Site Assessment Proforma

General information
Site Reference / name

NP01

Site Address (or brief description
of broad location)

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

Current use

Agricultural

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
The site does not currently have suitable access, however
access could be create along Retford Road, by widening
the current farm vehicle access, making sure visibility
splays are considered.

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

No

Observations and
comments
The site does not fall within
the flood zone and is not
impacted by any other
environmental designations.
North Beck lies along the
Western edge of the site,
however does not fall within
the red line boundary.

Landscape

Medium sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) (August
2009). The region has a
traditional rural character
characterised by small
nucleated villages, isolated
farmsteads and quiet country
lanes as well as undulating
landform, hedged fields and
woodland.
The site is an agricultural field
with an open and rural
character, remote from to the
village of Woodbeck. It has
many of the characteristics of
the landscape character area
which would be susceptible to
development but could
potentially accommodate
some change with
appropriate mitigation.

Some loss

Grade 3 agricultural land,
therefore development in this
location would lead to loss of
agricultural land

Heritage considerations

Question

Assessment
guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

No heritage assets are within or adjacent
to this site, therefore no assets would be
directly affected by development on this
site.
Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre / shop

Distance
(metres)

Observations and comments

>800m

5 miles to nearest convenience store (the
Co-operative) in Ordsall

Bus Stop

>800m

1.5km from the nearest bus stop (no. 190)
commuter bus to Retford, two services daily
midweek.

>800m

1.5 km to the nearest primary school
(Rampton Primary School) along Retford
Road.

Primary School

Secondary School

Open Space / recreation facilities

>3900m
>800m

0.5 miles to play area within Hospital
Grounds (open to public)

>800m

3.7miles to GP (Dr G Brownson, North
Leverton)

>800m

5 miles to Retford industrial estate.

GP / Hospital / Pharmacy

Key employment site

2.8 miles to The Orchard school (up to age
16)

Other key considerations
Are there any known Tree
Preservation Orders on the
site?
Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?

None

None known on the site. Some located nearby the
site near the hospital.

Unknown

None known. North Beck runs along the western
edge of the site and has some potential to contain
some key habitats; however this is likely to be
minimal.

Public Right of Way

No

Existing social or community
value (provide details)

No

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

No

X

X

Comments

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient
Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

Comments

Flat

No, it would not.

Yes – site does not connect well to the existing village / group of houses
within Woodbeck. The site is large in scale and is likely to change the
scale and nature of the settlement.

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw planning policy officer’s comments:
“This site is located within Woodbeck village. The principle of development
here would not be supported under the current Core Strategy policy CS9
‘’Other Settlements’’. However, if, through the site assessment process,
there is not enough suitable land within Rampton, then the case could be
justified to support some development within Woodbeck. If this can be
supported, then some minor development may be acceptable on this site”.
Highways officer’s comments:
“This is a substantial site capable of accommodating a significant number
of dwellings and any future planning applications for more than 80
dwellings would be subject to a Transport Assessment and may require
improvements to highway infrastructure.
The Highway Authority has assumed that only a small portion of the site is
likely to come forward for development at this time. In which case this
should be located as close as practicably possible to the existing village
served from Retford Road. The junction into the site should be located
within the village 30mph speed limit and a footway will be required on the
Rampton Road site frontage to connect to existing facilities into
Woodbeck. The highway verge is narrow across the Rampton Road
frontage which is likely to restrict visibility from any proposed point of
access. The hedgerow would therefore likely require setting back to allow
for visibility splays”.
Comments provided by Bassetlaw Heritage/conservation officer:
No heritage assets would be directly affected by development on this site.
However, Conservation would comment that Woodbeck as a settlement,
which contains several heritage assets, has the character of a garden
village, with isolated farms to the west and north. The rural character of
land surrounding Woodbeck forms an important part of its setting as a
whole. Large scale development on the site would likely not reflect the
garden village principles on which the village was constructed.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)
This site has minor constraints
The site has significant constraints



The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

N/A as whole site is not suitable for development. Based
on SHLAA densities this site could accommodate 100+
dwellings and could therefore trigger the need to provide
affordable housing.
Circa 10-12 dwellings could be accommodated in a linear
pattern along Retford Road if a parcel of the site were to
be developed.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-Site is an agricultural, greenfield site that is in part
remote from the settlement boundary.
- Site has no suitable access but it is likely that access
could be widened.
- The site does not fall within the flood zone
-The site is of medium landscape sensitivity, mitigation is
likely to be possible.
-Site would not directly impact any heritage assets.
-Site would not relate well to existing village.
Amber rating – suitable and available but significant
constraints.
Overall, a parcel of this site could be potentially suitable if
the constraints are mitigated.

Site Assessment Proforma

General information
Site Reference / name

NP02

Site Address (or brief description
of broad location)

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

Current use

Agricultural

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Within


Yes
Access could be provided, however part of the hedgerow
would have to be cut down to accommodate.
Alternatively, could link through the hospital site or off
Retford Road.

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Observations and
comments

Adjacent/nearby

North Beck lies along the
western edge of the site. This
area is prone to flooding and
lies within flood zone 2 & 3.
However, this is unlike to
result in flooding on the site
though mitigation measures.

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Landscape

Medium sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) (August
2009). The region has a
traditional rural character
characterised by small
nucleated villages, isolated
farmsteads and quiet country
lanes as well as undulating
landform, hedged fields and
woodland.
The site is an agricultural field
with an open and rural
character, remote from to the
village of Woodbeck. It has
some of the characteristics of
the landscape character area
which would be susceptible to
development but could
potentially accommodate
some change with
appropriate mitigation.

Some loss

Grade 3 agricultural land,
therefore development in this
location would lead to loss of
agricultural land.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
This site does not fall within or adjacent
to any heritage assets. Therefore no
impacts are predicted.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Observations and comments

>800m

5 miles to nearest convenience store (the
Co-operative) in Ordsall

<400m

200m from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1.5 km to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

Bus Stop

Primary School

Secondary School

>3900m

Open Space / recreation facilities

>800m

0.5 miles to play area within Hospital
Grounds (open to public)

>800m

3.7miles to GP (Dr G Brownson, North
Leverton)

>800m

5 miles to Retford industrial estate.

