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Disclaimer
This document is intended to aid the preparation of the Neighbourhood Development Plan (NDP), and can be
used to guide decision making and as evidence to support NDP policies, if the Qualifying Body (QB) so
chooses. It is not a neighbourhood plan policy document. It is a ‘snapshot’ in time and may become
superseded by more recent information. The QB is not bound to accept its conclusions. If landowners or any
other party can demonstrate that any of the evidence presented herein is inaccurate or out of date, such
evidence can be presented to the QB at the consultation stage. Where evidence from elsewhere conflicts with
this report, the QB should decide what policy position to take in the NDP and that judgement should be
documented so that it can be defended at the Examination stage.
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Abbreviations used in the report
Abbreviation

BDC

Bassetlaw District Council

BCS

Bassetlaw Core Strategy and Development Management Policies Development Plan
Document

DEFRA

Department of the Environment, Food and Rural Affairs

DPD

Development Plan Document

eBLP

Emerging Bassetlaw Local Plan

Ha

Hectare

MHCLG

Ministry of Housing, Communities and Local Government

NDP

Neighbourhood Development Plan

NPPF

National Planning Policy Framework

PDL

Previously Developed Land

PPG

Planning Policy Guidance (MHCLG)

RWPC

Rampton and Woodbeck Parish Council

SHLAA

Strategic Housing Land Availability Assessment
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Executive Summary
AECOM planning consultants carried out an independent assessment of site allocation options for the Rampton
& Woodbeck Neighbourhood Development Plan on behalf of Rampton & Woodbeck Parish Council in 2018 and
2019.
The purpose of this report is to produce a clear assessment of the sites identified by the Parish Council in its call
for sites consultation as well as consider assessment conclusions of sites in the Land Availability Assessment,
and to advise which of these sites might be suitable for allocation for housing in the Neighbourhood Development
Plan. In particular, the sites will be assessed to establish whether they comply with the National Planning Policy
Framework (2019) and the strategic policies of the Bassetlaw adopted Core Strategy and Development
Management Polices Development Plan Document and the direction of travel of the emerging Bassetlaw Local
Plan. The report is intended to be used to inform decision making on the site selection process and as evidence
to support the Neighbourhood Development Plan site allocation policies.
The Neighbourhood Development Plan is being prepared in the context of the Bassetlaw Core Strategy and
Development Management Polices Development Plan Document (adopted December 2011) and the emerging
Bassetlaw Local Plan which is in the early stages of development (Regulation 18 Version currently out for
consultation).
The emerging Bassetlaw Local Plan provides a Housing Needs Figure for each of the eight emerging
Neighbourhood Development Plans in the District. The Housing Needs Figure for Rampton and Woodbeck is 3875 for the Local Plan period (2018-2035), although Bassetlaw District Council confirmed that the minimum 39.
Rampton and Woodbeck Parish Council has undertaken community engagement and there is an aspiration to
allocate up to 75 homes within the Neighbourhood Area.
The emerging Bassetlaw Local Plan states that, “it is anticipated that some neighbourhood plans may look to
allocate some sites which already have planning permission where they are deliverable or developable within the
Plan period”. Bassetlaw District Council clarified that this is to protect the Neighbourhood Plan Steering Group’s
interests in sites, whereby if currently extant planning permissions expire the allocation will remain.
1

The Regulation 18 Version of the emerging Bassetlaw Local Plan sets out that as at 1st April 2018 there were
extant planning permissions within the Rampton Neighbourhood Area for 20 dwellings (details below):


36 Orchard Drive (15/00132/FUL – 1 dwelling)



East End Farm, Torksey Street (15/01443/FUL – 7 dwellings)



North of St Martin’s Cottage, Laneham Street (17/00603/FUL – 1 dwelling)



Land off Treswell Road (17/0129/OUT – 10 dwellings / 18/01110/FUL – 9 dwellings – pending consideration)



35 The Pastures (18/00126/FUL – 1 dwelling)

On the basis of the above, if the Steering Group decide to allocate the sites with extant planning permission they
would have a residual requirement of 19 – 56 dwellings.
If RWPC do not choose to allocate sites that already have planning permission then the group should plan to
allocate sites for 39 – 75 dwellings. We recommend that this should be decided through ongoing discussions with
Bassetlaw District Council about their preferred approach.
This assessment considered 15 sites, 13 which were put forward in the ‘call for sites’ consultation and an
additional two sites that were submitted to the Bassetlaw Land Availability Assessment.
This site assessment has concluded that two sites have identified as appropriate allocations: NP08 and NP11
with a cumulative indicative capacity of approximately 16 dwellings.
This site assessment has also concluded that nine sites are potentially suitable if issues can be resolved; of the
nine ‘amber’ sites one is considered to have minor constraints (NP03 – with an indicative capacity of 25

