                                    F  O  B  A

                               FRIENDS OF BOUGHTON AREA

Representations on the draft West Northamptonshire Strategic        Housing Land Availability Assessment

1.  Preliminary Observations

Whilst we understand that the purpose of the SHLAA as put forward is solely to identify new housing sites that could be potentially available over a specific period, we do not accept that it is either prudent or desirable to divorce this process entirely from considerations of planning policy.
In particular, we consider that the existing and proposed policies for protecting ancient rural villages in the vicinity of Northampton from being absorbed into Northampton by extensive development have to be taken into account in both the SHLAA and in the planning process. In our view the decision of the JPU to ignore these existing policy constraints was misconceived. 

The same argument applies with equal force in respect of relevant constraints in the provision of transport infrastructure in respect to Boughton village and the surrounding areas.

These important considerations are amplified below.

2.  Contradiction between the SHLAA and the Emerging Core Strategy – Growth Areas

We draw attention to the fact that the Strategic Housing Land Availability Assessment Practice Guide (2007) states (para 30) that housing potential for identified sites should be guided by emerging plan policies and (para 37) that factors to be considered in assessing a site’s suitability for housing now or in the future should include policy restrictions such as existing planning policy . The West Northamptonshire Emerging Joint Core Strategy published for consultation in July 2009 (para 6.1.7. and Map 6.1 Preferred Locations for Growth) does not identify Boughton as a preferred location for extensive housing development. The large number of sites now identified in Boughton as suitable locations for growth are therefore totally in conflict with the Emerging Joint Core Strategy.

An issue of the greatest significance in this context is the absence of any adequate road network on the north side of Northampton. The areas now suggested as potential sites for large scale housing at Boughton and other villages to the north of Northampton cumulatively represent  a totally unsustainable scale of  development in terms of the traffic implications to which such development would give rise. We cannot see what advantage is to be gained in identifying a large number of sites, seemingly at random, assessing them individually as having no constraints in terms of availability, achievability and deliverability, when an over-arching  constraint arising from the lack of  indispensable major infrastructure  exists.

3.  Contradiction between the draft SHLAA and Existing and Emerging  Planning Policy – Restricted Infill Villages and Protection of Rural Settlements
The site known as Buckton Fields (DDC 072 - the part south of Brampton, and 074) is an existing local plan allocation. The remaining nine sites identified on Plan D4 in the draft SHLAA are not so allocated. The village of Boughton is designated in the current Daventry District Local Development Plan as a restricted infill village (Saved Policies EM 10 to EM14). In addition the West Northamptonshire Emerging Joint Core Strategy (Policy Approach 6.9.6) has as one its objectives the restriction of development in rural areas outside Settlement Policy Areas. This emerging strategy maintains the protected status. We fail to see therefore how these nine sites could properly have been considered as suitable for housing development.

The SHLAA is therefore in conflict with existing and emerging planning policy and has not properly addressed the provisions of the Practice Guide referred to above on this important issue. For the above reasons we consider that the nine sites referred to in the preceding paragraph have been wrongly included in the draft SHLAA and should be deleted from it.

4.  Public Confusion

The order in which the process of identifying sites has been carried out in various stages is highly confusing to the public, particularly as the sites now being identified in the current consultation are in many respects at odds with the earlier consultation process on growth areas for West Northamptonshire. We would ask what was the point of consulting the public on the Emerging Joint Core Strategy for the future development of West Northamptonshire if the draft SHLAA now goes on to identify extensive areas as suitable and available for housing development which did not figure at all in that consultation?  The impression that has now been created is that the Emerging Joint Core Strategy and future Development Plan Documents will be driven by the findings of the SHLAA.

5.  Site Assessment Checklist Table 7 in the Methodology Paper June 2008
General Issues 

In addition to our comments above on matters of principle, we have given careful consideration to the individual site assessments for each of the ten sites in the Parish of Boughton. (Plan D4 Boughton)

All the sites identified on the plan D4 have major highways and traffic issues as well as other issues which the assessments have not properly addressed. These issues are referred to in our evidence relating to the individual sites below.

In addition the sites in Plan D4 are in agricultural use and the highly relevant issue of the classification of the land for agriculture purposes does not appear to have been addressed. This is a deficiency in carrying out the assessment which should now be addressed.

