Application WNN/2021/0466 – comments on behalf of Great Houghton Parish Council
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[bookmark: _Hlk83116768]Outline planning application WNN/2021/0466 at land north of Bedford Road, Northampton, Northamptonshire

INTRODUCTION
Great Houghton Parish Council object to outline planning application WNN/2021/0466 at land north of Bedford Road, Northampton. The application is for the development of up to 24,000 sqm (GEA) of employment land (Use Classes E(g), B2 and B8) with new vehicular access, associated parking, highway infrastructure and other ancillary works with all matters reserved except access.

THE DEVELOPMENT PLAN
Planning law requires that applications for planning permission be determined in accordance with the development plan, unless material considerations indicate otherwise.
The development plan for the area comprises the following:

· West Northamptonshire Joint Core Strategy Local Plan Part 1 (WNJCS) (2014)
· Central Area Action Plan (CAAP) 2013
· Northampton Local Plan (NLP) (1997)
· Northamptonshire Minerals and Waste Local Plan (2017)
· Made neighbourhood development plans.

There is currently no made neighbourhood development plan covering the area of the application site.
However the application site lies within the neighbourhood area boundary of the Great Houghton Neighbourhood Development Plan (GHNDP). The GHNDP is at an advanced stage of preparation, having reached Regulation 16 Submission consultation, and, therefore, should be given limited weight in assessing this planning application.

West Northamptonshire Joint Core Strategy Local Plan Part 1 (WNJCS) (2014)
The WNJCS sets out strategic planning policy for the area. The WNJCS provides a long-term vision for the area with an overall strategic policy framework within which more detailed plans (such as Northampton Local Plan Part 2) will be drawn up and decisions made.
The WNJCS Vision includes the following (extract):
“Northampton.. …will enhance its role as the leading retail, entertainment, employment, health and learning centre, based upon a thriving mixed economy and the services it offers….
Rural areas will support a network of vibrant rural communities. Villages will retain their local distinctiveness and character, providing affordable homes for local people set within a beautiful landscape. The countryside will support a diverse rural economy including leisure and tourism through its waterways, country houses, parks and woodlands.”

The policies in the WNJCS relevant to this planning application include:

