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WELCOME       
On behalf of Frontier Estates we are pleased to wel-
come you to view our proposals for a new high qual-
ity employment development and Country Park at 
the former Furtho Pit, Old Stratford/Cosgrove.

We are hosting this exhibition, at the request of 
Dame Andrea Leadsom MP, following discussions in 
recent weeks, to provide further information and 
answer questions in relation to the planning applica-
tion. 

The site is allocated for 16 hectares of employment 
land in Policy AL5 of the adopted South Northamp-
tonshire Part 2 Local Plan 2011 – 2029. 

A full planning application (reference. 
WNS/2022/1741/EIA) is currently under considera-
tion by West Northamptonshire Council.

The application seeks to deliver 9x employment units 
comprising circa 69,744sqm GIA. of floorspace within 
Class B2 or B8 Uses, with ancillary class E(g)(i) offices 
and E(g)(ii) research and development, together with 
country park, ground re-profiling in the country park, 
new vehicular access from the A508 and associated 
site infrastructure, including lorry parking.
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PLANNING POLICY
The Site is allocated for  16 hectares of mixed B1, B2 and 
B8 employment uses within the South Northamptonshire 
Local Plan (Part 2).

The South Northamptonshire Local Plan (Part 2) forms 
part of the Development Plan for West Northamptonshire 
Council.

The West Northamptonshire Joint Core Strategy Local 
Plan (Part 1) (WNJCS) was adopted in December 2014, and 
sets out the long-term vision and objectives for the area 
covered by the former Daventry District, Northampton 
Borough and South Northamptonshire Councils for the 
period up to 2029. 

The South Northamptonshire Local Plan (Part 2) was 
adopted in July 2020, and builds upon the Joint Core 
Strategy by identifying allocations and providing 
development management policies for the purposes of 
decisions within South Northamptonshire. 

Both the WNJCS and the South Northamptonshire Local 
Plan have been through various stages of consultation. 

Once a Draft Plan has been prepared, supported by 
evidence and consulted upon, it is submitted to the 
Planning Inspectorate for Independent Examination.

Local plans and spatial development strategies are 
examined to assess whether they have been prepared in 
accordance with legal and procedural requirements, and 
whether they are sound. 

Plans are ‘sound’ if they are: 

(a) Positively prepared
(b) Justified 
(c) Effective
(d) Consistent with national policy

The Plan will only be adopted once they are found to be 
sound.

Land at former Furtho Pit, Old Stratford/Cosgrove

Site Location Plan

Ordnance Survey Crown Copyright 2021. All rights reserved. 

Licence number 100022432.

Plotted Scale - 1:3500. Paper Size - A2

                 Our ref: PJF/eb/PF/10512

Dwg No. PF/10512.01
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SITE ANALYSIS
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Vehicle Access
 
The development is proposed to be served by a priority T-junction 
with ghost island right-turn lane with two exit lanes. 
 
Policy AL5 refers to access being taken via a roundabout from the 
A508, as at the time this is what was anticipated. As part of the 
scoping process, new development trip rates and future traffic 
have been extracted from WNC Northamptonshire Strategic 
Transport Model. The design, layout and type of junction has been 
informed by these flows and discussion with WNC Highways.
 
The priority T-junction with ghost island right-turn lane with two 
exit lane arrangement has been agreed in principle with West 
Northamptonshire Council Highways and has been subject to an 
independent Stage 1 Road Safety Audit. National Highways has 
confirmed no objection to the proposed development.
 
The location of the site access junction is proposed further to 
the northeast along the A508 than the position agreed at the 
allocation stage, to reduce the risk of queuing back from the Old 
Stratford Road roundabout.
 
Public Transport Accessibility / Bus Strategy 
 
The proposed site layout has been designed to accommodate 
access by bus, this includes a turning area at the eastern extent of 
the internal estate road. The location of two bus stops along the 
internal estate road has been agreed with WNC and ensures that 
all the buildings are within a short walking distance. Discussions 
are on-going with the Council and local bus operators to confirm 
the potential to divert existing services or a new service in the 
site to serve the local area.