1

Bassetlaw Council Draft Bassetlaw Plan (2019) Table 7 Neighbourhood Area Housing Requirement and supply 2018 to 2035
Available at : https://www.bassetlaw.gov.uk/media/3820/draft-bp-pt1-web-version.pdf Last accessed 20.03.18
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dwellings, and eight are considered to have major constraints (NP01, NP02, NP04, NP05, NP07, NP09, NP12
and NP13).
The minor constraints for NP03 reflect the fact that Woodbeck is a smaller settlement which is less sustainable
than Rampton, and Bassetlaw District Council’s desire to see housing directed to Rampton in the first instance
and Woodbeck in the second. NP03 is a brownfield site and should be favoured for development before
greenfield sites are considered (to protect the intrinsic beauty and character of the countryside). This site could
potentially accommodate between 1-25 dwellings and retain the existing recreational areas.
Many of the potentially suitable sites may be more suitable (and therefore, appropriate for allocation for housing)
if smaller parts of the sites were allocated, for example the eastern end of NP07 is better related to the existing
settlement of Rampton compared to the western end of the site which would represent a clear intrusion into the
countryside if developed.
Two sites have been categorised as not currently suitable: NP06 due to its remote location and landscape
sensitivity and NP10 because it is located in Flood Zones 2 and 3 and the NPPF and PPG set out that residential
development is not appropriate in Flood Zone 3.
It is now for the Parish Council, working together with the community and Bassetlaw District Council to decide
which of these site(s) to propose for housing allocation(s) in the Neighbourhood Development Plan to meet the
Housing Need Figure.
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1. Introduction
Background
1.1

AECOM has been commissioned to undertake an independent site appraisal for Rampton and Woodbeck
Neighbourhood Development Plan (NDP) on behalf of Rampton and Woodbeck Parish Council (RWPC).
The work undertaken was agreed with the Parish Council and the Ministry of Housing, Communities and
Local Government (MHCLG) in June 2018.

1.2

The NDP is being prepared in the context of the adopted Bassetlaw Core Strategy and Development
nd
Management Polices Development Plan Document (BCS) (adopted on the 22 December 2011) and the
2
emerging Bassetlaw Local Plan (eBLP).

1.3

The BCS is the key development plan document for the District and influences how and where the District
will develop in the over the Plan period. The BCS identifies the settlements to which new development will
be directed and the amount of new housing and employment land that will be provided in these areas up
to 2028. Most significantly, it has a fundamental role to play in delivering the Council’s long-term vision for
sustainable growth in the District. This aims to see Bassetlaw address a number of regeneration
challenges and to enhance its reputation as a fine place to live and work.

1.4

Rampton is defined as a “Rural Service Centre’’ in the BCS and therefore is considered a more
sustainable settlement to accommodate some residential development and growth than Woodbeck which
is considered an “other settlement” and doesn’t sit within the settlement hierarchy.

1.5

The Council is in the process of preparing the Bassetlaw Local Plan (eBLP) which includes strategic
policies for the period 2018 to 2035. The Council is currently consulting on the Regulation 18 version of
the eBLP. The eBLP will allocate sites where there are no neighbourhood plans, it will review the current
settlement boundaries and it will include detailed polices for the management of development.

1.6

NDPs are recognised in the eBLP as playing a significant role in meeting the overall housing target.
Therefore, it is expected that each NDP will meet their housing target as a minimum. Through the eBLP
Rampton has been allocated a housing target of between 38 and 75 (although BDC confirmed verbally in
February that the minimum number of 38 should actually be 39). RWPC has undertaken community
engagement and there is an aspiration to allocate up to 75 homes within the Neighbourhood Area.

1.7

Figure 1-1 shows the extent of the Rampton and Woodbeck Parish Area, this includes the settlements of
Rampton & Woodbeck and is the same as the designated NDP area; this was designated as a NDP area
th
by BDC on the 7 March 2017.

1.8

It is the intention of the Neighbourhood Plan Steering Group to include allocations for housing within the
NDP and are looking to ensure that key aspects of their proposals will be robust and defensible.

1.9

In this context, the RWPC have asked AECOM to undertake an independent and objective assessment of
the sites that have been identified, including sites from Land Availability Assessment (LAA) housing paper
(2017) and sites submitted to the call for sites.

1.10

The purpose of the site appraisal is to produce a clear assessment of whether the identified sites are
suitable for allocation in the NDP, taking into account their compliance with the National Planning Policy
Framework (NPPF), the strategic policies of the BCS and the direction of travel of the eBLP; and from this
pool of sites, determine which are the best sites to meet the objectives of the NDP.

1.11

In this context it is anticipated that the site selection process, aided by this report, will be robust enough to
meet the Basic Conditions considered by the Independent Examiner, as well as any potential legal
challenges by developers and other interested parties.

2

Draft Bassetlaw Local Plan (2019) http://www.bassetlaw.gov.uk/media/3820/draft-bp-pt1-web-version.pdf
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Figure 1-1: Rampton and Woodbeck Parish and Neighbourhood Development Plan Area Boundary
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2. Policy Context
Planning Policy and Evidence Base
2.1

The NDP policies and allocations must be in accordance with the strategic policies of the development
plan. The BCS evidence base also provides a significant amount of information which can be useful when
considering sites.

2.2

The key document within the BDC development plan is:


Adopted Bassetlaw Core Strategy and Development Management Policies Development Plan
Document (December 2011)

2.3

The Bassetlaw LAA Housing Paper (published November 2017) is also a useful source of information.

2.4

BDC are also in the process of preparing the eBLP. A Regulation 18 Version is currently being consulted
upon and final adopted is anticipated in February 2021.

Adopted Bassetlaw District Council Core Strategy (December
2011)
The policies of relevance to for this site assessment include:

2.5

POLICY CS8: RURAL SERVICE CENTRES
Any future development within a Rural Service Centre will be of a scale appropriate to the current size and role of
that settlement and limited to that which will sustain local employment, community services and facilities. The
following settlements are classed as Rural Service Centres:

A.