GP / Hospital / Pharmacy

Key employment site

2.8 miles to The Orchard school (up to age
16)

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

None known on the site. Some located nearby the site
near the hospital.
None known. North Beck runs along the western edge of
the site and has some potential to contact some key
habitats; however this is likely to be minimal. However, an
ecological assessment would have to be undertaken to
support potential future planning applications.

No
None know, Agricultural Site.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

No, it would not.

Yes – site does not connect well to the existing village / group of houses
within Woodbeck. The site is large in scale and is likely to change the
scale and nature of the settlement.

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw planning policy officer’s comments:
This site is located adjacent to Woodbeck village. The principle of
development here would not be supported under the current Core
Strategy policy CS9 ‘’Other Settlements’’. However, if, through the site
assessment process, there is not enough suitable land within Rampton,
then the case could be justified to support some development within
Woodbeck. If this can be supported, then some minor, linear or frontage
development may be acceptable on this site.
Highways officer’s comments:
“The site could only be developed as an isolated settlement and therefore
would not be considered a sustainable location due to the site not being
connected the current built form and even linear development would
extend into the countryside”.
Comments provided by Bassetlaw Heritage/conservation officer:
As with NP01, “whilst no heritage assets would be directly affected,
Conservation would suggest that development on this site would be
contrary to the rural character of land west of Woodbeck, an important
part of its garden village character. Large scale development on this site
would likely harm that character”.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Based on SHLAA densities this site could accommodate
100+ dwellings and could therefore trigger the need to
provide affordable housing.

-Site is an agricultural, greenfield site that is remote from
the settlement boundary.
-Site has 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).
-The site is of medium landscape sensitivity, mitigation is
likely to be possible.
-Site would not directly impact any heritage assets.
However, it would not relate well (in terms of scale and
character) to the historical settlement pattern of
Woodbeck.
Amber rating – suitable and available but significant
constraints.
Overall, a parcel of this site could be potentially suitable if
the constraints are mitigated.

Site Assessment Proforma

General information
Site Reference / name

NP03

Site Address (or brief description
of broad location)

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

Current use

Vacant hospital buildings,

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares
SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Mixture

Unknown



There have been numerous planning applications on the
surrounding land; however there are no planning applications
on these sites.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent

Outside

Unknown


Yes
Site already has access through the hospital entrance off
Retford Road.

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
The site does not fall within
the flood zone 2 or 3 and is
not impacted by any other
environmental designations.

No

Landscape

Low sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

Low sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) (August
2009). The region has a
traditional rural character
characterised by small
nucleated villages, isolated
farmsteads and quiet country
lanes as well as undulating
landform, hedged fields and
woodland.
The site is a previously
developed site within the
village of Woodbeck;
therefore this sites sensitivity
to development is low.
However, the design would
have to be in keeping with the
rural character and
surrounding landscape.

No loss

The site is not agricultural
land.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to
one or more of the following
heritage designations or
assets?








Conservation area
Scheduled monument
Registered Park and
Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
There are a number of non-designated heritage
assets that fall within the site boundaries, as show on
the map below, therefore this may impact the type of
development t that can come forward on this site.

Limited or no
impact or no
requirement for
mitigation

Parish council comments:
“Ref NP03, part of this plot of land, on Galen Avenue,
since AECOM visited site, the properties on Galen
Avenue, Fleming Drive and St Lukes Way – On Galen
Avenue numbers No7 Many Oaks, No 8 Wychwood,

No 9 The Vicarge, No 11 Timsbury, No 12 Auchlea.
On Fleming Drive No 19 Fleming Drive Crossways,
No’s 20,21,22 & 23 and No 5 St Lukes Way have had
an application go before Historic England to request
that they are ‘Listed’ they have been designated as
heritage assets by Bassetlaw District Council and the
outcome of the ‘listing’ applications are awaited”

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Observations and comments

>800m

5 miles to nearest convenience store (the
Co-operative) in Ordsall

<400m

200m from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1.5 km to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

Bus Stop

Primary School

Secondary School

>3900m

Open Space / recreation facilities

<400m

0 miles to play area within Hospital
Grounds (open to public)

>800m

3.7miles to GP (Dr G Brownson, North
Leverton)

>800m

5 miles to Retford industrial estate.

GP / Hospital / Pharmacy

Key employment site

2.8 miles to The Orchard school (up to age
16)

Other key considerations
Are there any known Tree
Preservation Orders on the site?

Few

There is one TPO on the most westerly part of the site, but
can easily be avoided though sensitive design. There are
also a number of TPOs located nearby the site near the
hospital.

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

No

Yes

One of the plots within this site is a recreation ground for
the use by Woodbeck’s residents; therefore there would be
some loss of community value if the whole site was
developed.

Existing social or community value
(provide details)

None known. North Beck runs along the western edge of
the site and has some potential to contact some key
habitats; however this is likely to be minimal.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.

No

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

No – the site in part has been previously developed, therefore by
redeveloping the sites that previously had residential use would not alter
the character of the settlement. However, by developing the sites that are
currently as open spaced/recreation use may change the character by
altering the density of development in this part of the village.

Other (provide details)

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw Policy officer comments:
“This site is located adjacent to Woodbeck village. The principle of
development here would not be supported under the current Core
Strategy policy CS9 ‘’Other Settlements’’. However, if, through the site
assessment process, there is not enough suitable land within Rampton,
then the case could be justified to support some development within
Woodbeck. If this can be supported, then some minor, linear or frontage
development may be acceptable on this site”.
Highways officer’s comments:
“The roads within the hospital estate from Retford Road are private (not
public highway). However, there appears to be potential for some infill
development albeit, served from private roads”.
Comments provided by Bassetlaw Heritage/conservation officer:
“As with NP01, whilst no heritage assets would be directly affected,
Conservation would suggest that development on this site would be
contrary to the rural character of land west of Woodbeck, an important
part of its garden village character. Large scale development on this site
would likely harm that character”.
Comments provided by Parish Council:
“Ref NP03, part of this plot of land, on Galen Avenue, since AECOM
visited site, the properties on Galen Avenue, Fleming Drive and St Lukes
Way – On Galen Avenue numbers No7 Many Oaks, No 8 Wychwood, No
9 The Vicarge, No 11 Timsbury, No 12 Auchlea. On Fleming Drive No 19
Fleming Drive Crossways, No’s 20,21,22 & 23 and No 5 St Lukes Way
have had an application go before Historic England to request that they
are ‘Listed’ they have been designated as heritage assets by Bassetlaw
District Council and the outcome of the ‘listing’ applications are awaited.
All of these properties are owned by the NHS and are former homes
which were converted to Offices, some are disused and boarded up, and
some still in use as offices, we would like the above noted in the report
that these properties can only be potentially sold as homes and not
knocked down to build any other housing on them.
Additionally, regards NP03 our Character Assessment recommends that a
lot of the open green spaces are not lost as they are a community asset.
NP03 land includes the play parks for children and we think it should state
that it is not recommended that the sections of NP03 that are playparks be
used for housing, the play parks should be preserved as they are, we
think the report should recommend that parts of the NP03 area, perhaps
former Rees Row and Keller Court could also have ‘some’ limited

development on them and parts of the Greenery on a part of Darwin
Drive/Nightingale way or end of Chadwick Walk/Cavell Close”

