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Planning Application Objections

to 
Housing Development of Buckton Fields
Summary of FOBA Reports Issued in regard to this planning application 
up to July 2008

The following sections are all report abstracts, mainly summaries, of detailed reports by FOBA (Friends of Boughton Area) on the subjects of Transport, Land Slippage, Drainage and Water Run-off, and Northampton Five-Year Housing Land Supply Assessment December 2007. All of these reports relate to the proposed housing development of Buckton Fields.

All of these reports can be seen on http://www.boughtonnorthants.co.uk/amenities.php or are available on request.

This group of reports does not cover all matters that FOBA wish to raise as valid grounds for rejecting this planning application. Such matters will be dealt with in other papers raising valid objections.
1. Transport
The allocation of the site for housing development as a saved policy in the old style Daventry Local Plan was made more than ten years ago in circumstances relating to traffic impact, infrastructure provision and future growth prospects far different from those now prevailing, and there are now acute traffic problems in the area in which the site is situated. As development of Northampton continues, these problems will inevitably become more acute. 
The transport case for a Buckton Fields housing development rests on the claim that it will not create a material increase to the traffic problems of the area. But, as demonstrated by our analysis of the transport issues, the proposals put forward by the applicants are unrealistic and would not have the significant effect claimed by them in reducing the impact of traffic from the proposed development. 

On the contrary, such a development would have a major adverse impact on the traffic conditions in the area. Additionally, the attempt to introduce and sustain the measures proposed by the developers would result in wasted public resources.

In our view these are all material considerations which, despite the saved allocation of the site in the old style development plan, amply justify the refusal of the planning application.
We make the following points –

(i)  The traffic problems of the area and the impact of the proposed development have not been properly understood by the Transport Assessment (TA). (See Secs. D, E and F). It expects, as a best case outcome, through adoption of proposals of multi modal shift, a small increase in traffic flows which would be accommodated by minor road improvements. 

(ii) Multi-modal shifts (from car to buses, park-and-ride, walking and cycling) are at the heart of the TA’s case for housing development. These proposals are, in all aspects, indisputably impractical and incapable of implementation in any foreseeable timescale for the proposed development of Buckton Fields. (see “Sec. E. Multi modal shift theory – Unproven, Untested and Impractical Proposals”)
(iii)  We estimate that 9,000 extra car journeys per day would result from the development of the site (appendix 1).

(iv) Many areas of Northampton, especially Whitehills, Boughton Green, the Cock Hotel junction and other parts of Kingsthorpe, and villages to the north, would suffer from the increased traffic flows. We identify particularly the A508, A5199, and the village of Boughton, but all of these areas are already highly sensitive to traffic problems including queuing and poor air quality and would be particularly susceptible to the increased traffic flows to and from the site. Other villages that would be affected include Pitsford, Brixworth, Church and Chapel Brampton and Moulton, So too would traffic from Leicester. (See “Sec. G Impact of Increased Traffic Flows generated by the Proposed Development”)
We therefore urge the refusal of the planning application.

2. Land Slippage (“Solifluction”)
Site Topography and Geology
The western two thirds of the site in particular, that is, the lower part of the Brampton Lane hill, but also most of the whole site, has varying degrees of slope but quite frequently in the region of 7 degrees or above.  At this degree of slope there is often sensitivity to land slippage in heavy rain. The area in which Buckton Fields lies is of sandstone and clay, and very probably sandstone overlying clay, since this is common in this locality and around Northamptonshire in general. This combination of slope and a soil sub-strata of sandstone overlying lias clay creates a condition known as solifluction where the sandstone can shear away from the clay. As evidence of this we are aware that areas adjacent to the site have houses and other buildings that have been subjected to land slippage in recent years, giving rise to insurance claims for repair of serious property damage (note 4).

Testing for land instability

It is our understanding that appropriate tests for the risk of land slippage on the lower two thirds of the site have not been carried out. We are also not aware of the details of testing in the eastern end of the site. 
In compliance with the requirements of para.38 of PPS 3, such tests should be carried out in order to determine whether the site is sufficiently stable for the large scale development proposed. If it the case that the developers have not carried out proper tests, as we believe, and also satisfied the requirement to demonstrate the results of such tests, we contend that it would be most unwise to grant planning permission.  

