching principles of the NPPF.   

 
 

Impact upon Residential Amenity 
 
8.42 Policy BN9 of the West Northamptonshire Joint Core Strategy (Part 1) states that 

proposals for new development which are likely to cause pollution or likely to result in 
exposure to sources of pollution or risks to safety will need to demonstrate that they 
provide opportunities to minimise and where possible reduce pollution issues that are 



a barrier to achieving sustainable development and healthy communities.  This includes 
reducing the adverse impacts of noise.  

 
   Privacy, overbearing and noise 
 
8.43 The application site is positioned within the heart of the development.  Reserved 

matters have been approved for residential development adjacent to the development.   
Zone 8 to the north west is now partially occupied and zone 9 to the south is under 
construction.  No details have been submitted for the land to the west however this is 
noted on the approved masterplan for residential development and a playing pitch and 
MUGA for community use.   

 
8.44 An established residential property is located on the corner of The Avenue/Billing Lane.  

This dwelling has a large rear garden which forms the boundary to the school.  The 
boundary between the school site and this property is formed from mature landscaping 
creating a visual barrier between the sites.   

 
8.45 A MUGA, for use of the primary school only, is proposed immediately to the west of the 

dwelling.  This is the only logical position for the MUGA due to the constraints of the 
site.  A car park, with direct access from the spine road, is also proposed in this section 
of land to the South of The Avenue.  The MUGA and car park are considered to be 
positioned in suitable locations in relation to the residential property.  It was felt that the 
MUGA would have less impact on occupiers of the property than the movements 
associated with the car park.  The agent has confirmed that the School Trust will not 
be offering the MUGA for community use out of hours, and any school clubs using the 
space will be finished by 4:00pm.  The MUGA will have no floodlights and therefore will 
only be used in daylight hours.  There is a condition attached to the outline consent 
requiring any lighting schemes to be approved prior to installation.  

 
8.46 Suitable locations for the MUGA are limited due to the available site area and the fact 

the site is split in two due to The Avenue providing a public right of way through the 
site. Open external space around the school is important for general break times, which 
leaves the Southern site as the space for a MUGA and much needed carpark for drop-
off/pick-up. The carpark and MUGA could be swapped over but this would then require 
access to it via Overstone Lane, which would result in an increase in vehicular 
movements along the lane outside the existing property. Officers considered this to 
potentially be more of a nuisance to the occupier than the proximity of the MUGA. A 
2.5m high acoustic fence is proposed along the boundary with the existing property to 
ensure that any noise from bouncing balls is minimised as much as possible. 

 
8.47 Environmental Health Officers have reviewed the position of the MUGA and car park 

and have no objection subject to the school not offering the MUGA for community use 
out of hours and that any school clubs using the spaced will be finished by 4pm.  This 
is set out within the approved noise report and a condition is proposed to ensure that 
the development is carried out in accordance with the report. The noise report also sets 
out how noise from the MUGA can be minimised through the physical methods outline 
in Sports England guidance, for example, anti-impact/noise reducing surfaces for ball 
games etc.   

  
 Conclusion 
 
8.48 On balance, Officers consider that, subject to conditions, the proposed development 

would not give rise to unacceptable harm to neighbours’ amenity and would accord 
with Policy BN9 of the West Northamptonshire Joint Core Strategy (Part 1) and Policy 
ENV10 of the Daventry Local Plan (Part 2). 



 
Landscape  

 
 Policy context 
 
8.49 Policy ENV1 is concerned with ensuring that the proposal maintains the distinctive 

character and quality of the District’s landscapes. ENV4 also aims to protect, enhance 
and restore the District’s green infrastructure network, again relating to the Spinney 
and ensuring that an appropriate network of green infrastructure leads from the 
Spinney through the development linking on-site greenspace.  

 
  Assessment 
 
8.50 The approved indicative Masterplan sets out the principles of development and 

provides an indication of where open space will be located.  During the application 
process for the outline application, the masterplan was updated to reduce the number 
of playing pitches within the SUE, in lieu of an off-site contribution towards a 3G pitch 
in Moulton. The application for the school is in accordance with the approved 
masterplan.    

 
8.51 Both The Avenue and Overstone Lane are lined with trees which are subject to Tree 

Preservation Orders (TPO).  Condition 16 of the outline planning approval requires the 
submission and approval of details to protect the trees prior to any works commencing 
on site within each phase of development. 