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available within 5-10 years.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Based on SHLAA densities this site could accommodate
1-50 dwellings and could therefore trigger the need for
affordable housing.
If the open spaces were preserved, which would reduce
the negative impacts of the site being developed, the site
could accommodate 25 dwellings.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

- The site is previously developed land within Woodbeck.
- Site has existing access along Rampton road, via the
hospital access.
- Parts of the site have community value; however,
development of these areas could be avoided.
- The site is of low landscape sensitivity.
- There are a number of non-designated heritage assets
on site.
Amber rating – suitable, with minor constraints.

Site Assessment Proforma

General information
Site Reference / name

NP04

Site Address (or brief description
of broad location)

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

Current use

Agricultural Site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
However, this is currently used as access for agricultural
vehicles and would need to be widened and include
visibility splays.

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
Site does not fall within or
near Flood Zone 2 or 3 and is
not impacted by any other
environmental designations.

No

Landscape

Medium sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) document
(August 2009). The region
has a traditional rural
character characterised by
small nucleated villages,
isolated farmsteads and quiet
country lanes as well as
undulating landform, hedged
fields and woodland.
The site is an agricultural field
with an open and rural
character, adjacent to the
village of Woodbeck. It has
many of the characteristics of
the landscape character area
which would be susceptible to
development but could
potentially accommodate
some change with
appropriate mitigation.

Some loss

Grade 2 agricultural land,
likely to lead to significant
loss if whole site is
developed.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
No heritage assets would be directly
affected by development on this site.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Observations and comments

5.5 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

Bus Stop

400-800m

800m from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

Primary School

400-800m

500m to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

Secondary School

2.5 miles to The Orchard school (up to age
16)

1600-3900m

Open Space / recreation facilities

0.4miles to play area within Hospital
Grounds (open to public)

400-800m

GP / Hospital / Pharmacy

Key employment site

>800m

3.5 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site

None known on the site. Some located nearby the site
near the hospital.
None known. Small stream runs through the middle of the
site, could potentially house biodiversity assets, however
full ecology survey would be required to support the
planning application.

No
All agricultural land.

Yes

No

Comments

X
X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.

No

Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

Yes – this site would lead to significant effects to the character of the
settlement.

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw planning policy officer’s comments:
“This site is located adjacent to Woodbeck village. The principle of
development here would not be supported under the current Core
Strategy policy CS9 ‘’Other Settlements’’. However, if, through the site
assessment process, there is not enough suitable land within Rampton,
then the case could be justified to support some development within
Woodbeck. If this can be supported, then some minor, linear or frontage
development may be acceptable on this site”
Highways officer comments:
“This is a substantial site capable of accommodating a significant number
of dwellings and any future planning applications for more than 80
dwellings would be subject to Transport Assessment and may require
improvements to highway infrastructure.
The Highway Authority has assumed that only a small portion of the site is
likely to come forward for development at this time. In which case this
should be located as close as practicably possible to the existing village
served from Retford Road. The junction into the site should be located
within the village 30mph speed limit. The footway crossing the site
frontage will require widening to 2.0m and it would need to be
demonstrated that adequate visibility can be achieved from any proposed
point of access”.
Comments provided by Bassetlaw Heritage/conservation officer:
“Woodbeck as a settlement, which contains several heritage assets, has
the character of a garden village, with isolated farms to the west and
north. The rural character of land surrounding Woodbeck forms an
important part of its setting as a whole. Large scale development on the
site would likely not reflect the garden village principles on which the
village was constructed.”

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Based on SHLAA densities this site could accommodate
100+ dwellings and could therefore trigger the need for
affordable housing.

-Site is an agricultural, greenfield site that is remote from
the settlement boundary.
-Site has no suitable access but it is likely that access
could be created.
- The site does not fall within the flood zone
-The site is of medium landscape sensitivity, mitigation is
likely to be possible.
-Site would not directly impact any heritage assets.
However, it would not relate well (in terms of scale and
character) to the historical settlement pattern of
Woodbeck.
Amber rating – suitable and available but significant
constraints.
Overall, this site could be potentially suitable if the issues
are mitigated; however sites within Rampton should be
favoured.

Site Assessment Proforma

General information
Site Reference / name

NP05

Site Address (or brief description
of broad location)

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

Current use

Agricultural Site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
However, this is currently used as access for agricultural
vehicles and would need to be widened and include
visibility splays.

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
Site does not fall within or
near Flood Zone 2 or 3.

Adjacent/nearby

Site surrounds a local Wildlife
site, therefore could result in
negative effects which would
require mitigation.

Landscape

Medium sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) document
(August 2009). The region
has a traditional rural
character characterised by
small nucleated villages,
isolated farmsteads and quiet
country lanes as well as
undulating landform, hedged
fields and woodland.
The site is an agricultural field
with an open and rural
character, adjacent to the
village of Woodbeck. It has
some of the characteristics of
the landscape character area
which would be susceptible to
development but could
potentially accommodate
some change with
appropriate mitigation.

Some loss

Grade 3 agricultural land,
likely to lead to significant
loss if developed.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
This site does not fall within or adjacent
to any heritage assets. Therefore no
impacts are predicted

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Observations and comments

Town / local centre / shop

>800m

5.5 miles to nearest convenience store (the
Co-operative) in Ordsall

Bus Stop

<400m

200m from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

400-800m

500m to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

Primary School

Secondary School

2.5 miles to The Orchard school (up to age
16)

1600-3900m

Open Space / recreation facilities

0.2miles to play area within Hospital
Grounds (open to public)

<400m

GP / Hospital / Pharmacy

Key employment site

>800m

3.5 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site

None known on the site. Some located nearby the site
near the hospital.
None known. Small stream runs through the middle of the
site, could potentially house biodiversity assets, however
full ecology survey would be required to support the
planning application.