Local Authority Technical Control over Testing
We understand that the technical requirement includes the drilling of multiple holes distributed widespread around the site to a depth of twelve metres which should be inspected after 12 months. We would advise that the District Authority take independent advice on the precise technical requirements and not rely on the developers, who may be tempted to make less stringent tests such as four metre trial holes. (This would be unsuitable as the lias clay is often much deeper.)

Until the developers can satisfy this basic requirement to ensure that the site is free from potential land slippage and there is a proper, verifiable and independent  evidential report we believe that the outline planning permission should not be granted. 

3. Drainage and Water Run-off
(i) Environmental Statement Claim of Neutral Impact of Site Development
The Environmental Statement claims (para 10.4.4.) that when proposed mitigating measures are carried out development at Buckton Fields will have a neutral impact on the River Nene Flood plain. This does not meet the requirements of PPS 25 to reduce risk and we also challenge the claim that it is risk-neutral.

(ii) Probably lacks an appropriate Strategic Flood Risk Assessment report. 

This should be commissioned by, and be under the control of Daventry District Council.

(iii) Safety and Practicality Issues

(a) Not Neutral in impact. We believe that Buckton Field’s development will not have the neutral impact on the River Nene Plain that the Environmental Statement claims. The development would give rise to particular water run-off risks to proposed site residents and particularly to residents of other parts of the town, and these have not been correctly assessed. 

(b) Condition of Northampton’s Drainage Infrastructure.  In the present conditions of Northampton’s Drainage Infrastructure it would be unsafe to carry out the proposed development.  The ageing, combined storm and foul sewerage system that serves old Northampton would have to cope with an additional load and this site would add to the risks arising from water run-off in extreme conditions and there would be danger of sewage contamination in the event of flooding. 
(c ) Cumulative Impact. The development would also add considerably to the cumulative adverse impact of housing developments in and around Northampton on the town’s river and drainage infrastructure, which is already acknowledged to be over-stretched and antiquated. 

(d) Hydrological Conditions on Site.  Several hydrological conditions make the Buckton Fields site unsuitable for housing development and in so far as these conditions can be ameliorated the associated costs of amelioration would significantly add to the sum of unwarranted costs of infrastructure development that this site would incur if the application were approved. These costs have not been correctly assessed on technical grounds, and the holistic implications for the River Nene and underground drainage infrastructure of the town have not been adequately accounted for. 

(e) Water Balancing Measures. The water balancing measures proposed by the developer require careful assessment before they can be accepted as realistic, especially in the context of the probable impact which this development would have on other parts of the town.
(iv) Unresolved issues of maintenance and control of proposed water retention features on site

We have not seen suitable reference to the question of ongoing inspection and maintenance and funding for these activities.
(v) Wrong assessment of surface water run-off

The bases for calculations relating the surface water run-off and the potential consequences for parts of Northampton downstream have been carefully scrutinised by a practising civil engineer living in the locality who has extensive practical experience of similar problems in Northampton and its environs. The bases of the calculations themselves have been challenged. Both the civil engineer and the Nene Flood Prevention Alliance are very concerned at what they see as very serious shortcomings in the planning applicant’s report which thus fails to alert the Local Authority and Environment Authority to the real consequences of the site’s development.
Our recommendation is that this planning application should be rejected on the grounds identified in items (i) to (v) above. 

4. Northampton Five-Year Housing Land Supply Assessment December 2007
This FOBA report drew attention to the completely erroneous “Five-Year Housing Land Supply Assessment, December 2007”of the NBC in which the appraisal of almost all factors that were considered relevant to the land supply assessment were completely wrong. These were assessments of Deliverability, Ownership and Access, Local Plan Allocation, Physical/Environmental Constraints, Conditions/Section 106 Agreements. 

It is most unfortunate that this document, incorrectly indicating no constraints to the development of the whole site within the five year period was current throughout the time that the Daventry District Council's proposal not to save Policy HS2 (Buckton Fields) was under consideration by the Secretary of State, leading to his decision that the policy should be retained and thereby Buckton Fields be available for development.
Our itemised comments on Table 3 of the Land Supply Assessment are listed in the report. 

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.
5. Conclusion
In respect of each of the above four sections the points made are sufficient to cause rejection of the planning application. FOBA have not yet considered all aspects of this planning application and there are other concerns such as inadequate provision of schools on the site and other important design problems. We submit that there can be no viable justification for this planning application and it should be rejected.
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