 
8.52 Notwithstanding the above, the landscaping details submitted indicate that one Oak 

tree will be removed as a result of the development.  WNC’s Landscape Officer has 
confirmed that in principle this is acceptable however they have sought clarification on 
the landscape plans and in relation to the new tree planting to mitigate the loss of the 
Oak tree.  Subject to confirmation and agreement of the extent of additional tree 
planting required along the boundary with Overstone Lane, it is considered that the 
landscaping details are acceptable to ensure an acceptable scheme. As such in 
accordance with ENV1 of the Daventry Local Plan (Part 2).  

 
            Other considerations 
 
            Badgers 
  
8.53 Northamptonshire Badger Group have commented on the proposal and suggested that   

a condition be attached to any permission requiring a badger survey be carried out prior 
to commencement of any works on site due to the potential for badgers within the wider 
area.   

 
8.54 An Ecology Assessment has been submitted with the application which notes that the 

site provides negligible potential for badgers due to the lack of evidence of sett building 
activity or lack of evidence of badgers foraging.  The report highlights that if any signs 
of badger activity were found on site, works would stop immediately, and the 
appropriate action taken.  

 
8.55 It should however be noted that this is a reserved matters application and Condition 43 

is attached to the outline permission which requires details of measures for the 
provision and management of compensatory habitat prior to development taking place 
on each phase of development. These measures shall be informed by the updating, as 
necessary, of protected species works and the protection and mitigation measures 



identified as being required as a result of previous and updated survey work.  
Development shall be carried out in accordance with the approved details.  

 
Surface water drainage/foul water drainage 

 
8.56 Anglian Water have commented in relation to foul water drainage from the site.  The 

LLFA have not provided any response on their consultation on the application. There 
are however conditions attached to the outline consent relating to both surface water 
(Condition 19) and foul water (Condition 18) drainage requiring details to be submitted 
and approved prior to the commencement of each phase.  As such, it is not considered 
necessary or appropriate to repeat conditions relating to drainage for this reserved 
matter application as the applicant will discharge the conditions under the outline 
application. 

 
 Ecology 
 

8.57  No response has been received from WNC’s Ecologist however there is a condition 
attached to the outline planning permission relating to ecology and the applicant would 
need to discharge Condition 43 prior to development taking place on the site.  As 
highlighted above (paragraph 8.55) Condition 43 requires the submission of details of 
measures for the provision and management of compensatory habitat creation prior to 
development commencing within each phase of development.  The applicant will need 
to apply to discharge Condition 43 of the outline planning permission prior to any works 
commencing on this phase of development.  
  
Lighting 
 

8.58 Condition 41 of the outline planning consent relates to lighting and requires the 
submission of details of external lighting prior to the commencement of any phase of 
development. 

 
Sustainability 

 
8.59 The proposed primary school is targeting minimal energy use with reductions in 

embodied carbon where possible, balanced with longevity and robustness of materials.  
Key features of the design include; 

• Photovoltaic (solar) panels on roofs 
• Green roof to provide both thermal mass and environmental and ecological 

benefits 
• Natural light provided with the use of North lights and roof lights 
• Passive ventilation with the use of a hybrid mixed mode system and natural 

ventilation 
• Promoting sustainable transport through provision of cycle and scooter shelters 

and EV charging points 
• Controlling water usage through specifying efficient products 
• A rainwater harvesting system will be installed to collect rainwater which will be 

filtered, stored and treated before being re-used in the building 
• Air source heat pump for heating 
• Building thermal U-Values in excess of Building Regulations requirements 

 
8.60 There are no conditions attached to the outline approval requiring the submission of a 

sustainability report to be submitted and approved as such, it is not possible to impose 
new conditions to reserved matter approvals to matters which should have been dealt 
with at outline stage.  Notwithstanding this, the proposal does propose a number of 



design features in relation to ensuring that the targets minimal energy use and will 
accord with current Building Regulation standards. 

 
8      FINANCIAL CONSIDERATIONS 

 
9.1 CIL is not applicable in this case. 
 
9      PLANNING BALANCE AND CONCLUSION 

 
10.1  It is considered that this reserved matter application is in accordance with the outline 

planning approval.  There are a number of conditions attached to the outline approval 
which will need to be discharged prior to any development taking place on site. 
 

10.2  The application will provide a new primary school primarily for the children of the 
Overstone Leys SUE.  The application is in the heart of the SUE and is in accordance 
with the approved masterplan for the SUE. 
 