No
All agricultural land.

Yes

No

Comments

X
X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.

No, it would not.

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes – this site would lead to significant effects to the character of the
settlement.

Other (provide details)

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw planning policy officer’s comments:
This site is located adjacent to Woodbeck village. The principle of
development here would not be supported under the current Core
Strategy policy CS9 ‘’Other Settlements’’. However, if, through the site
assessment process, there is not enough suitable land within Rampton,
then the case could be justified to support some development within
Woodbeck. If this can be supported, then some minor, linear or frontage
development may be acceptable on this site.
Highways officer comments:
“This is a substantial site capable of accommodating a significant number
of dwellings and any future planning applications for more than 80
dwellings would be subject to Transport Assessment and may require
improvements to highway infrastructure.
On the assumption that only a small portion of the site is likely to come
forward for development at this time, it would not be particularly well
connected to the main village if only a continuation from the existing
ribbon development that fronts Rampton Road. However, there may be
the possibility of the site being served from Cavell Close or from a road
linking Cavell Close to Rampton Road which would avoid further ribbon
development or the creation of a separate enclave. If development is
served from Rampton Road a footway will be required at least to the bus
stop and the village speed limit would require moving eastwards beyond
the point of access”.
Comments provided by Bassetlaw Heritage/conservation officer:
“Conservation would point out the remoteness of this site in relation to
both Rampton and Woodbeck (a garden village surrounded by open
countryside), so development may not be appropriate on those general
character grounds”.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Based on SHLAA densities this site could accommodate
100+ dwellings and could therefore trigger the need for
affordable housing.

-Site is an agricultural, greenfield site that is remote from
the settlement boundary.
-Site has existing access but it is likely that access would
need to be enhanced to accommodate development. .
-The site is of medium landscape sensitivity, mitigation is
likely to be possible.
- A local Wildlife site lies adjacent to the site, therefore
mitigate would be required in order to minimise any
impact upon this asset.
-Site would not directly impact any heritage assets.
However, it would not relate well (in terms of scale and
character) to the historical settlement pattern of
Woodbeck.
Amber rating – suitable and available but significant
constraints.
Overall, a parcel of this site could be potentially suitable if
the issues are mitigated.

Site Assessment Proforma

General information
Site Reference / name

NP06

Site Address (or brief description
of broad location)

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

Current use

Agricultural Site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
However, this is currently used as access for agricultural
vehicles and would need to be widened and include
visibility splays.

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
Site does not fall within or
near Flood Zone 2 or 3 or any
other environmental
designation.

No

Landscape

High sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

High sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) document
(August 2009). The region
has a traditional rural
character characterised by
small nucleated villages,
isolated farmsteads and quiet
country lanes as well as
undulating landform, hedged
fields and woodland.
The site is an agricultural field
with an open and rural
character, extremely remote
from either village of
Rampton or Woodbeck. It
has many of the
characteristics of the
landscape character area
which would be susceptible to
development.

Some loss

Grade 3 agricultural land,
likely to lead to significant
loss if developed.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
No heritage assets would be affected by
development on this site.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Observations and comments

>800m

6 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

1.5 km from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

400-800m

800m to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

>3900m

3 miles to The Orchard school (up to age
16)

>800m

0.9 miles to play area within Hospital
Grounds (open to public)

>800m

3.5 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

GP / Hospital / Pharmacy

Key employment site

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

None known on the site.

None known. Small stream runs along the north boundary
of the site, could potentially house biodiversity assets,
however full ecology survey would be required to support
the planning application.

No
All agricultural land.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.

No, it would not.

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes – this site would lead to significant effects to the character of the
settlement.

Other (provide details)

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Planning policy officers comments:
“This site is not located within or adjoining an existing settlement and is
therefore considered an unsuitable site to accommodate residential
development. The site is isolated and development here would lead to
significant locational constraints and would be contrary to the principles in
the NPPF and Core Strategy”.
Highway officers comments:
“The site could only be developed as an isolated settlement and therefore
would not be considered a sustainable location”.
Comments provided by Bassetlaw Heritage/conservation officer:
Conservation would point out the remoteness of this site in relation to both
Rampton and Woodbeck (a garden village surrounded by open
countryside), so development may not be appropriate on those general
character grounds.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)
This site has minor constraints
The site has significant constraints



The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Based on SHLAA densities this site could accommodate
100+ dwellings and could therefore trigger the need for
affordable housing.

-Site is an agricultural, greenfield site that is remote from
both settlements.
-Site has an existing access which would need to be
upgraded.
-The site is of high/medium landscape sensitivity.
-Site would not directly impact any heritage assets.
However, it would not relate well (in terms of scale and
character) to the historical settlement pattern of
Woodbeck and there are no footpaths that connect the
site to the amenities and services of either Rampton of
Woodbeck.
Red rating – unsuitable for development.
Although the NDP can alter the village envelopes,
development in this location would not comply with
Bassetlaw planning policy and therefore is considered
unsuitable for allocation.

Site Assessment Proforma

General information
Site Reference / name

NP07

Site Address (or brief description
of broad location)

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

Current use

Agricultural Site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

LAA241 (Conclusion: Separate from built form – Unsuitable)

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites & Bassestlaw LAA

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Being put forward for development in LAA.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
However, this is currently used as access for agricultural
vehicles and would need to be widened and include
visibility splays.

No
The site is not specifically allocated for a particular use.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
Site does not fall within or
near Flood Zone 2 or 3 or any
other designations.

No

Landscape

Medium sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site falls within the Mid
Notts Farmland landscape
character area as identified in
the Landscape Character
Assessment (LCA) document
(August 2009). The region
has a traditional rural
character characterised by
small nucleated villages,
isolated farmsteads and quiet
country lanes as well as
undulating landform, hedged
fields and woodland.
The site is an agricultural field
with an open and rural
character, remote from the
village of Rampton. It has
some of the characteristics of
the landscape character area
which would be susceptible to
development but could
potentially accommodate
some change with
appropriate mitigation.