“Housing Up to 10% (599 houses) of the District’s housing requirement will be delivered in the Rural
Service Centres through existing permissions and allocations in the Site Allocations DPD, for the plan
period 2010-2028. Residential development proposals will be supported within the Development
Boundary, in line with other material considerations and planning policy requirements.
All housing developments resulting in a net gain of one or more units will be required to contribute
towards the achievement of affordable housing targets as set out in the table below. This will be either
through on-site provision (where appropriate) or through a financial contribution to the delivery or
improvement of affordable housing elsewhere within the rural areas of Bassetlaw.
Where no alternative sites are available within Development Boundaries, proposals for affordable
housing schemes, of a scale appropriate to the size and role of the settlement, will be supported on sites
outside of, but adjoining, these Boundaries where local need is proven and explicit community support is
demonstrated”.
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POLICY CS9: ALL OTHER SETTLEMENTS
Policy CS9 applies to Woodbeck.
A.

Housing

“Proposals for the development of housing within these settlements, other than for conversions or
replacement dwellings in line with Policies DM2 and DM3, will not be supported. All housing developments
resulting in a net gain of one or more units will be required to contribute towards the achievement of the
District’s rural affordable housing targets. This will be either through on-site provision (where appropriate) or
through a financial contribution to the delivery or improvement of rural affordable housing”

POLICY DM3: GENERAL DEVELOPMENT IN THE COUNTRYSIDE
This policy applies to any area outside a Development Boundary, shown below (which includes those
settlements covered by policy see CS9).

Prepared for: Rampton & Woodbeck Parish Council
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A. Replacement of Building
“Proposals for the replacement of buildings outside Development Boundaries will be supported where they
can demonstrate that: i. (other than where these are existing houses) it is unviable to use or convert the
buildings for other uses (see Policy DM2); ii. the buildings to be replaced are of a permanent design and
construction; iii. the replacement is located over the footprint of, or close to, the original building; iv. the scale,
design and form of the replacement is appropriate to its setting and location; v. the proposed use and
number of units will be sustainable and appropriate in terms of location and accessibility; vi. the proposed
use will not have an adverse impact on the vitality or viability of local centres; rural service centres; and

Prepared for: Rampton & Woodbeck Parish Council
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shops and services in surrounding villages; and vii. they will not create significant or exacerbate existing
environmental or highway safety problems”.
B. Re-use of Previously Developed Land in Rural Areas
“Proposals for the re-use of previously developed land outside Development Boundaries will be supported,
other than where the site has naturally regenerated to the extent that it is of biodiversity value (see Policy
DM9), where they result in: i. the redevelopment of the site for the existing permitted use (other than where
this is clearly no longer appropriate in the context of e.g. nearby residential amenity or wider sustainability
issues); or ii. the redevelopment of the site for a use requiring a rural location; or iii. the redevelopment of the
site for affordable housing or community services and facilities (where this is in line with the Spatial Strategy
policies); or iv. the restoration or natural regeneration of the site either in line with the Council’s Green
Infrastructure aims or to become a functional part of the open countryside (e.g. sustainable wetlands); and v.
development that will not create significant or exacerbate existing environmental or highway safety problems.
Where the redevelopment of a site for the existing permitted use is clearly no longer appropriate,
consideration will be given to other uses in line with the approach set out in the Spatial Strategy policies and
where explicit community support is demonstrated”.
C. Agricultural/Forestry Buildings and Domestic Equine Facilities
“Proposals for new agricultural/forestry buildings and domestic equine facilities will be supported where they
can demonstrate that:
i.
ii.
iii.

the buildings or structures are necessary for agricultural, forestry or domestic equine purposes in
the specific location proposed and other more suitable sites are unavailable;
the scale, design, and form of the proposal, in terms of both buildings and operation, will be
appropriate for its location and setting and be compatible with surrounding land uses; and
they will not create or exacerbate environmental or highway safety problems”.

POLICY DM5: HOUSING MIX AND DENSITY
A.

Housing Mix

“Proposals for new housing development will be expected to deliver, in discussion with the Council, housing of a
size, type and tenure appropriate to the site and locality. Proposals will be informed by:
iv.
the Strategic Housing Market Assessment;
v.
the Sub-Regional Housing Strategy
vi.
the Council’s Housing Strategy;
vii.
the local demographic context and future trends;
local assessments of housing need and demand;
viii.
other research into household and dwelling size within Bassetlaw and the wider subregion”
Consideration will also be given to local market factors”.
B.

Housing Density

“Development proposals will be expected to deliver housing at densities that reflect the specific characteristics of
the site and its surrounding area (in terms of both built form and landscape). Consequently:
Higher densities will be expected or required where:
i.
there will be good future accessibility between the site and local facilities by walking, cycling and/or
public transport; or
ii.
the site is well-served by public transport; or
iii.
the local character is of a high density (e.g. in town centres; some village centres; historic farm
complexes); or
iv.
the need for an appropriate local housing mix requires higher density provision”.
Lower densities may be supported or required where:
v.
vi.
vii.
viii.
ix.

site constraints prevent higher density development; or
there will be limited future accessibility between the site and local facilities by walking, cycling
and/or public transport; or
. there is limited public transport access; or
local character will be compromised by higher density development (e.g. in low density suburban
areas and more open villages); or
the need for an appropriate local housing mix requires lower density provision”.