ACCESS AND CONNECTIVITY
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metres unless noted otherwise.

4. Any discrepancies noted on site are to be reported to the engineer
immediately.
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The proposed layout been carefully designed to take 
account of the landscape character. The largest buildings 
are located within the well contained south western parcel, 
with smaller scale buildings in the more rural north eastern 
area of the site.  

Development has been set back from the boundary to 
protect the existing mature boundary vegetation, allowing 
for significant new strategic native woodland planting, which 
will establish a mature and robust landscape framework.  

Extensive high-quality landscaping is proposed, providing 
natural focal points and accessible open space. 

LANDSCAPING
The establishment of the new Country Park will provide 
an attractive, accessible, high quality recreational area 
for the local community, with a series of wetland habitats 
and areas of managed scrub enhancing the setting of the 
Dogsmouth Brook watercourse.

The park is key to establishing a sensitive landscape buffer 
to the Tove Valley Special Landscape Area (SLA), to the east, 
ensuring that no significant change to the special qualities 
of the SLA or its setting will be perceived. 

A sustainable re-use of the topsoil from the employment 
development will be used within the Country Park to form 
gentle earth mounding within the park. These will be 
planted, enhancing the wooded character of the localised 
area and will provide elevated viewing points across and 
beyond the Country Park taking in the route of the Grand 
Union Canal. 

It is intended that the Country Park will be seen as a 
natural continuation of the established Stony Stratford 
Nature Reserve, which will be directly linked via a series of 
attractive new country walks.
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Extensive survey work has been undertaken at the site in order to ensure that the proposed 
development is based on up-to-date ecological information.  

Habitats and features of ecological value are present, including a single small non-statutory 
ecological designation (Dogsmouth Brook Meadow LWS), along with existing watercourse, 
trees, hedgerows and associated features. 

The proposed site layout has been designed to retain and protect the majority of these features. 

The proposals will provide a number of ecological enhancements including new habitats and 
targeted management for the benefit of wildlife. 

The Country Park will provide considerable ecological enhancement measures and benefits 
in the long term. New habitats will be created using native species common to the local area. 
These will be designed to maximise biodiversity value, and managed in the long term.  

The proposals will provide an overall net gain in habitat value of 20.94%.

 
Wetland features 
 

 
Wildflower meadow  

 
 

Wetland features 
 

 
Wildflower meadow  

 

Wildflower MeadowWetland Features

ECOLOGY
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FLOOD RISK    
The Dogsmouth Brook, flows through the Site from west to east. The watercourse crosses 
under the A508, Cosgrove Road and the Old Stratford Arm of the Grand Union Canal, before 
discharging to a main river, which is the Great Ouse Parts of the site have been identified as 
being in Flood Zones 2 and 3. 

A full Flood Risk Assessment (FRA) has been submitted with the planning application.

It is proposed that the site will outfall to Dogsmouth Brook running through the site via 
two attenuation ponds, whereby discharge rates will be restricted to an acceptable flow 
level. The Dogsmouth Brook crosses under the elevated canal via a culvert. The culvert is 
undersized and prevents water passing through the canal, causing flooding upstream and 
into the site area.

The applicant is working proactively with the Canal and River Trust and Environment Agency 
in order establish a principal of reducing the current restriction caused by the culvert and 
to provide an additional Flood Storage Area with the county park. Detailed modelling has 
been undertaken and the hydraulic model has been validated by the Environment Agency. 

The benefits in respect to flood risk are:

• Reduced flood risk both upstream and downstream of the site
• An increase of flood storage on the site of 21,676m3 
• A 600l/s decrease of flow leaving the site 
• Reduce to the baseline flood level upstream of the canal embankment and hence the 

risk of canal embankment instability

The proposed foul drainage strategy is to convey all foul flows from the development to an 
existing foul sewer running north-south through the centre of the site.