Some loss

Grade 3 agricultural land,
likely to lead to significant
loss if developed.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
No heritage assets lie within or adjacent
to the site.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

0.8miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

>800m

800m to play area within along Retford
Road to the south of the Village of Rampton.

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

GP / Hospital / Pharmacy

Key employment site

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

None known on the site.

None known. Small stream runs through the middle of the
site and could potentially house biodiversity assets,
however full ecology survey would be required to support
the planning application.

No
All agricultural land.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.

No, it would not.

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes – this site would lead to significant effects to the character of the
settlement.

Other (provide details)

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Planning officers comments:
“This site adjoins the existing village of Rampton. Now sites between this
and the village of Rampton have received planning permission, there may
be some scope to accommodate some limited frontage development here
subject to highway and conservation constraints being overcome”.
Highways officer comments:
“This is a substantial site capable of accommodating a significant number
of dwellings and any future planning applications for more than 80
dwellings would be subject to Transport Assessment and may require
improvements to highway infrastructure.
On the assumption that only a small portion of the site is likely to come
forward for development at this time, it would be poorly connected to the
main village even if served from Treswell Road where there is already the
odd dwelling. It may make slightly more sense if NP08 was also to come
forward. It is otherwise difficult to see how the site could be connected to
the village even with a continuous footway due to the limited space
available within the highway between the site and the built up area”.
Comments from heritage officer:
“This site is closer to the built settlement of Rampton, although stretches a
considerable distance into open countryside to the west. Whilst no
heritage assets would be directly affected, it is suggested that any
development be limited to land immediately alongside the road, to
continue the existing development pattern and better reflect the urban
grain of this part of the village”.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Based on SHLAA densities this site could accommodate
100+ dwellings and could therefore trigger the need for
affordable housing.

-Site is an agricultural, greenfield site that is remote from
the settlement boundary.
-Site has limited existing access but it is likely that access
could be upgraded.
-The site is of medium landscape sensitivity, mitigation is
likely to be possible.
-Site would not directly impact any heritage assets.
However, it would not relate well (in terms of scale and
character) to the historical settlement pattern of Rampton.
The western end of the site is more constrained than the
eastern part of the site.
Amber rating – suitable and available but significant
constraints.

Site Assessment Proforma

General information
Site Reference / name

NP08

Site Address (or brief description
of broad location)

Land north of Treswell Road, Rampton

Current use

Agricultural Site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

LAA110 (Conclusion: No significant constraints identified at this stage –
Developable)

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Being put forward through LAA.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown



17/00129/OUT
Outline Planning Application with Some Matters Reserved
(Approval Being Sought for Access) For the Erection of Ten
Dwellings
Also previously considered a housing site in the Core Strategy
(2014): Rampton Housing Site H27: Treswell Road (former ref:
228) (14 dwellings).

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent

Outside

Unknown


Yes
However, could be created along Treswell Road.
No
Site is not allocated in the adopted Core Strategy;
however, it was considered as an allocation for housing in
the Core Strategy 2014 site allocations for 14 dwellings.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:








Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance

Observations and
comments
Site does not fall within or
near Flood Zone 2 or 3 or any
other designations.

No



Flood Zones 2 or 3

Landscape

Medium sensitivity to
development.

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.
Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.
High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site is capable of accommodating
minimal change.

Medium sensitivity to
development

The site falls within the Trent
Washlands Landscape
character area as identified in
the Landscape Character
Assessment (LCA) document
(August 2009). The
landscape is characterised by
a traditional pattern of hedged
fields and nucleated village
settlements and development
should conserve the rural
character of the landscape by
concentrating new
development around the
existing settlements of
Cottam, Rampton and Church
Laneham.

The site is an agricultural field
with an open and rural
character, adjacent to the
village of Rampton. It has
some of the characteristics of
the landscape character area
which would be susceptible to
development but could
potentially accommodate
some change with
appropriate mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

Some loss

Grade 3 agricultural land,
likely to lead to significant
loss if developed.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
No heritage assets would be directly
affected by development here.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

1miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

400-800m

GP / Hospital / Pharmacy

Key employment site

800m to play area within along Retford
Road to the south of the Village of Rampton.

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

None known on the site.

None known. However full ecology survey would be
required to support the planning application.

No
All agricultural land.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

No, it would not.

No

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Comment from Bassetlaw Planning policy officer:
“This site has previously had outline planning permission for residential
development and was considered a "preferred" site in the Core Strategy
Site Allocations process. Therefore, development of this site would be
supported subject to any highway or conservation constraints being
overcome”.
Highways officer comments:
“Access should is likely to be located at the eastern end of the site subject
to it being demonstrated that adequate visibility splays can be provided. A
footway will be required connecting the site to the village, and the village
speed limit would require moving to a point west of the site access”.
Heritage officers comments:
“It is suggested that development be limited to road-fronted properties
only, to continue the development pattern of the western end of the
village”.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Based on SHLAA densities this site could accommodate
14 dwellings and could therefore trigger the need for
affordable housing.

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.
-Agricultural, greenfield site adjacent to Rampton.
-There is potential to create access to the site along
Rampton Road.
-The site is of medium landscape sensitivity.
-Site would not directly impact any heritage assets.
-Site does not fall within flood zone 2 & 3.
Rating – Green, this site is suitable for development.

Site Assessment Proforma

General information
Site Reference / name

NP09

Site Address (or brief description
of broad location)

Land south of Torksey Street at Ravens Farm

Current use

House and garden plot.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Outside

Unknown



None identified

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Within

Adjacent


Yes
The site currently accommodates a dwelling with access
from Treswell Road.
It is not clear whether the intention is to retain the existing
dwelling or demolish it. If the existing dwelling is retained
the developable area of the site is likely to be reduced as
it is not clear whether a suitable access could be provided
to the rear of the site. If the existing dwelling is demolished
it is likely that an acceptable access could be provided
serving the whole site.

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

No

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area
of Conservation or Special
Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
This site is located within Flood
Zone 2.

Within

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.

Landscape

Low sensitivity to development.

Is the site low, medium or high sensitivity in
terms of landscape?