Prepared for: Rampton & Woodbeck Parish Council
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Draft Bassetlaw Plan – Part 1: Strategic Plan (Regulation 18)
BDC is currently in the early stages of preparing the eBLP; the new Local Plan for the district of Bassetlaw. This
will replace the ‘Core Strategy & Development Management Policies’ Development Plan Document, adopted in
December 2011, as the key document setting out the long term strategy for development in the district. It is
expected that this plan will be adopted in February 2021, with an intended lifespan of 15 years.
The relevant initial policies for the Rampton and Woodbeck NDP are listed below:

Policy 1: The Bassetlaw Spatial Strategy
The Bassetlaw Spatial Strategy is encapsulated in five Spatial Strategy Strands. Each strand outlines the spatial
priorities and role of their respective settlement, settlements or area. The following strand is relevant to Rampton
& Woodbeck NDP:
1.

Rural Bassetlaw

“Proportionate growth through a careful mix of planned and managed organic development that will support the
living, working and environmentally diverse landscape of the district, containing over 60 villages and hamlets
located in a range of distinct landscapes, shaped by a legacy of agriculture, mining and historic Ducal estates”.

Policy 2: Housing and Economic Growth
To promote growth in Bassetlaw District the Council will support:
1.

Bassetlaw District’s housing requirement for the period 2018 to 2035 is 6630 dwellings. In accordance
with the spatial strategy strands, this will be distributed as follows:

Rampton and Woodbeck is designated as a rural settlement and is required to support the delivery of 1,777
dwellings. Table 7 within the emerging LP breaks down the housing requirement for each of the rural settlements
within Bassetlaw, shown below. It highlights that Rampton & Woodbeck should deliver 38 homes over the plan
period, of which 20 dwellings already have planning permission and are classed as a ‘commitments’, therefore
there is still a requirement for 18 additional dwellings across the plan period within the neighbourhood plan area.
However, the Rampton Neighbourhood Plan is seeking to allocate above the minimum number of homes than set
out in the emerging Bassetlaw Local Plan, for around 75 homes which is the maximum requirement set out in the
emerging Local Plan, resulting in a residual requirement of 55 homes.

Policy 3: Affordable Housing
1.

The Council will seek, in part, to address the scale of affordable housing need by increasing the
provision of affordable homes through the planning system.

Prepared for: Rampton & Woodbeck Parish Council
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2.

The Council will require on-site contributions to be made in accordance with the following qualifying
thresholds and requirements:

Policy 4: Housing mix
1.

In developing housing sites, developers will be required to adopt an approach that will establish
sustainable communities, providing a choice of homes to meet a range of housing requirements. A
mix of housing tenures, types and sizes should be provided, appropriate to the site size and needs of
the area.

2.

Where applicable, development proposals should accord with the requirements of Neighbourhood
Plan Policies.

Policy 8: Rural Bassetlaw
The Council will support the delivery of sustainable development to meet the needs of Bassetlaw’s rural areas
over the plan period.
1.

Housing

“Rural settlements will accommodate a minimum of 1777 new dwellings (27% of the housing requirement) and
deliver the necessary associated infrastructure from 2018 to 2035. This will be delivered through existing
planning permissions and sites allocated through the Neighbourhood Plan process and Local Plan site allocation
process. New housing will also be supported within settlements and/or on non-allocated sites where appropriate
to the character of the area, and where amenity or highway safety is not adversely affected.
Proposals are required to provide the type and mix of housing to address the identified need. The scale of
development and housing densities should be appropriate to the character of the settlement. Greenfield
extensions to the built-up area of the settlement must be designed so as to enhance the urban-rural interface.
Housing development proposals on unallocated sites in made Neighbourhood Plan areas with site allocations
which can deliver the Neighbourhood Plan adopted housing requirement will only be supported where the
proposal accords with the criteria below.
In areas without site allocations which address the housing requirement, in the defined rural settlements will
generally be supported where it does not harm the surrounding open character of the countryside and contributes
the sustainability of that settlement alongside satisfying the following strategic criteria:
a)

The site is in or adjacent to the existing developed footprint* of the settlement; and

b)

It would not result in coalescence with any neighbouring settlement; and

c)

It would not have an adverse impact on the character and appearance of the surrounding countryside
and farmland; and

d)

The proposal is of a scale and in a location that is in keeping with the core shape and form** of the
settlement and will not adversely harm its character and appearance; and

e)

The site retains where possible or mitigates for changes to natural boundaries such as trees,
hedgerows, embankments, water courses and drainage ditches; and
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f)

The site conserves and enhances local heritage and environmental characteristics; and

g)

It would not result in the loss of identified open spaces within the settlement that contributes to the
character and form of the settlement; and

h)

It can be served by sustainable infrastructure provision such as surface water, waste water drainage and
highways; and

i)

It can be served by existing social infrastructure (e.g. schools) or it can be demonstrated that the
proposal is capable of funding any necessary improvements to mitigate for its impact; and

j)

It does not, through a single housing proposal, increase the number of dwellings in the settlement by 5%
or more***

k)

It does not, through a housing proposal, cumulatively increase the number of dwellings in the settlement
by 20% or more when in combination with other development built or committed in the settlement****

* The development footprint of a settlement is defined as the continuous built form of the settlement and
excludes:
a) Individual buildings and groups of dispersed, or intermittent buildings, that are clearly detached form
the continuous built-up area of the settlement;
b) Gardens, paddocks, and other undeveloped land within the curtilage of buildings on the edge of the
settlement where land relates more to the surrounding countryside than to the built-up area of the
settlement
c) Agricultural buildings and associated land on the edge of the settlement
** The core shape and form of the settlement relates to its inherited character that will have evolved around a
certain pattern of development for example a nucleated or linear structure.
*** The growth of a settlement will be compared to baseline date of August 2018, i.e. development growth will not
be compounded over the life of the Bassetlaw Plan.
**** The 20% cumulative housing development cap in any defined settlement will include relevant site allocations
made in the Bassetlaw Plan and/or relevant Neighbourhood Plans”

Policy 17: Landscape
1.