The drainage strategy demonstrates that an appropriate drainage system for both foul 
and surface water can be provided. Subject to the mitigation measures proposed, the 
development may proceed without being subject to significant flood risk.

7
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LIGHT, NOISE AND AIR QUALITY
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Light

Lighting has been carefully designed to ensure the immediate 
environment has been protected.

Consideration has been taken to ensure no loss of amenity 
due to glare through shielding of the lamps, choice of 
luminaires and efficient mounting heights.

The scheme can be implemented and remain considerate 
of the local environment.

Noise

The application has considered noise from fixed plant and 
equipment, noise associated with HGV activity, noise from 
car parking activity and the change in noise levels due to 
development generated road traffic. 

The results of the assessment indicate that noise associated 
with the proposed development is unlikely to result in an 
adverse impact on nearby receptors.

Air Quality

Pollutant concentrations were predicted at existing sensitive 
receptor locations both without and with the development 
in place.  

The air quality assessment shows that the effects on local 
air quality as a result of the proposed development will be 
not significant and pollutant concentrations were well below 
the relevant air quality objectives at all receptor locations 
considered.

0

0

0

0

0

Statistics

Description Symbol Avg Min Min/Avg

Access Road - 20/0.40Uo 22 lux 10 lux 0.45
Unit 1 Car Park - 10/0.25Uo 12 lux 4 lux 0.33
Unit 1 Cycles 19 lux 14 lux 0.74
Unit 1 Dock Doors - 30/0.40Uo 45 lux 23 lux 0.51
Unit 1 M/Cycles - 10/0.40Uo 32 lux 28 lux 0.88
Unit 1 Rear Walkways - 10/0.40Uo 10 lux 4 lux 0.40
Unit 1 Service Yard - 20/0.40Uo 22 lux 9 lux 0.41
Unit 2 Car Park - 10/0.25Uo 12 lux 4 lux 0.33
Unit 2 Cycles 7 lux 4 lux 0.57
Unit 2 Dock Doors - 30/0.40Uo 34 lux 27 lux 0.79
Unit 2 Rear Walkways - 10/0.40Uo 10 lux 4 lux 0.40
Unit 2 Service Yard - 20/0.40Uo 21 lux 10 lux 0.48
Unit 3 Car Park - 10/0.25Uo 12 lux 4 lux 0.33
Unit 3 Cycles 8 lux 5 lux 0.63
Unit 3 Dock Doors - 30/0.40Uo 38 lux 20 lux 0.53
Unit 3 Rear Walkways - 10/0.40Uo 10 lux 5 lux 0.50
Unit 3 Service Yard - 20/0.40Uo 23 lux 11 lux 0.48
Unit 4 Car Park - 10/0.25Uo 12 lux 4 lux 0.33
Unit 4 Cycles 6 lux 3 lux 0.50
Unit 4 Dock Doors - 30/0.40Uo 54 lux 28 lux 0.52
Unit 4 Rear Walkways - 10/0.40Uo 10 lux 4 lux 0.40
Unit 4 Service Yard - 20/0.40Uo 20 lux 8 lux 0.40
Unit 5 Car Park - 10/0.25Uo 12 lux 4 lux 0.33
Unit 5 Cycles 4 lux 3 lux 0.75
Unit 5 Dock Doors - 30/0.40Uo 33 lux 25 lux 0.76
Unit 5 Rear Walkways - 10/0.40Uo 10 lux 5 lux 0.50
Unit 5 Service Yard - 20/0.40Uo 20 lux 8 lux 0.40
Unit 6 Car Park - 10/0.25Uo 16 lux 5 lux 0.31
Unit 6 Cycles 16 lux 9 lux 0.56
Unit 6 Dock Doors - 30/0.40Uo 36 lux 30 lux 0.83
Unit 6 Rear Walkways - 10/0.40Uo 10 lux 4 lux 0.40
Unit 6 Service Yard - 20/0.40Uo 22 lux 9 lux 0.41
Unit 7 Car Park 1 - 10/0.25Uo 14 lux 6 lux 0.43
Unit 7 Cycles 12 lux 10 lux 0.83
Unit 7 Dock Doors - 30/0.40Uo 42 lux 33 lux 0.79
Unit 7 Rear Walkways - 10/0.40Uo 10 lux 4 lux 0.40
Unit 7 Service Yard - 20/0.40Uo 22 lux 9 lux 0.41
Unit 8 Car Park - 10/0.25Uo 12 lux 5 lux 0.42
Unit 8 Cycles 10 lux 5 lux 0.50
Unit 8 Dock Doors - 30/0.40Uo 34 lux 30 lux 0.88
Unit 8 Rear Walkways - 10/0.40Uo 10 lux 4 lux 0.40
Unit 8 Service Yard - 20/0.40Uo 20 lux 8 lux 0.40
Unit 9 Access Rd   - 20/0.40Uo 26 lux 13 lux 0.50
Unit 9 Car Park - 10/0.25Uo 12 lux 6 lux 0.50
Unit 9 Cycles 13 lux 12 lux 0.92
Unit 9 Dock Doors - 30/0.40Uo 30 lux 26 lux 0.87
Unit 9 Rear Walkways - 10/0.40Uo 11 lux 6 lux 0.55
Unit 9 Service Yard - 20/0.40Uo 23 lux 11 lux 0.48
- 6 lux 5 lux 0.83