The site falls within the Trent
Washlands Landscape character
area as identified in the
Landscape Character Assessment
(LCA) document (August 2009).
The landscape is characterised by
a traditional pattern of hedged
fields and nucleated village
settlements and development
should conserve the rural
character of the landscape by
concentrating new development
around the existing settlements of
Cottam, Rampton and Church
Laneham.

Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can
accommodate change.
Medium sensitivity: the site has many valued
features, and/or valued features that are
susceptible to development but could potentially
accommodate some change with appropriate
mitigation.

Low sensitivity to
development

High sensitivity: the site has highly valued
features, and/or valued features that are highly
susceptible to development. The site is capable
of accommodating minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The site is currently a brownfield
site outside the current village
boundary of Rampton, as set out
in the Core Strategy 2014 It has
none of the characteristics of the
landscape character area which
would be susceptible to
development.

No loss.

Previously developed land,
therefore no loss to agricultural
land is predicted.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Some impact, and/or
mitigation possible

Comments
Site lies adjacent to two non-designated
herniate assets and adjacent to Grade 2
Listed ‘The Cottage’. Development would
need to consider the impacts on these
heritage assets.

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Bus Stop

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

400-800m

0.5miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

Primary School

Secondary School

Open Space / recreation facilities

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

400-800m

800m to play area along Retford Road to
the south of the Village of Rampton.

GP / Hospital / Pharmacy

Key employment site

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

None known on the site.

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species?

Unknown

Public Right of Way

No

No

Existing social or community value

No

All agricultural land.

None known. However, this would need to be determined
through an ecological assessment if a planning application
were to be submitted on this site.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

No Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

No, it would not.

No

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Comments from Bassetlaw planning policy officer state:
“The site is not considered suitable for development at this stage due to it
being located within Flood Zone 2. A sequential approach will need to be
applied before this site can be considered for residential development.”
Comments from Bassetlaw Highways officer’s state: “The site is likely
to be acceptable to serve 5 dwellings from a private drive including any
existing properties to be retained subject to satisfactory details of parking
and servicing arrangements”.
Comments provided by Bassetlaw Heritage/conservation officer:
“This site is between two non-designated heritage assets, and allows
views towards the large threshing barn to the west (via the public
footpath). In addition, grade II listed The Cottage lies opposite.
Notwithstanding the heritage assets nearby, Conservation would have no
concerns with the principle of some form of development, although this
would be subject to a suitable scale, design, layout and materials, ideally
following the agricultural character of the immediate surroundings (e.g.
farmhouse, barns, etc.). Over-development of the site, or the use of typical
suburban designs, would likely harm the setting of nearby heritage assets
and would not be supported”.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)
This site has minor constraints
The site has significant constraints



The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

Based on LAA densities this site could accommodate 12.
However due to half of the site being inaccessible and the
highways officer states that this site could only
accommodate 5 dwellings, it can be concluded that site
NP09 could accommodate 5 dwellings.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-The site is a brownfield site that lies within Rampton.
-Access is likely to be able to be created to the site,
however, it is not clear whether the existing dwelling is to
be retained or demolished which would impact
developable area/site capacity and access requirements.
-The site is of low landscape sensitivity.
-The site is within Flood Zone 2.
-The site is adjacent to a listed building and two nondesignated heritage assets.

1

Amber rating – suitable and available with significant
constraints.
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.

1

Assuming an indicative site density of 30 dwellings per hectare (dph)

Site Assessment Proforma

General information
Site Reference / name

NP10

Site Address (or brief description
of broad location)

Land south of Torksey Street at The Pastures, Rampton

Current use

Residential garden

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Outside

Unknown



None identified

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent


Yes
The site can be accessed from Treswell Road. However,
there may be capacity issues along Treswell Road if more
than one dwelling is developed in this location.

No

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the
following policy or environmental
designations:









Green Belt
Area of Outstanding Natural
Beauty (AONB)
National Park
European nature site (Special
Area of Conservation or
Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and comments

Site falls within Flood Zone 2 and 3 but is not
impacted by other environmental designations.

Yes

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.
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.

Landscape

Medium sensitivity to development

Is the site low, medium or high
sensitivity in terms of landscape?

The site falls within the Trent Washlands
landscape character area as identified in the
Landscape Character Assessment (LCA)
document (August 2009). The landscape is
characterised by a traditional pattern of hedged
fields and nucleated village settlements and
development should conserve the rural character
of the landscape by concentrating new
development around the existing settlements of
Cottam, Rampton and Church Laneham.

Low sensitivity: the site has few or no
valued features, and/or valued features
that are less susceptible to development
and can accommodate change.
Medium sensitivity: the site has many
valued features, and/or valued features
that are susceptible to development but
could potentially accommodate some
change with appropriate mitigation.

Medium
sensitivity to
development

High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The
site is capable of accommodating minimal
change.

Agricultural Land
Land classified as the best and most
versatile agricultural land (Grades 1, 2 or
3a)

The site is currently a brownfield site adjacent to
the current village boundary of Rampton. It has
some of the characteristics of the landscape
character area due to being a garden site, which
would be mildly susceptible to development but
could potentially accommodate some change
with appropriate mitigation.

Garden site, therefore no loss in agricultural land.
No loss.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
The site lies within the vicinity of a
number of non-designated heritage
assets, mitigation may be required.

Some impact, and/or
mitigation possible

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre / shop

Distance
(metres)

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

0.5 miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

>800m

900m to play area within along Retford
Road to the south of the Village of Rampton.

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

GP / Hospital / Pharmacy

Key employment site

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

None known on the site.

None known. However, this would need to be determined
through an ecological assessment if a planning application
were to be submitted on this site.

No
Garden.

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

No Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

No, it would not.

No

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Comments from Bassetlaw planning policy officer state:
“The site is not considered suitable for development at this stage due to it
being located within Flood Zone 2. A sequential approach will need to be
applied before this site can be considered for residential development.”
Comments from Bassetlaw Highways officer’s state:
“The Highway Authority would not wish to see further development served
from Torksey Ferry Road without road widening, the provision of kerbed

footways, highway drainage, etc. This is unlikely to be viable as part of
such a small development site. Overall, highways would prefer alternative
sites with fewer constraints come forward”.
The following comments were provided by Bassetlaw’s Heritage
officers:
“A range of heritage assets exist in the vicinity, including a grade II Listed
Building and various non-designated heritage assets (see map at top of
pro-forma). Whilst Conservation has no concerns with the principle of a
dwelling on either site, this would be subject to a design, scale, layout and
materials which reflect traditional buildings in the vicinity, i.e. agricultural
cottages”.