In all locations, development will be supported where it protects or enhances the character, local
distinctiveness and quality of the landscape. Proposals will be expected to respond to the
recommendations of the relevant Landscape Character Assessment Policy Zone. Where necessary,
development proposals must:

i. Show how landscape character has been taken into account in the design; and
ii. Include mitigation measures appropriate to the character type.
2.

Development proposals that would have an unacceptable impact on landscape character, visual amenity
and sensitivity will not be supported.

3.

The provision of alternative, replacement or additional landscape features either within the development
site, or in an appropriate alternative location, may be appropriate in circumstances where the impact is
demonstrated to be necessary to facilitate an otherwise acceptable scheme. Proposals to offset any loss
or damage will be subject to the agreement of an appropriate management scheme by the Council
where necessary.

4.

Where there is evidence of deliberate neglect of or damage to the landscape, the prior condition of the
landscape will be taken into account in the consideration of development proposals

Policy 20: Open Space
“Proposals for provision of new and enhancement of existing open spaces will be supported, subject to the
requirements of other applicable policies of the development plan”.
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Policy 22: Design
“The Council will support development of a good quality design which positively contributes to the appearance of
the area. Development should enhance the built, natural and historic environment”.
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3. Site Assessment Method
3.1

The approach of this site assessment is based on the Government’s Planning Practice Guidance (PPG)
(Assessment of Land Availability) published in 2014 with ongoing updates, which contains guidance on
the assessment of land availability and the production of a Strategic Housing and Economic Land
Availability Assessment (SHELAA) as part of a local authority’s evidence base for a Local Plan, in this
case of Bassetlaw this is the LAA.

3.2

Although an NDP is at a smaller scale than a Local Plan, the criteria for assessing the suitability of sites
for housing are still appropriate. This includes an assessment of whether a site is suitable, available and
achievable

3.3

In this context, the methodology for carrying out the site appraisal is presented below.

Task 1: Identify Sites to be included in the
Assessment
3.4

The first task is to identify which sites should be considered as part of the assessment.

3.5

This includes:

3.6



LAA sites identified in the 2017 LAA; and



Sites identified through the neighbourhood plan call for sites.

All sites included in the assessment are shown on Figure 3-1 & Figure 3-2 and detailed in Table 4-1. A
number of the LAA sites cover the same area of the sites submitted in the ‘call for sites’, shown in figure 32.
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Figure 3-1: Map showing sites ‘call for sites’ in Rampton & Woodbeck
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Figure 3-2: Map showing sites ‘call for sites’ & LAA sites in Rampton & Woodbeck
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Task 2: Site Appraisal Pro-Forma
3.7

A site appraisal pro-forma has been developed by AECOM to assess potential sites for allocation in the
Neighbourhood Plan, based on the Government’s National Planning Practice Guidance, the Site
Assessment for Neighbourhood Plans: A Toolkit for Neighbourhood Planners (Locality, 2015) and the
knowledge and experience gained through previous Neighbourhood Planning site assessments. The
purpose of the pro-forma is to enable a consistent evaluation of each site against an objective set of
criteria.

3.8

The pro-forma utilised for the assessment enabled a range of information to be recorded, including the
following:


General information:



Site location and use; and
Site context and planning history.
Context:



Type of site (greenfield, brownfield etc.); and
Planning history.
Suitability:



Site characteristics;
Environmental considerations;
Heritage considerations;
Community facilities and services; and
Other key considerations (e.g. flood risk, agricultural land, tree preservation orders.
Availability (willingness of landowner to sell or develop the site) ; and



Summary.

-

3.9

The pro-formas were completed following a desk top assessment which draws upon a range of sources of
information including Google Maps and Google Earth, the MAGIC map, Historic England mapping and the
EA’s Flood Map for Planning.

3.10

BDC also provided comments on the ‘call for sites’ sites within both Rampton and Woodbeck; the
comments were from:

3.11



Planning Policy Officers



Highways Officers



Heritage/Conservation Officers

We captured these comments within the pro-forma and they have informed our assessment of the various
criteria.

Task 3: Consolidation of Results
3.12

The desk top assessment was corroborated and verified following a site visit which allowed the team to
consider aspects of the site assessment that could only be done visually. It was also an opportunity to
gain a better understanding of the context and nature of the NDP area.

3.13

A ‘traffic light’ rating of all sites has been given based on whether the site is an appropriate candidate to be
considered for allocation in the Neighbourhood Plan. The traffic light rating indicates ‘green’ for sites that
show no or few constraints and are appropriate as site allocations, ‘amber’ for sites which are potentially
suitable if issues can be resolved and ‘red’ for sites which are not currently suitable. The judgement on
each site is based on the three ‘tests’ of whether a site is appropriate for allocation – i.e. the site is
suitable, available and achievable.

3.14

The conclusions of the LAA were revisited to consider whether the conclusions would change as a result
of the local criteria.
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Indicative Housing Capacity
3.15

Where sites were previously included in the LAA the indicative housing capacities has been used, which is
calculated at 30dph. Comments have been received in respect of some sites from the Local Highways
Authority that access constraints may limit the sites capacity; this has been noted.