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Wattage

A1
8 HOLOPHANE 

EUROPE 
LIMITED

1 x DSX1.2.LA224.FW 
on 12m Column

D-Series 1 Luminaire 208

AW
7 HOLOPHANE 

EUROPE 
LIMITED

DSX1.2.LA224.FW on 
Wall Bracket at 12m 
AFFL

D-Series 1 Luminaire 208

AW8
3 HOLOPHANE 

EUROPE 
LIMITED

DSX1.2.LA224.FW on 
Wall Bracket at 8m AFFL

D-Series 1 Luminaire 208

B1
14 HOLOPHANE 

EUROPE 
LIMITED

1 x DSX1.2.LA164.FW 
on 8m Column

D-Series 1 Luminaire 131

BW
14 HOLOPHANE 

EUROPE 
LIMITED

DSX1.2.LA164.FW on 
Wall Bracket at 8m AFFL

D-Series 1 Luminaire 131

C1
11 HOLOPHANE 

EUROPE 
LIMITED

1 x DSX1.2.LA114.FW 
on 8m Column

D-Series 1 Luminaire 105

C2
2 HOLOPHANE 

EUROPE 
LIMITED

2 x DSX1.2.LA114.FW 
on 8m Column

D-Series 1 Luminaire 210

CW
5 HOLOPHANE 

EUROPE 
LIMITED

DSX1.2.LA114.FW on 
Wall Bracket at 8m AFFL

D-Series 1 Luminaire 105

D1
3 HOLOPHANE 

EUROPE 
LIMITED

1 x DSX0.1.LA064.FW 
on 8m Column

D-Series 0 Area luminaire 45

D2
1 HOLOPHANE 

EUROPE 
LIMITED

2 x DSX0.1.LA064.FW 
on 8m Column

D-Series 0 Area luminaire 90

E
3 HOLOPHANE 

EUROPE 
LIMITED

WAP.1.LA094.FW at 8m 
AFFL

WALLPACK 81

F
8 HOLOPHANE 

EUROPE 
LIMITED

WAP.1.LA064.FW at 8m 
AFFL

WALLPACK 50

G
2 HOLOPHANE 

EUROPE 
LIMITED

DWL.1.LA044.FW.W025 
at 4m AFFL

Denver iD Wall 25

H
108 HOLOPHANE 

EUROPE 
LIMITED

DWL.1.LA014.HN.W007 
at 2.7m AFFL

Denver iD Wall 6.5

I
2 HOLOPHANE 

EUROPE 
LIMITED

DWL.1.LA034.AY.W018 
at 2.7m AFFL

Denver iD Wall 18

J
47 HOLOPHANE 

EUROPE 
LIMITED

TBHF.POL1.7026AR403
0GL at 5m Zero Tilt

7026 - POLAR 1 30W MOD. AR 
4000K

30

T1
26 HOLOPHANE 

EUROPE 
LIMITED

1 x 
VMX.2.LA134.V2.L2L4.
W108  on 10m Column

V-Max Streetlighting luminaire 
with a Type II - Short 
distribution

108

U1
6 HOLOPHANE 

EUROPE 
LIMITED

VMX.2.LA104.V2.D4D4.
W069 on 10m Column

V-Max Streetlighting luminaire 
with a Type III - Medium 
distribution

69
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HGV parking
3 spaces

HGV parking
4 spaces

HGV parking
4 spaces

HGV parking
4 spaces

HGV parking
5 spaces

HGV parking
8 spaces

HGV parking
6 spaces

B2/B8 Car parking