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)
This site has minor constraints
The site has significant constraints



The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

1

Based on LAA densities this site could accommodate 18.
However, given the highways officer’s comments the site
is more likely to be able to accommodate two dwellings.

-The site is a brownfield site that lies adjacent to
Rampton.
-The access to this site could limit the amount of
development that could be delivered on site due to
capacity issues along Treswell road.
-The site is of low landscape sensitivity.
-There are a number of heritage assets adjacent to the
site and development would have to be sympathetic to
their settling.
-The site falls within Flood Zone 2 and 3.
Red rating – unsuitable due to significant constraints.
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.
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.

1

Assuming an indicative site density of 30 dwellings per hectare (dph)

Site Assessment Proforma

General information
Site Reference / name

NP11

Site Address (or brief description
of broad location)

Land to east of White Lodge, west of Retford Road

Current use

Domestic garden

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Mixture

Unknown



17/00747/RSB – 1 dwelling – refused (outside settlement
boundary, unsustainable development and landscape issues).
16/00526/OUT – 1 dwelling – refused (outside settlement
boundary, unsustainable development and landscape issues).

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Within

Adjacent

Outside

Unknown


Yes
Access current through existing driveway. Likely to be
able to provide an acceptable access.

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

No

Environmental Considerations

Questions
Is the site within or adjacent to the following
policy or environmental designations:

Green Belt

Area of Outstanding Natural Beauty
(AONB)

National Park

European nature site (Special Area
of Conservation or Special
Protection Area)

SSSI Impact Risk Zone

Site of Importance for Nature
Conservation

Site of Geological Importance

Flood Zones 2 or 3

Assessment
guidelines

Observations and
comments
No designations fall within or
adjacent to this site.

No

Landscape

Low sensitivity to development

Is the site low, medium or high sensitivity in
terms of landscape?

The site falls within the Trent
Washlands landscape character
area as identified in the
Landscape Character Assessment
(LCA) document (August 2009).
The landscape is characterised by
a traditional pattern of hedged
fields and nucleated village
settlements and development
should conserve the rural
character of the landscape by
concentrating new development
around the existing settlements of
Cottam, Rampton and Church
Laneham.

Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can
accommodate change.
Medium sensitivity: the site has many valued
features, and/or valued features that are
susceptible to development but could potentially
accommodate some change with appropriate
mitigation.

Low sensitivity to
development

High sensitivity: the site has highly valued
features, and/or valued features that are highly
susceptible to development. The site is capable
of accommodating minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)

The site is currently a brownfield
site adjacent to Rampton. It has
some of the characteristics of the
landscape character area due to
being a garden site, which would
be susceptible to development but
could potentially accommodate
some change with appropriate
mitigation.

No loss.

Previously developed land,
therefore no loss to agricultural
land.

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Some impact, and/or
mitigation possible

Comments
The site falls partly within an area of
archaeological interest; however,
appropriate mitigation of this heritage
asset could be secured through the
planning application/permission process.

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Town / local centre / shop

Bus Stop

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

400-800m

0.6miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

Primary School

Secondary School

Open Space / recreation facilities

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

<400m

200m to play area along Retford Road to
the south of the Village of Rampton.

GP / Hospital / Pharmacy

Key employment site

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None known on the site.
None

However, highway officers have suggested “that the views
of the Council’s Tree Officer be sought given the range of
mature trees that exist on this site”.

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

None known. However, this would need to be determined
through an ecological assessment if a planning application
were to be submitted on this site.

Public Right of Way

No

No

Existing social or community value
(provide details)

No

Garden site.

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

No Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Other (provide details)

No, it would not.

No

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Comments from Bassetlaw planning policy officer state:
“Located adjoining the existing settlement of Rampton, this site has the
potential to accommodate some limited development subject to any
highway or conservation constraints being overcome.”
Comments from Bassetlaw Highways officer’s state:
“The creation of access(as) into the site is likely to require the loss of at
least some of the frontage hedgerow in order to secure satisfactory
visibility splays for emerging vehicles, however this is considered
achievable. A visibility splay improvement is also likely to be sort from
Greenside to the south along Rampton Road”.
The following comments were provided by Bassetlaw’s Heritage
officers:
“No heritage assets would be affected by development on this site.”

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)
1

Based on LAA densities this site could accommodate 6
dwellings.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-This site is located adjacent to Rampton.
-No existing access, but access is considered to be
achievable.
-Site is in Flood Zone 1
-Site is considered to be of low landscape sensitivity.
-Potential for archaeology but mitigation is possible
-Relates well to existing settlement
Green rating – suitable and available but minor
constraints.

1

Assuming an indicative site density of 30 dwellings per hectare (dph)

Site Assessment Proforma

General information
Site Reference / name

NP12

Site Address (or brief description
of broad location)

Land west of Glendhoon, Laneham Street

Current use

Paddock site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)

LAA154 (conclusion: no significant constraints identified at this stage –
developable - 5 dwellings).

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Call for Sites & LAA

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
Existing access would need to be upgraded; it is not clear
whether acceptable visibility can be achieved.
No

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area
of Conservation or Special
Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
Site does not fall within or near
Flood Zone 2 or 3 or any other
designation.

No

Landscape

Medium sensitivity to development

Is the site low, medium or high sensitivity in
terms of landscape?

The site falls within the Trent
Washlands Landscape character
area as identified in the Landscape
Character Assessment (LCA)
document (August 2009). The
landscape is characterised by a
traditional pattern of hedged fields
and nucleated village settlements
and development should conserve
the rural character of the landscape
by concentrating new development
around the existing settlements of
Cottam, Rampton and Church
Laneham.

Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can
accommodate change.
Medium sensitivity: the site has many valued
features, and/or valued features that are
susceptible to development but could potentially
accommodate some change with appropriate
mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued
features, and/or valued features that are highly
susceptible to development. The site is capable
of accommodating minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)

The site is a greenfield site outside
the village Rampton. It has some of
the characteristics of the landscape
character area, which would be
susceptible to development but
could potentially accommodate
some change with appropriate
mitigation.

No loss

Paddock, therefore no loss to
agricultural land is predicted.