3.16

Lower densities may be appropriate to apply to the sites in the NDP than suggested in this report due to
the rural nature of the settlement and the relatively low housing requirement of Rampton. It is
recommended that number of houses allocated per site is consistent with the existing densities of the
village and appropriate for the context and setting, taking into account the site-specific characteristic and
constraints.
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4. Site Assessment
Sites included in the Assessment
4.1

Sites have been identified for inclusion in the site assessment through a call for sites process, this ran
st
from early April until the 21 July 2018, and the LAA call for sites which ran in November 2015.

4.2

Table 1 below details all sites included in the assessment.

Table 1. List of all known sites
NDP Site
Reference

Address

Source

NP01

Land north of Retford Road,
Woodbeck (adj. Northfield Farm)

NDP call for
sites (2018)

Yes

NP02

Land south of Retford Road,
Woodbeck (adj. Woodcar House)

NDP call for
sites (2018)

Yes

NP03

Land in Woodbeck village,
including adjacent to Galen
Avenue, Fleming Drive, Dendy
Drive, Darwin Drive and Cavell
Close (6 sites)

NDP call for
sites (2018)

Yes

NP04

Land north of Retford Road and
west of Laneham Road,
Woodbeck

NDP call for
sites (2018)

Yes

NP05

Land south of Retford Road and
west of Laneham Road,
Woodbeck

NDP call for
sites (2018)

Yes

NP06

Land east of Laneham Road and
north of Wranglands Lane,
Rampton

NDP call for
sites (2018)

Yes

NP07

Land south of Laneham Road and
west of Treswell Road, Rampton

NDP call for
sites (2018) &
BDC LAA
(2017)

LAA241

Separate from built
form – Unsuitable

Yes – NP07 site
boundary is different
to LAA241

NP08

Land north of Treswell Road,
Rampton

NDP call for
sites (2018)
& BDC LAA
(2017)

LAA110

No significant
constraints identified
at this stage Developable.

Yes – NP08 site
boundary is different
to LAA110

NP09

Land south of Torksey Street at
Ravens Farm

NDP call for
sites (2018)

Yes

NP10

Land south of Torksey Street at
The Pastures, Rampton

NDP call for
sites (2018)

Yes

NP11

Land to east of White Lodge, west
of Retford Road

NDP call for
sites (2018)

Yes

NP12

Land west of Glendhoon,
Laneham Street

NDP call for
sites (2018)
& DC LAA
(2017)

NP13

Land at Laneham Street

NDP call for
sites (2018)

LAA066

Land to south of, Treswell Road

BDC LAA
(2017)

LAA066

No significant
constraints identified
at this stage
Site has since been
granted planning
permission

No – Site previously
assessed and no
change to site
boundary

LAA398

East End Farm, Torksey Street

BDC LAA
(2017)

LAA398

Site has planning

No – Site previously
assessed and no
change to site

LAA
reference

LAA154

LAA conclusion

No significant
constraints identified
at this stage –
Developable

Take forward in Site
Assessment

Yes – NP12 site
boundary is different
to LAA154

Yes
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Source

LAA
reference

LAA conclusion

Take forward in Site
Assessment
boundary

Planning Permissions within the Neighbourhood
Area
4.3

The eBLP states “it is anticipated that some neighbourhood plans may look to allocate some sites which
already have planning permission where they are deliverable or developable within the Plan period”. BDC
clarified that this is to protect the NP Steering Group’s interests in sites, whereby if currently extant
planning permissions expire the allocation will remain.

4.4

The Regulation 18 Version of the emerging Bassetlaw Local Plan sets out that as at 1st April 2018 there
were extant planning permissions within the Rampton Neighbourhood Area for 20 dwellings (details
below):

3



36 Orchard Drive (15/00132/FUL – 1 dwelling)



East End Farm, Torksey Street (15/01443/FUL – 7 dwellings)



North of St Martin’s Cottage, Laneham Street (17/00603/FUL – 1 dwelling)



Land off Treswell Road (17/0129/OUT – 10 dwellings / 18/01110/FUL – 9 dwellings – pending consideration)



35 The Pastures (18/00126/FUL – 1 dwelling)

4.5

On the basis of the above, if the Steering Group decide to allocate the sites with extant planning
permission they would have a residual requirement of 19 – 56 dwellings.

Site Assessment Findings
4.6

Table 2 below sets out a summary of the findings of the site assessment and should be read in
conjunction with the pro-formas included as an Appendix. Figure 4-2 show the sites and the conclusions
on a map.

4.7

This site assessment has concluded that two sites are ‘green’ sites (i.e. sites that show no or few
constraints and are appropriate as site allocations): NP08 and NP11 with a cumulative indicative capacity
of approximately 16 dwellings.

4.8

This site assessment has also concluded that nine sites are ‘amber’ sites (i.e. sites which are potentially
suitable if issues can be resolved); of the nine ‘amber’ sites one is considered to have minor constraints
(NP03 – with an indicative capacity of 25 dwellings, excluding the existing recreational areas which should
be retained) and eight are considered to have major constraints (NP01, NP02, NP04, NP05, NP07, NP09,
NP12 and NP13).

4.9

The minor constraints for NP03 reflect the fact that Woodbeck is a smaller settlement which is less
sustainable than Rampton, and BDC’s desire to see housing directed to Rampton in the first instance and
Woodbeck in the second.