Policy SA - Presumption in favour of sustainable development
This is a general policy concerning sustainable development and should be read in conjunction with the NPPF.
Policy S1 - The distribution of development (extracts)
Development and economic activity will be distributed on the following basis:
a) Development will be concentrated primarily in and adjoining the principal urban area of Northampton
The application site does not lie within the Principal Urban Area of Northampton. The site does adjoin this area but would lead to an eastward extension into a sensitive rural landscape.
d) New development in the rural areas will be limited with the emphasis being on:
1) Enhancing and maintaining the distinctive character and vitality of rural communities;
This eastward expansion of development would lead to the erosion of the open land gap separating Great Houghton from Northampton, this would lead to a significant negative impact on the distinctive character of Great Houghton village.
4) Respecting the quality of tranquillity.
Employment development in this area would also erode the area’s tranquillity.
In assessing the suitability of sites for development priority will be given to making best use of previously developed land and vacant and under-used buildings in urban or other sustainable locations contributing to the achievement of a west Northamptonshire target of 30% of additional dwellings on previously developed land or through conversions.
The application site is greenfield.
Overall the proposed development is in conflict with Policy S1 of the WNJCS it is not within the Principal Urban Area and would lead to an eastward extension of the built-up area into open countryside, leading to a significant negative impact on the distinctive character of Great Houghton village and the area’s tranquillity.
POLICY S4 - NORTHAMPTON RELATED DEVELOPMENT AREA (extract)
Northampton’s needs, both housing and employment, will be met primarily within Northampton’s existing urban area and at the Sustainable Urban Extensions within the Northampton Related Development Area boundary. Additional development to meet Northampton’s needs will be supported only if it meets the vision, objectives and policies of this plan.
[bookmark: _Hlk83124250]The site does not lie within Northampton’s existing urban area. Nor is the site within one of the allocated sustainable urban extensions. As set out within this objection the development of the application site for employment would be contrary to the Vision, Objectives and Policies of the WNJCS.
POLICY S7 - PROVISION OF JOBS (extracts)
Provision will be made for a minimum net increase of 28,500 jobs in the period 2008 – 2029 in order to maintain a broad balance between homes and jobs and to maintain a diverse economic base.
The application would help meet the WNJCS jobs target, but as set out in paragraph 8.16 of the emerging Northampton Local Plan Part 2 (LPP2):
“The West Northamptonshire Joint Authorities Annual Monitoring Report 2017/18 concluded that as a whole West Northamptonshire now provides significantly more employee jobs than at the time of the recession in 2008, with all local authority areas showing gains in employment. The overall net gain of 21,500 jobs indicates that the West Northamptonshire area as a whole is on track to deliver the overall target of 28,000 additional jobs by 2029. The report adds that the 2017 data shows particularly significant increases in jobs compared to 2016 for Northampton Borough (+11,000). If this trend continues, Northampton will be in a better position to contribute further to the creation of jobs in West Northamptonshire.”
There is no economic imperative to find additional employment land, this is underlined by the fact that the application site is not allocated in LPP2.
POLICY S8 – DISTRIBUTION OF JOBS (extracts)
1. The majority of new job growth will be concentrated within the Principal Urban Area of Northampton through:
a) Renewal and regeneration of existing employment sites as set out in Policy E1;
[bookmark: _Hlk83124393]The application site is not within the Principal Urban Area and is not an existing employment site.
b) Industrial/ mixed/ office land (120ha) within the SEMLEP Northampton Waterside Enterprise Zone including: office and leisure development in the central area following a sequential approach as set out in Policy E2;
The application site is not within the Enterprise Zone or Central Area.
d) local employment provision within sustainable urban extensions as set out in the Northampton sustainable urban extension policies;
The application site is not within one of the allocated Sustainable Urban Extensions.
e) Development within existing Business Areas including Swan Valley, Lodge Farm, Moulton Park And Brackmills;
The application site is not within an existing business area, it is open countryside.
The application conflicts with Policy S8.
POLICY BN1 - GREEN INFRASTRUCTURE CONNECTIONS (extracts)
Green infrastructure corridors of sub-regional and local importance as set out in Figure 6 of The Joint Core Strategy will be recognised for their important contribution to sense of place and conserved, managed and enhanced by:
1) incorporating existing and identified future networks into new development proposals;
2) securing contributions from development or other sources for the creation of and future management of the green infrastructure networks;
3) delivering long term management strategies for the sub-regional and local network.
[bookmark: _Hlk83124492]The development of the application site would lead to a significant erosion of the sub-regional green infrastructure corridor.
POLICY BN2 – BIODIVERSITY (extract)
Development that will maintain and enhance existing designations and assets or deliver a net gain in biodiversity will be supported.
Development that has the potential to harm sites of ecological importance will be subject to an ecological assessment and required to demonstrate:
· the methods used to conserve biodiversity in its design and construction and operation
· how habitat conservation, enhancement and creation can be achieved through linking habitats
· how designated sites, protected species and priority habitats will be safeguarded development management decisions will reflect the hierarchy of biodiversity and geodiversity designations attaching appropriate weight to the status of the site which would be affected. In cases where it can be shown that there is no reasonable alternative to development that is likely to prejudice the integrity of an existing wildlife site or protected habitat appropriate mitigation measures including compensation will be expected in proportion to the asset that will be lost. Where mitigation or compensation can not be agreed with the relevant authority development will not be permitted.
The application site could harm a site of ecological importance. The advice of statutory bodies should be sought to assess if there is conflict with this WNJCS policy.
POLICY BN4 - UPPER NENE VALLEY GRAVEL PITS SPECIAL PROTECTION AREA
New development will need to demonstrate through the development management process that there will be no significant adverse effects upon the integrity of the Special Protection Area and Ramsar site and the species for which the land is designated including the loss of supporting habitat and impacts due to water runoff, water abstraction or discharges from the foul drainage system either as a direct result of the development alone or in combination.
The development of the application site will have an impact in the Special Protection Area and lead to the loss of supporting habitat. The advice of statutory bodies should be sought to assess if there is conflict with this WNJCS policy.
In order to protect sightlines for birds included within the special protection area and Ramsar site designations, new development within a 250m zone of the special protection area shown in Figure 7 of the Joint Core Strategy must undertake an assessment to demonstrate that it will not have a significant adverse effect on birds within the Clifford Hill Basin or, if directly adjacent to existing buildings, should reflect surrounding building heights.
This is an outline application with all matters other than access reserved. Should the application be recommended for approval it should be conditioned in such a way that this provision of Policy BN4 can be met.
POLICY BN5 - THE HISTORIC ENVIRONMENT AND LANDSCAPE (extract)
Designated and non-designated heritage assets and their settings and landscapes will be conserved and enhanced in recognition of their individual and cumulative significance and contribution to West Northamptonshire's local distinctiveness and sense of place.
The development of the application site for employment use will have a significant negative impact on the designated heritage asset of Great Houghton Conservation Area. This, along with the erosion of the open countryside separating Great Houghton from Northampton, will negatively impact local distinctiveness and sense of place.