128 parking spaces
(target 128)
(incl.13 disabled)
64 cycle spaces
10 motorbikes

B2/B8 Car parking
51 parking spaces
(target 51)
(incl.5 disabled)
25 cycle spaces
8 motorbikes

B2/B8 Car parking
58 parking spaces
(target 58)
(incl.6 disabled)
29 cycle spaces
8 motorbikesB8 Car parking

23 parking spaces
(target 23)
(incl.2 disabled)
8 cycle spaces
7 motorbikes

B8 Car parking
28 parking spaces
(target 28)
(incl.3 disabled)
10 cycle spaces
7 motorbikesB8 Car parking

36 parking spaces
(target 36)
(incl.4 disabled)
13 cycle spaces
 7 motorbikes

B2/B8 Car parking
100 parking spaces
(target 99)
(incl.  10 disabled)
50 cycle spaces
9 motorbikes

B2/B8 Car parking
121 parking spaces
(Target 121)
(inc.12 disabled)
60 cycle spaces
10 motorbikes

Unit 2 - 12m CIH
4,480sqm/ 48,222sqft +
448sqm/ 4,822sqft office
(GF+FF)

Unit 4 - 12m CIH
5,824sqm/ 62,689sqft +
576sqm/ 6,200sqft office
(2 storey)

Park manager's
office 48,7sqm/
524sqft

HGV parking
45 spaces

Transport office
105sqm/1,130sqft

Gatehouse
15sqm/ 161sqft

Unit 3 - 12m CIH
5,488sqm/ 59,072sqft +
560sqm/ 6,028sqft office
(FF+GF entrance)

NOTE
Public footpath
route retained
along Cosgrove
Road

Landscaped
amenity area

Unit 1 - 15m CIH
33,695sqm/ 362,690sqft +
2,592sqm/ 27,900sqft office
(3st)

B8 Car parking
302 parking spaces
(incl.30 disabled)
110 cycle spaces
16 motorbikes

Sprinkler tanks
10,000m3 (TBC)

HGV fuelling
if required

HGV wash
if required

Sprinkler
tanks
5,000m3
(TBC)

Sprinkler
tanks
5,000m3
(TBC)

Landscaped
gateway arrival
space

Proposed
replacement
badger sett.

Connection
to PROW

Totem
signage

Totem
signage

Unit 5 - 10m CIH
3,773sqm/ 40,612sqft +
580sqm/ 6,243sqft office
(FF, SF+GF entrance)

Unit 6 - 10m CIH
2,944sqm/ 31,689sqft +
384sqm/ 4,133sqft office
(FF+GF entrance)

Unit 7 - 10m CIH
2,493sqm/ 26,834qft +
322sqm/ 3,466sqft office
(FF+GF entrance)

NOTE
Public footpath route
and access to country
park retained along
eastern boundary within
10m buffer zone

NOTE
8m landscape
buffer zone to
boundary

NOTE
8m landscape
buffer zone to
boundary

Unit 9 - 10m CIH
2,240qm/ 24,111sqft +
300sqm/ 3,229sqft office
(GF+FF)