4.10

Many of the ‘amber’ sites with major constraints may be more suitable (and therefore, appropriate for
allocation for housing) if smaller parts of the sites were allocated, for example the eastern end of NP07 is
better related to the existing settlement of Rampton compared to the western end of the site which would
represent a clear intrusion into the countryside if developed. Additionally, if the ‘amber’ sites within
Woodbeck were to be allocated for a limited amount of development, this should be in a linear frontage
pattern along Retford Road.

4.11

Two sites have been categorised as ‘red’ sites (i.e. sites which are not currently suitable): NP06 due to its
remote nature and landscape sensitivity and NP10 because it is located in Flood Zones 2 and 3 and the
NPPF and PPG set out that residential development is not appropriate in Flood Zone 3.

3

Bassetlaw Council Draft Bassetlaw Plan (2019) Table 7 Neighbourhood Area Housing Requirement and supply 2018 to 2035
Available at : https://www.bassetlaw.gov.uk/media/3820/draft-bp-pt1-web-version.pdf Last accessed 20.03.18
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Table 2. Site Assessment Conclusions
Site
Reference

Settlement Suitable

NP01

Woodbeck

Yes Yes

Yes

NP02

Woodbeck

Yes Yes

Yes

Major
Constraints

NP03

Woodbeck

Yes

NP04

Woodbeck

Yes Yes

NP05

Woodbeck

Yes Yes

Minor
Constraints

Yes

Available RAG
Rating

Yes

Yes

Yes

Conclusions








Large agricultural greenfield site that is in part remote from the settlement.
No suitable access but it is likely that access could be created.
Not within Flood Zone 2 or 3
Medium landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.
Site would not relate well (in terms of scale and character) to the historical settlement pattern of Woodbeck.





Agricultural, greenfield site that is remote from the settlement.





No existing access but it is likely that access could be created.
Parts of the site are in Flood Zone 2 and 3; these areas should not be included within the developable area (net site
area).
Medium landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.
Site would not relate well (in terms of scale and character) to the historical settlement pattern of Woodbeck.








Previously developed land within Woodbeck.
Existing access along Rampton road, via the hospital access.
Parts of the site have community value; however, development of these areas could be avoided.
Low landscape sensitivity.
No direct impact on any heritage assets.
Location is considered less sustainable than sites within the village of Rampton.








Agricultural, greenfield site that is remote from the settlement.









Agricultural, greenfield site that is remote from the settlement.
No suitable access but it is likely that access could be created.
Not within Flood Zone 2 or 3.
Site is adjacent to a Local Wildlife Site, mitigation would be required to minimise impacts on this.
Medium landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.
Site would not relate well (in terms of scale and character) to the historical settlement pattern of Woodbeck.

No suitable access but it is likely that access could be created.
Not within Flood Zone 2 or 3.
Medium landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.
Site would not relate well (in terms of scale and character) to the historical settlement pattern of Woodbeck.
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Site
Reference

Settlement Suitable

NP06

Neither

No

Yes

NP07

Rampton

Yes Yes

Yes

NP08

Rampton

Yes

NP09

Rampton

Yes Yes

Yes

NP10

Rampton

No

Yes

Major
Constraints

Minor
Constraints

Yes

Available RAG
Rating

Yes

Conclusions








Agricultural, greenfield site that is remote from the settlement.
No suitable access but it is likely that access could be created.
Not within Flood Zone 2 or 3.
High landscape sensitivity, mitigation may be possible.
No direct impact on any heritage assets.
Site would not relate well (in terms of scale and character) to the historical settlement pattern of Rampton or
Woodbeck.

 Agricultural, greenfield site that is remote from the settlement.
 No suitable access but it is likely that access could be created.
 Not within Flood Zone 2 or 3.
 Medium landscape sensitivity, mitigation is likely to be possible.
 No direct impact on any heritage assets.
 Site would not relate well (in terms of scale and character) to the historical settlement pattern of Rampton.
Given the extent of the site, and its extension into open countryside, it is considered that the western end of the site is
more constrained (and less suitable for allocation for housing), whereas the eastern end of the site relates better with the
existing settlement of Rampton (and is less constrained) and more suitable for allocation for housing.
 Agricultural, greenfield site adjacent to Rampton.
 No suitable access but it is likely that access could be created.
 Not within Flood Zone 2 or 3.
 Medium landscape sensitivity, mitigation is likely to be possible.
 No direct impact on any heritage assets.
Site has previously been considered as a potential allocation for housing through the Core Strategy, and there is also an
extant planning permission for 10 dwellings.
 Previously developed land within Rampton.
 Within Flood Zone 2 – allocation of this site would require a Sequential Test.
 Suitable access is possible but may be limited.
 Low landscape sensitivity, mitigation is likely to be possible.
 Adjacent to designated and non-designated heritage assets.
This site is located within Flood Zone 2. Table 2 of the PPG categorises residential buildings as “more vulnerable” and
Table 3 sets out that “more vulnerable” development is appropriate in Flood Zones 1 and 2. The NPPF requires that new
housing is directed to areas at low risk of flooding i.e. sites in Flood Zone 1 would be preferable to a site in Flood Zone 2.
 Site is within Flood Zones 2 and 3 – allocation of this site would require an Exception Test.
This site is located within Flood Zones 2 and 3. Table 2 of the PPG categorises residential buildings as “more vulnerable”
and Table 3 sets out that “more vulnerable” development is appropriate in Flood Zones 1 and 2 but an Exception Test
would be required if the site is in Flood Zone 3a and development should not be permitted if the site is in Flood Zone 3b.
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Available RAG
Rating

Conclusions

The Exception Test, as set out in paragraph 160 of the NPPF, is a method to demonstrate and help ensure that flood risk
to people and property will be managed satisfactorily, while allowing necessary development to go ahead in situations
where suitable sites at lower risk of flooding are not available.
NP11

Rampton

Yes

Yes

NP12

Rampton

Yes Yes

Yes

NP13

Rampton

Yes Yes

Yes

Yes







Previously developed land adjacent to Rampton.
No suitable access but it is likely that access could be created.
Not within Flood Zone 2 or 3.
Low landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.