Heritage considerations

Question

Assessment
guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

No heritage assets lie within or adjacent
to the site.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre / shop

Distance
(metres)

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

1miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

<
400-800m

GP / Hospital / Pharmacy

Key employment site

400m to play area within along Retford
Road to the south of the Village of Rampton.

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

None known on the site.

None known. However, this would need to be determined
through an ecological assessment if a planning application
were to be submitted on this site.

No
Garden site.

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

No Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

No, it would not.

No, but development of the site would represent backland development
which is uncharacteristic of the settlement.

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw Planning officer comments:
This site is a large site located adjoin the existing settlement of Rampton.
Subject to a suitable access and design, there is scope for some linear,
frontage or a small cluster of dwellings on part of the site fronting
Laneham Road. Backland development that is out of character with the
surrounding area must be avoided.

Comments from Bassetlaw Highways officer’s state:
“Development is unlikely to be acceptable without a visibility splay
improvement to the south for emerging vehicles. This would require land
beyond the red line. Should this be achievable, the site is likely to be
acceptable to serve 5 dwellings from a private drive including any existing
properties to be retained subject to satisfactory details of parking and
servicing arrangements”.
The following comments were provided by Bassetlaw’s Heritage
officers:
“No heritage assets would be affected by development on this site.”

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)
1

Based on LAA densities this site could accommodate 12
dwellings. However, given the Highways Officer’s
comments the site is more suitable for five dwellings.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-Greenfield site adjacent Rampton
-Adequate access would need to be provided and it is not
clear whether this is achievable
-Site is in Flood Zone 1
-Site has medium landscape sensitivity to development
-The development of the site would not impact any
heritage assets
-The site would represent backland development which is
uncharacteristic of Rampton and therefore, the site does
not relate well to Rampton.
Amber rating – suitable and available however the site
has significant constraints.

1

Assuming an indicative site density of 30 dwellings per hectare (dph)

Site Assessment Proforma

General information
Site Reference / name

NP13

Site Address (or brief description
of broad location)

Land at Laneham Street

Current use

Paddock site.

Proposed use (in Neighbourhood
Plan)

Housing

Gross area (Ha)
Total area of the site in hectares

0.4 Ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown

Adjacent

Outside

Unknown



None identified.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within


Yes
Existing access would need to be upgraded; it is not clear
whether acceptable visibility can be achieved.

No

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the following
policy or environmental designations:









Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area
of Conservation or Special
Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Observations and
comments
Site does not fall within or near
Flood Zone 2 or 3 or any other
designation.

No

Landscape

Medium sensitivity to development

Is the site low, medium or high sensitivity in
terms of landscape?

The site falls within the Trent
Washlands Landscape character
area as identified in the
Landscape Character Assessment
(LCA) document (August 2009).
The landscape is characterised by
a traditional pattern of hedged
fields and nucleated village
settlements and development
should conserve the rural
character of the landscape by
concentrating new development
around the existing settlements of
Cottam, Rampton and Church
Laneham.

Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can
accommodate change.
Medium sensitivity: the site has many valued
features, and/or valued features that are
susceptible to development but could potentially
accommodate some change with appropriate
mitigation.

Medium sensitivity to
development

High sensitivity: the site has highly valued
features, and/or valued features that are highly
susceptible to development. The site is capable
of accommodating minimal change.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)

The site is a greenfield site
adjacent to Rampton. It has some
of the characteristics of the
landscape character area, which
would be susceptible to
development but could potentially
accommodate some change with
appropriate mitigation.

No loss

Paddock, therefore no loss to
agricultural land is predicted.

Heritage considerations

Question

Assessment
guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

No heritage assets lie within or adjacent
to the site.

Limited or no impact or
no requirement for
mitigation

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre / shop

Distance
(metres)

Observations and comments

>800m

6.5 miles to nearest convenience store (the
Co-operative) in Ordsall

>800m

1miles from the nearest bus top. (no 190)
commuter bus to Retford, 2 services daily
midweek.

>800m

1 mile to the nearest primary school.
(Rampton Primary School) Along Retford
Road.

1600-3900m

2 miles to The Orchard school (up to age
16)

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

<400m

GP / Hospital / Pharmacy

Key employment site

400m to play area within along Retford
Road to the south of the Village of Rampton.

>800m

3 miles to GP (Dr G Brownson, North
Leverton)

>800m

5.5 miles to Retford industrial estate.

Other key considerations
Are there any known Tree
Preservation Orders on the site?

None

None known on the site.

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees, woodland,
hedgerows and waterbodies?

Unknown

None known. However, this would need to be determined
through an ecological assessment if a planning application
were to be submitted on this site.

Public Right of Way

No

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Yes

No

Comments

X

X

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

No Flat

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

No, it would not.

No , but development of the site would represent backland development
which is uncharacteristic of the settlement.

Comments have been provided from Bassetlaw District Council and some
statutory consultees:
Bassetlaw Planning officer comments:
“This site is a large site located adjoin the existing settlement of Rampton.
Subject to a suitable access and design, there is scope for some linear,
frontage or a small cluster of dwellings on part of the site fronting
Laneham Road. Backland development that is out of character with the
surrounding area must be avoided”.

Comments from Bassetlaw Highways officer’s state:
“Development is unlikely to be acceptable without a visibility splay
improvement to the south for emerging vehicles. This would require land
beyond the red line. Should this be achievable, the site is likely to be
acceptable to serve 5 dwellings from a private drive including any existing
properties to be retained subject to satisfactory details of parking and
servicing arrangements”.
The following comments were provided by Bassetlaw’s Heritage
officers:
“No heritage assets would be affected by development on this site.”

2.

Availability

Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

None known.



Available now.
Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?



3.

Summary

Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)
1

Based on LAA densities this site could accommodate 12.
However, given the Highways Officer’s comments the site
is more suitable for five dwellings.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-Greenfield site adjacent to Rampton
-Adequate access would need to be provided and it is not
clear whether this is achievable
-Site is in Flood Zone 1
-Site has medium landscape sensitivity to development
-The development of the site would not impact any
heritage assets
-The site would represent backland development which is
uncharacteristic of Rampton and therefore, the site does
not relate well to Rampton.
Amber rating – suitable and available, however the site
has significant constraints.

1

Assuming an indicative site density of 30 dwellings per hectare (dph)

