FOBA

(Friends of Boughton Area)

Mr Chris Cavanagh

Corporate Manager Regeneration and Growth

West Northamptonshire Joint Planning Unit

Northampton Borough Council

Cliftonville House

Bedford Road

Northampton NN4 7NR

29.2.08

Dear Mr Cavanagh

Northampton Five-Year Housing Land Supply Assessment December 2007

We wish to draw attention to the following aspects of Table 3 of this Assessment. Our itemised comments on Table 3 as a whole are shown in the appendix to this letter –

Deliverability

We note from the above document that the site at Whitehills, Northampton, (known as Buckton Fields) is shown as an achievable and deliverable site for an urban extension of Northampton within the next five years on the basis stated in Table 3 of the Assessment that the site is owned by the developer or that there is known interest or that it is advertised for sale, that there are no ownership or environmental constraints and that the site consequently meets the criteria for deliverability in PPS3. From investigations that we have carried out into the current application by Ensign Group Limited for outline planning permission for the development of the site we question whether the statements made in Table 3 are, in fact, reliable.

Ownership and Access

Ensign Group Ltd own or have a legal interest in only the top third (East) of the site adjoining Harborough Road North. The rest we believe is in the ownership of Northamptonshire County Council, which is not a party to the current application. We are aware from the Environmental Statement submitted with the planning application (para.10.2.10) that the applicants have been unable to gain access to the whole of the land for the purpose of conducting site investigations, presumably because the owners would not permit it. Moreover, Ensign Group Ltd have indicated that they intend to submit a separate outline planning application for approximately 500 houses on what they call Buckton Fields East. Again we assume that this can only be because the remainder of the site is not immediately available to them for development.

Local Plan Allocation.  

It was stated in Table 3, originally published in April 2007, that the site was suitable because it was allocated in the Local Plan. This, however, does not correctly reflect the up-to-date position at that time since Daventry District Council had made a submission to the Secretary of State that the allocation (Policy HS2) should not be saved and that the suitability of the site should be evaluated as part of the new development plan process. 

Physical/Environmental constraints.  

Table 3 states that the site is achievable because there are no physical/environmental constraints to its development. In fact, there are many serious constraints to the development of this site and the statement in the Table is incorrect. 

Conditions/Section 106 Agreements. 

Table 3 also states that the site is achievable because there are no conditions/section 106 agreements precluding development. While this may be true at the present time, Section 106 agreements with both the District Council and the County Council on a number of important matters will be essential before the site can be developed.  Furthermore, such agreements would appear to be unattainable if, as appears may be the case, the owner of a major part of the site is not necessarily willing to enter into them. 

Mineral Reserves.  

Lastly, we would point out that the eastern half of the site is understood to fall within a minerals consultation area which may contain mineral reserves of economic importance which should not be sterilised. This would appear to be a further potential constraint to the development of the land for housing.

Impact and Consequences of Erroneous assessment and categorisation of the Site 

(i) the impact on the Housing Land Supply Assessment 

(ii) the impact on the Secretary of State’s Decision, and

(iii) the impact on findings of the JPU

In the light of the above factors it seems highly questionable whether the site will be deliverable for a large scale urban extension of Northampton within the five year period, contrary to what is said in the Housing Land Supply Assessment. 

It also seems that the Secretary of State may have misdirected himself as to the likely availability of the site in saving the allocation in the Daventry Local Plan for a further period. 

An additional factor is that the erroneous statements in Table 3 may inadvertently mislead the West Northamptonshire Joint Planning Unit in reaching a decision on whether the Buckton Fields site should figure among the preferred options for the future growth of Northampton following the recent public consultation on Issues and Options for growth.
Our recommendation

We wish to urge therefore that this matter should be investigated further, since if the site is not deliverable within the five year period, then we assume it ought to be removed from the Five-Year Housing Land Supply Assessment and another site or other sites substituted in its place. 

We also consider it desirable that the JPU should be alerted to the constraints affecting the availability and development of the site despite its current status as a saved allocation in the old style development plan. 

Your early response on this matter would be appreciated. We reproduce below, in appendix, table 3 with our comments.

                                                        


Yours sincerely

Michael Stead

                                                                                   Chairman, Friends of Boughton Area (FOBA)

2 Greville Close, Boughton, Northampton. NN2 8RZ

Email: stead@onetel.com
Tel: 01604 843714
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APPENDIX 

Table 3 with our comments attached.

	What Table 3 showed
	What Table 3 showed
	FOBA’s comments

	Available: Site under construction
	No
	

	Available: Outline/Detail/Reserved Matters or Local Plan Allocation
	Yes
	Misleading in April when this table was prepared. Not necessarily deliverable now for all the reasons below.

	Available: Owned by developer/ Known Interest/Advertised for sale
	Yes
	Wrong. Answer should be No.

The major part of the site is not owned by a developer and no developer is known to have a legal interest.in it.

	Suitable? Local Plan Allocation
	Yes
	Although this is currently correct, until September 2007 DDC’s proposal that Policy HS2 should not be saved was before the Secretary of State awaiting a decision. 

	Suitable? Brownfield site within PUA
	No
	

	Achievable? No Ownership constraints
	Yes
	Wrong.  Answer should be No. 

	Achievable? No Physical/Environmental constraints
	Yes
	Wrong. There are many constraints making the site very difficult to achieve. Answer should be No.

	Achievable? No conditions/S106 Precluding Development
	Yes
	Wrong. Policy HS2 already has stringent conditions restricting and regulating development. 

We would also point out that Section 106 agreements necessary for the proper development may not be attainable. 

	Deliverable?
	Yes
	It is very questionable whether the site is deliverable in view of the foregoing .

	Application Numbers
	No Application submitted
	Factually incorrect as an application was submitted in November.

	Status
	Allocated
	

	Current Capacity
	1000
	The capacity was increased to 1500. (The current application is for 1250 houses).

	5 Year supply 2008 - 2013
	300
	It is very questionable whether this could be achieved.