Greenfield site adjacent to Rampton.
Not within Flood Zone 2 or 3.
Suitable access is possible but may be limited/may limit site capacity.
Medium landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.
Development of the site would represent backland development which is uncharacteristic of Rampton and therefore,
the site does not relate well to the settlement pattern of Rampton.








Greenfield site adjacent to Rampton.
Not within Flood Zone 2 or 3.
Suitable access is possible but may be limited/may limit site capacity.
Medium landscape sensitivity, mitigation is likely to be possible.
No direct impact on any heritage assets.
Development of the site would represent backland development which is uncharacteristic of Rampton and therefore,
the site does not relate well to the settlement pattern of Rampton.
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Figure 4-1. Map showing Site Assessment Conclusions
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5. Conclusions
Site Assessment Conclusions
5.1

Through the eBLP Rampton has been allocated a housing target of between 38 and 75 dwellings
(although BDC confirmed verbally in February that the minimum number of 38 should actually be 39).
RWPC has undertaken community engagement and there is an aspiration to allocate up to 75 homes
within the Neighbourhood Area.

5.2

The eBLP states “it is anticipated that some neighbourhood plans may look to allocate some sites which
already have planning permission where they are deliverable or developable within the Plan period”. BDC
clarified that this is to protect the NP Steering Group’s interests in sites, whereby if currently extant
planning permissions expire the allocation will remain.

5.3

The Regulation 18 Version of the emerging Bassetlaw Local Plan sets out that as at 1st April 2018 there
were extant planning permissions within the Rampton Neighbourhood Area for 20 dwellings (details
below):


36 Orchard Drive (15/00132/FUL – 1 dwelling)



East End Farm, Torksey Street (15/01443/FUL – 7 dwellings)



North of St Martin’s Cottage, Laneham Street (17/00603/FUL – 1 dwelling)



Land off Treswell Road (17/0129/OUT – 10 dwellings / 18/01110/FUL – 9 dwellings – pending
consideration)



35 The Pastures (18/00126/FUL – 1 dwelling)

5.4

On the basis of the above, if the Steering Group decide to allocate the sites with extant planning
permission they would have a residual requirement of 19 – 56 dwellings.

5.5

If RWPC do not choose to allocate sites that already have planning permission then the group should plan
to allocate sites for 39 – 75 dwellings. We recommend that this should be decided through ongoing
discussions with Bassetlaw District Council about their preferred approach.

5.6

This site assessment has also concluded that nine sites are ‘amber’ sites (i.e. sites which are potentially
suitable if issues can be resolved); of the nine ‘amber’ sites one is considered to have minor constraints
(NP03 – with an indicative capacity of 25 dwellings, excluding the existing recreational areas which should
be retained) and eight are considered to have major constraints (NP01, NP02, NP04, NP05, NP07, NP09,
NP12 and NP13).

5.7

The minor constraints for NP03 reflect the fact that Woodbeck is a smaller settlement which is less
sustainable than Rampton, and BDC’s desire to see housing directed to Rampton in the first instance and
Woodbeck in the second. NP03 is a brownfield site and should be favoured for development before
greenfield sites are considered (to protect the intrinsic beauty and character of the countryside). This site
could potentially accommodate between 1-25 dwellings if avoiding development in the existing
recreational areas.

5.8

Many of the ‘amber’ sites with major constraints may be more suitable (and therefore, appropriate for
allocation for housing) if smaller parts of the sites were allocated, for example the eastern end of NP07 is
better related to the existing settlement of Rampton compared to the western end of the site which would
represent a clear intrusion into the countryside if developed. Additionally, if the ‘amber’ sites within
Woodbeck were to be allocated for a limited amount of development, this should be in a linear frontage
pattern along Retford Road.

5.9

Two sites have been categorised as ‘red’ sites (i.e. sites which are not currently suitable): NP06 due to its
remote nature and landscape sensitivity and NP10 because it is located in Flood Zones 2 and 3 and the
NPPF and PPG set out that residential development is not appropriate in Flood Zone 3.
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Viability
5.10

As part of the site selection process, it is recommended that the Steering Group discusses site viability
with BDC. Viability appraisals for individual sites may already exist. If not, it is possible to use the
Council’s existing viability evidence (such as an “Affordable Housing Viability Assessment” or “Whole Plan
Viability Study”) to test the viability of sites proposed for allocation in the NDP. This can be done by
‘matching’ site typologies used in existing reports, with sites proposed by the Steering Group to give an
indication of whether a site is viable for development and therefore likely to be delivered. In addition, any
landowner or developer promoting a site for development should be contacted to request evidence of
viability.

5.11

This is particularly important for NP03 which, as highlighted previously, is a brownfield site and this could
have implications for the site’s viability.

Next Steps
5.12

This report can be used by RWPG to guide decision making on site selection and to use as evidence to
support site allocations in the NDP if they choose to do so. It is strongly advised that RWPG discuss
potential site allocations with BDC and the Local Highways Authority in order to establish whether
proposed site(s) would be acceptable.
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