The design of the school is considered to be of high quality and architectural interest 
whilst protecting the setting of the Grade II listed Pytchely Gates.  The site will provide 
in excess of required parking standards in relation to car parking spaces for staff and 
parents.  Whilst a multi-use games area (MUGA) is provided, this will be for the sole 
use of children attending the school and will only be in operation during school hours 
and will therefore not have a significant impact on the amenity of the owners of the 
adjoining residential property.  

 
11   RECOMMENDATION AND CONCLUSION 
 
11.1 Grant planning permission subject to conditions as set out below with delegated 

authority to the Assistant Director for Planning to approve any amendments to those 
conditions as deemed necessary. 

 
11.2 A full list of conditions is provided below 
  
 Compliance with Approved Plans 
 

1. The development shall not be carried out otherwise than in complete accordance with 
the approved plans and details unless a non-material or minor material amendment is 
approved by the Local Planning Authority under the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 (as amended). The 
approved plans and details are as follows: 
 
Site Location Plan – OVL-pHp-XX-XX-DR-A-4659-100-PL03 
Proposed Site Plan – OVL–pHp–XX-00-DR-A–4659-101PL03 
Level 00 Floor Plan – OVL-pHp-XX-00-DR-A-4659-150PL01 
Roof Plan – OVL-pHp-XX-00-DR-A-4659-151PL01 
Toilet Facilities Block – OVL-pHp-XX-00-DR-A-4659-152PL01 
GA Sections – Sheet 1 - OVL-pHp-XX-XX-DR-A-4659-400PL01 
GA Sections – Sheet 2 - OVL-pHp-XX-XX-DR-A-4659-401PL01 
Landscaping Plan - OVL-pHp-XX-XX-DR-A-4659-102PL01 
Specification Notes and Planting Schedule – 403  
Proposed Elevations - OVL-pHp-XX-XX-DR-A-4659-300PL01 
Elevations (coloured) - OVL-pHp-XX-XX-DR-A-4659-303PL01 
Proposed Levels Layout Sheet 1 - OVL-RGL-ZZ-XX-DR-D-101-0001 S2 P03 
Proposed Levels Layout Sheet 2 - OVL-RGL-ZZ-XX-DR-D-120-0001 S2 P02 
Proposed External Finishes Sheet 1 - OVL-RGL-ZZ-XX-DR-D-125-0001 S2 P02 



Proposed External Finishes Sheet 2 - OVL-RGL-ZZ-XX-DR-D-125-0002 S2 P02 
Tracking diagrams for car parking and servicing– 304248-SWH-ZZ-XX-DR-C-0700P02 
 
Reason: To clarify the permission and for the avoidance of doubt. 

  
Materials 

 
2. A schedule of materials and finishes to be used in the external walls and roof(s) of the 

buildings shall be submitted to and approved in writing by the Local Planning Authority 
prior to commencement of those works. The development shall thereafter be completed 
in accordance with the approved details.  

 
Reason: To ensure that the materials are appropriate to the appearance of the locality 
and to ensure the satisfactory appearance of the completed development in 
accordance with Policy ENV10 of the Daventry Local Plan Part 2 and Government 
guidance contained within the National Planning Policy Framework 
 

 Access and Parking 
 

3. The parking spaces and turning areas shown on the approved plan(s) shall be 
constructed/laid out and surfaced in accordance with the approved drawings before the 
building is first occupied and retained as such thereafter. 
 
Reason:  In the interests of safety, surrounding amenity and convenience of users of 
the adjoining highway in accordance with Policies C1 and C2 of the West 
Northamptonshire Joint Core Strategy. 
 
Cycle parking 

 
4. Prior to the opening of the school hereby permitted, details for the provision of covered 

and secure cycle parking facilities to be provided on site shall submitted to and 
approved in writing by the Local Planning Authority. The approved cycle parking 
facilities shall be provided prior to the first use of the development hereby permitted 
and shall thereafter be permanently retained and maintained for the parking of cycles 
in connection with the development. 
 
Reason: In the interests of promoting sustainable transport modes in accordance with 
Policies C1 and C2 of the West Northamptonshire Joint Core Strategy and Government 
advice in the National Planning Policy Framework. 

 
 Refuse and Recycling 
 

5. Prior to the opening of the school hereby permitted, details for the provision of facilities 
for refuse and recycling as indicated on the approved plans shall be submitted to and 
approved in writing by the Local Planning Authority.  The approved facilities shall be 
provided prior to the first use of the development hereby permitted and shall thereafter 
be permanently retained as such.  
 
Reason: In the interest of providing an acceptable development for occupiers of the 
school in accordance with Policy ENV10 of the Daventry Local Plan Part 2. 