Buckton Fields (plan reference DDC074 and the part of DDC072 south of Brampton Lane)

In relation to Buckton Fields (plan reference DDC074 and part of DDC072 (south of the Brampton Lane), this site was allocated in the old style Daventry District Plan and there are two undetermined planning applications relating to it. We do not accept the statement in the assessment that there are no identified constraints to delivery and that it is a suitable, available and deliverable site for housing development. The reasons are as follows –

1. There are intractable traffic issues constraining development of the site which the applicant’s traffic impact assessment did not satisfactorily address. We understand that for this reason alone it has not been possible for the DDC, as the local planning authority, to determine the planning applications, which have been in abeyance respectively since 2007 and 2008.

2. Very substantial costs would be involved in carrying out off-site works in an attempt to overcome the traffic problems and there seems no prospect that this site could be developed within the time scale indicated or at all. This issue has not been addressed in the assessment.

3. We are also aware of several other factors relating to this site that would make housing development unsuitable –

(a) Stability

In particular, the site in the lower (western) half has steep slopes exceeding 7 degrees and in addition a substantial part of the site is characterised by marked lateral undulations; several areas of the site, including the upper (eastern half) have springs; and the site is within an area which is geologically known to be unstable because of the nature of the underlying strata and the manner in which they interact. We consider that this combination of factors makes the site unsuitable for housing development on grounds of instability.

(b)  Flood Risk 

Surface water drainage from the site would be direct down into the River Nene and its flood plain. There is growing recognition of the inadequacy of the flood protection measures for Northampton Town owing to the deficiencies of the arrangements to deal with River Nene flood water. In particular the scheme for works to the main River Nene channel beyond Weston Mill in 1972, for which the then Northampton Development Corporation provided funds, has never been carried out. Any large scale development which has the potential to increase the risk of flooding downstream, such as the Buckton Fields site, should be recognised as subject to this critical limitation. 

DDC072 (The part north of the Brampton Lane)

The traffic issues and stability issues identified above apply equally to the land to the north of the Brampton Lane. 

In addition, it is pointed out that 7.4 hectares of the land is community woodland (Martin Moore Wood) open for full public access on foot and links directly to the Brampton Valley Way Long Distance route. It is part of the River Nene Regional Park Initiative and is being created in partnership with the International Tree Foundation (ITF). Various species of native deciduous trees have been planted in the area. It is part of the NCC Biodiversity Action Plan, which details potential bio-diversity issues in the County and the actions required to protect various habitats and species. The wood adjoins Rectory Farm on its eastern boundary.

On the assumption that the County Council is the owner of both the Martin Moore Wood and the area immediately adjoining it to the east, it seems unlikely that they would be willing to agree to housing development taking place on the area adjoining the wood since this would bring housing right up to the boundary of the wood.

DDC198
The development of this site would appear to involve the creation of an access for 47 houses from the site directly onto the Welford Road (A5199) close to its existing junction with Brampton Lane.  The undesirability of a further vehicular access onto this section of the A5199 must be a constraint calling into question its suitability as a site for housing development.  Moreover the development of this site in isolation would merely be an extension of ribbon development into open countryside.

DDC801

Most of this site is historic landfill. One significant constraint is the desirability and practicality of housing development on an historic landfill site which has been formerly worked for ironstone extraction and then backfilled and/or used for disposal of inert waste materials. Additionally, in regard to access onto Harborough Road north (A508), we seriously question whether your assessment that the site is suitable for housing development is valid. The A508 is the major route between Northampton and the A14 and the creation of a vehicular access directly on to it to serve substantial housing development should in no circumstances be contemplated.  

It should be noted that this site is within the boundary of Boughton Quarry and that other sites identified on the Plan D4 either adjoin or are in close proximity to this Quarry (DDC 072, DDC074 DDC802). The implications of this juxtaposition need to be considered both in relation to the future of the quarry and in relation to the identification of sites suitable for future residential development in the locality. 

DDC 802

This site is shown on the Boughton Village Design Statement as an area of open landscape on the approach into Boughton Village along the Vyse Road to be preserved for that purpose. It is also protected as a “green wedge” in the Daventry District Local Plan (Saved Policy EN1D). The site assessment makes no reference to this important consideration.

Moreover, nothing is stated in the assessment of this site about access. We consider that no satisfactory access could be provided for housing development on the scale proposed. The only available places for access are directly onto the Harborough Road (A508) or along the short section of Vyse Road immediately adjacent to its junction with the A508. For these reasons this site is clearly not suitable within the terms of any proper assessment for the purposes of the SHLAA.