Connection to
PROW

HGV loading
46 spaces

HGV loading
7 spaces

HGV loading
9 spaces

HGV loading
9 spaces

HGV loading
6 spaces

HGV loading
5 spaces

HGV loading
5 spaces

HGV loading
5 spaces

HGV loading
4 spaces

Unit 8 - 10m CIH
2,554sqm/ 27,491sqft +
322sqm/ 3,466sqft office
(FF+GF entrance)

Access to
country park

(incl.2x
eurodocks)

Sprinkler
tanks
5,000m3
(TBC)

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Unit
signage

Link to
Cosgrove
Road

Gate to
Cosgrove
Road

(Cycles
double
stacked)

(Cycles
double
stacked)

(Cycles
double
stacked)
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Notes

1. DO NOT SCALE THIS DRAWING.

2. ALL DIMENSIONS ARE IN MILLIMETERS UNLESS OTHERWISE
STATED.

3. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH ALL
OTHER RELEVANT DRAWINGS AND SPECIFICATIONS.

CDM DESIGNER RISK INFORMATION
IN ADDITION TO THE HAZARDS/RISKS NORMALLY
ASSOCIATED WITH THE TYPES OF WORK DETAILED
ON THIS DRAWING
NOTE  THE FOLLOWING:-

CONSTRUCTION

DECOMMISSIONING/DEMOLITION

FURTHER INFORMATION CAN BE FOUND ON
DESIGNER RISK ASSESSMENT NUMBER:-

IT IS ASSUMED THAT ALL WORKS WILL BE CARRIED
OUT BY A CONTRACTOR COMPETENT UNDER CDM
2015 WORKING TO AN APPROVED METHOD
STATEMENT

MAINTENANCE/CLEANING
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SUSTAINABILITY
The following sustainable features are embedded within the design:

• Plant will achieve a minimum EPC rating A; 
• The development will achieve a minimum rating of BREEAM Excellent upon the completion of 

the development;
• Photovoltaics for generation of partial power to the buildings; 
• Air Source Heat Pumps to provide heating and cooling to all buildings;
• The proposals will provide on-site cycle storage and shower facilities to encourage employees 

to cycle to the site; and,
• The proposals will provide EV charging points for staff and visitors.

Solar Photovoltaics (PVs)

PVs can generate electricity from even on overcast days, from daylight, rather than direct 
sunlight. This makes them viable even in the UK, although peak output is obtained at midday on a 
sunny summer’s day. PVs offer a simple, proven solution to generating renewable electricity.

There are two main types of commercially available PV panels on offer in the UK:

Crystalline silicon cells: 
• The most efficient of the PV technologies with a conversion efficiency of between 18-20% 

(available solar energy to electricity produced). 

Thin film cells: 
• Have a conversion efficiency of between 5-10%. These are less efficient than silicone derived 

cells. Thin films can be mounted on folded or curved surfaces and are used extensively in 
Building Integrated PV products. 

Air Source Heat Pumps

Air source heat pumps (ASHP) work on the same principal as ground source heat pumps (GSHP). 
The difference is the medium in which the heat is extracted is the external air rather than the 
ground. An ASHP can be used for both heating and cooling and can also be used to provide 
simultaneous heating and cooling to different rooms as required
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ILLUSTRATIVE MASTERPLAN 
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ARTIST IMPRESSIONS

View across northern parcel (Unit 9 to the west) View at site entrance from A508

View towards Unit 8 View on spine road towards Unit 1
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WHAT HAPPENS NEXT?   

Thank you for visiting this exhibition, which we hope has been of interest to you.

The planning application (reference. WNS/2022/1741/EIA) remains under consideration by West 
Northamptonshire Council. We will continue to work closely with West Northamptonshire Council 

and the relevant statutory consultees.

The planning application is expected to be considered by the planning committee shortly for 
determination.

Please leave any questions you have, and we will seek to answer them at tomorrow evenings virtual 
presentation.

For further information please contact:

enquiries@framptons-planning.com

01295 672310
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