 
Boundary Treatments 

 
6. Notwithstanding the boundary details shown on Drawing OCL-pHp-XX-XX-DR-A-4659-

102PL01, details of boundary treatments shall be submitted to and approved in writing 



by the Local Planning Authority prior to commencement of those works.  The approved 
boundary treatment shall thereafter be implemented prior to first occupation. 

 
Reason:  To ensure the satisfactory appearance of the completed development and in 
the interests of providing a secure development in accordance with Policy ENV10 of 
the Daventry Local Plan Part 2 and Policy S10 of the West Northamptonshire Joint 
Core Strategy. 
 
Electric Vehicle Charging Points 
 

7. Prior to the first occupation of the development hereby approved, a scheme for the 
provision of the necessary infrastructure to enable the provision of points for the 
charging of electric vehicles (as shown on the proposed site plan DR-A-4659-101PL01) 
shall be submitted to and approved in writing by the Local Planning Authority.  These 
facilities shall be installed prior to first occupation.  
 
Reason: In the interest of reducing pollution in accordance with Policy BN9 of the West 
Northamptonshire Joint Core Strategy. 
 
Odour control from Kitchen extraction systems  
 

8. Prior to the installation of any cooking equipment details of a scheme for the control of 
cooking odours shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme and any required works shall be installed prior to the first use of 
any cooking equipment and thereafter be maintained in accordance with the approved 
details.   
 
Reason:  In the interest of safeguarding existing planning uses and residential amenity 
with regard to odour, fume and noise in accordance with Policy BN9 of the West 
Northamptonshire Joint Core Strategy 2014. 

 
Solar Panels  
 

9. Before the solar panels are installed, a scheme for bird proofing shall be submitted to 
the Local Planning Authority for approval. Once approved, the scheme shall be fully 
implemented before first use of the solar panels, and thereafter maintained in the 
approved state.  
 

 Reason: To reduce the likelihood of roosting birds that may cause pollution and/or a 
risk to safety in accordance with policy BN9 of the West Northamptonshire Joint Core 
Strategy 2014. 

 
 Noise 
 

10. The development shall be carried out in accordance the Noise Assessment prepared 
by Stroma (ref 102594-AC-1v5) dated 28 March 2024 and the mitigation measures 
therein.   
 
Reason:   In the interests of safeguarding residential amenity with regards to noise in 
accordance with Policy BN9 of the West Northamptonshire Joint Core Strategy 2014. 
 
Use of the Multi Use Games Area 
 

11. The approved Multi Use Games Area (MUGA) shall only be used between the hours 
of 9am to 4pm Monday to Friday (except for Bank Holidays when it will not be in use) 



and will not be used for community use or by any groups or individual external to the 
school.   
 
Reason:   In the interests of safeguarding residential amenity with regards to noise in 
accordance with Policy BN9 of the West Northamptonshire Joint Core Strategy 2014. 
 

12. Prior to first use of the Multi Use Games Area (MUGA) details of the surfacing material 
and associated fencing/acoustic fencing (in accordance with the Sport England 
guidance ‘Artificial Grass Pitch (AGP) Acoustic – Planning Implications) shall be 
submitted to and approved in writing by the Local Planning Authority.  The approved 
details shall be provided prior to the first use of the MUGA hereby permitted and shall 
thereafter be permanently retained and maintained in the approved state. 
 
Reason:  In the interests of safeguarding residential amenity with regards to noise in 
accordance with Policy BN9 of the West Northamptonshire Joint Core Strategy 2014. 

 
 Highways 
 

13. Prior to first use of the school hereby approved, details of the proposed highway 
mitigation measures, including: 

• School keep clear zig-zag road markings to the school frontage 
• An assessment of the need to provide a formal crossing facility on the spine 

road in the vicinity of the school.   
• Design of the crossing on the spine road if considered necessary. 

shall be submitted and approved in writing by the Local Planning Authority.   
 

The mitigation measures shall be carried out in accordance with the agreed details prior 
to the first occupation of the school.   

 
Reason:  In the interest of highway and pedestrian safety in accordance with Polices 
C1 and C2 of the West Northamptonshire Joint Core Strategy 2014. 

 
 
Informatives 
Please note that there are a number of conditions attached to the outline planning 
approval (DA/2013/0850) which may need to be discharged prior to any work 
commencing on site. 
  
The design of the kitchen ventilation system shall have regard to the EMAQ+ Control 
of Odour and Noise from Commercial Kitchen Exhaust Systems (2022) prepared by 
NETCEN for the Department for Environment Food and Rural Affairs. 

 
 

 