The boundary of this site is in close proximity to the Boughton Village Conservation Area and also skirts Boughton Hall, which is a grade II listed building.  The site encompasses the nationally recognised 18th century landscaped park, centred on Boughton Hall.  Part of this landscaped park is a long-established recreational area containing a cricket field and pavilion.
DDC033, DDC 034 and DDC035

We note that the assessments of these individual sites state that there are no constraints to delivery but that when the sites are combined their development could have an impact on the highway network. 

DDC033

The likely point of access for DDC033 would be onto the Moulton Lane. We consider that this lane is entirely unsuitable both in width and vertical alignment to serve as an access for a development of 683 houses and that this site has therefore been wrongly assessed within the terms of the SHLAA. The only other possible access would be through Spectacle Lane. This also is an unacceptable means of access.  It has a narrow and tortuous alignment leading on to the badly aligned and narrow Boughton Road.  Spectacle Lane itself would need to be very substantially widened and re-aligned along a considerable part of its length, including sight lines at its junction with Boughton Road, to provide an access to this site. The costs would be substantial and it seems unlikely that the promoters of the site own or control all the land that would be needed.  Boughton Road itself also has a dangerous deep hollow at the point where it joins Moulton Lane. 

It is stated in the assessment that there are no constraints to delivery in respect of this site but that together with DDC034 and DDC035 the site could have impact on the highway network.  This implies that if only this site were developed there could be no such impact. Given the very limited capacity of Boughton Road/Moulton Lane and the other minor roads in the vicinity the assessment is considered to be patently incorrect.

In addition it is pointed out that this site is characterised by marked undulations and that its northern section has a significant degree of slope down to a brook running through the valley bordering the northern boundary of the site.

DDC035

We do not understand the statement in the assessment “access to this site is not available but potential exists to easily get access to a site of 512 units”.  From our local knowledge we can say that the possible points of access are -

(a) Along the existing track leading onto Howard Lane and Humphrey Lane, Boughton. Substantial improvements to the existing track would be needed and it is not known whether the track is under the control of the owners of DDC035. Moreover this point of entry would be totally unacceptable in highway and traffic terms.

(b) The only other means of access would be through a close in the Obelisk Rise development if this could be shown to be practical, although the practicality of such access seems improbable.

We therefore question the statement “ access to this site could be easily obtained”

Development of this site would also result in harmful impact on the Boughton Village Conservation Area because of the close proximity of the site to the Conservation Area in the vicinity of Humfrey Lane. There are a large number of Grade II listed buildings within the Conservation Area.

DDC034 Moulton Lane south

The assessment in respect of DDC034 states that this is a greenfield site in agricultural use adjoining the settlement of Boughton with an existing access. It is not however clear from the plan where this access is located. Enquiries made of the JPU did not elicit a clear answer as to where the access is located. It was suggested that it might be from Moulton Lane/Boughton Road or from the A5076 (Holly Lodge Drive).

We would assume that wherever the access is it is now only used for agricultural purposes. It cannot therefore be accepted that it would necessarily be suitably located for large scale housing development on the land.

Based on the information we have obtained we question the claim made in the assessment that the site is served by an existing access that would be available for housing development.

If the existing access is on to Moulton Lane/Boughton Road, it is pointed out that the section of this road adjoining the site is totally unsuitable in both its width and vertical alignment to serve as a means of access to a large scale housing development. 

If the access is from Holly Lodge Drive (A5076), it appears from the plan as if the access may have to be through DDC056 or DDC061 if those sites were developed. This would result in a substantial increase in traffic movements on Holly Lodge Drive at a point near a roundabout which already has five roads leading into it. There is a possible potential access from the unclassified/unnamed road that crosses the Boughton Green. However, because of the nature of this road and the surrounding narrow country lanes its use as an access would be totally unacceptable.

On the basis of the above facts we consider that the assessment statement is incorrect in saying that the site has an existing access and no constraints.

This site is potentially of considerable archaeological interest. It is historically known as “Boughton Green”. Between 1351 and 1916 it was the site of “Boughton Green Fair”, reputed to have been the largest in the country.

DDC061 and DDC056

In relation to DDC061 and DDC056 the assessment only refers to the absence of environmental constraints. Nothing is said about access to the sites or highway/traffic constraints.

We would suggest that the assessments are deficient in failing to address these issues in that access could not be permitted onto the narrow section of the Boughton Green Road leading into Boughton Lane and the development of either site would therefore involve access onto the A5076 (Holly Lodge Drive) at a point near the roundabout previously mentioned with five existing roads already radiating from it.
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