POLICY BN8 - THE RIVER NENE STRATEGIC RIVER CORRIDOR (extract)
The natural and cultural environment of the Nene Corridor through the plan area, including its tributaries, will be enhanced and protected in recognition of its important contribution to the area's green infrastructure network, landscape, townscapes, regeneration, recreation and historic environment.
Proposals for new development and habitat enhancement should demonstrate an understanding of the importance of the River Nene for biodiversity within and beyond the plan area.
The development of the application site for employment uses will have a significant negative impact on the River Nene Corridor – leading to the loss of Green Infrastructure, a negative impact on the landscape, townscape, recreation and the historic environment.
POLICY N1 - THE REGENERATION OF NORTHAMPTON (extract)
The regeneration of Northampton will be supported by the following measures:
C) employment development by regeneration and redevelopment at existing employment sites and SEMLEP Northampton Waterside Enterprise Zone, with major office and service development focused on the central area (policies E1, E3 and N2 refer)
The application site will have a negative impact on the regeneration of Northampton – it is a greenfield site, it is not an existing employment site, it is not within the Enterprise Zone, and it is not within the Central Area.

Central Area Action Plan (CAAP) 2013
The application site falls outside the CAAP boundary. No relevant development plan policies.

Northampton Local Plan (NLP) (1997)
The application site is not allocated in the NLP. Many of the policies in this plan have either been superseded by the WNJCS or are in the process of being replaced by LPP2.
Only 2 policies of the NLP are considered relevant to the application site.
E7 (extract)
When considering, in the context of policy E1, the impact of proposed development upon the landscape, special importance will be attached to its effect upon the skyline of the following areas: 
Between Great Houghton and Hardingstone (as seen from the Nene valley to the north)
[bookmark: _Hlk83123748][bookmark: _Hlk83734029]Should the development be recommended for approval it should be conditioned in such a way so as to minimise and mitigate impact on the landscape and skylines.
E9 (extract)
When considering, in the context of policy E1, the impact of proposed development upon the landscape, special importance will be attached to its effect upon the character, as described in appendix 28, of the locally important landscape areas listed below:
Brackmills - Great Houghton
Should the development be recommended for approval it should be conditioned in such a way so as to minimise and mitigate impact on the landscape.

Emerging Local and Neighbourhood Plans
Northampton Local Plan Part 2 has reached examination stage and the policies in this emerging plan should be given limited weight.
The application site is not allocated in LPP2.

POLICY 18 SUPPORTING NEW EMPLOYMENT DEVELOPMENTS AND SCHEMES OUTSIDE SAFEGUARDED SITES (extract)
To ensure a vibrant economy, proposals for new employment provision, outside safeguarded employment sites, will be supported provided they meet the following criteria: 
i. The site has been comprehensively assessed as being suitable for employment and the proposed uses and associated employment activities can be carried out without causing harm to residential amenity;
ii. The site can demonstrate good accessibility by walking, cycling and public transport.
As set out previously in the assessment of the application against adopted development plan policy, the site is not suitable for employment uses; nor does the site have good accessibility by walking, cycling and public transport.



POLICY 27 SUSTAINING AND ENHANCING EXISTING, AND SUPPORTING THE CREATION OF, NORTHAMPTON’S GREEN INFRASTRUCTURE (extract)
New developments must ensure that existing green infrastructure assets will be protected, managed, maintained and connected to enhance their multi-functionality. 
The application would lead to a significant loss of green infrastructure in the Nene Valley Corridor.
POLICY 29 SUPPORTING AND ENHANCING BIODIVERSITY (extracts)
The Council will require all major development proposals to offset the loss and secure a net gain in biodiversity through the strengthening, management and / or creation of new habitats. 
In particular, the Council will seek the protection or enhancement of ecological network in line with their status as set out below: 
· Sites of national or international importance The Upper Nene Valley Gravel Pits is designated a Special Protection Area, a Ramsar site and a Site of Special Scientific Interest. All proposals must comply with Policy 30. 
POLICY 30 UPPER NENE VALLEY GRAVEL PITS SPECIAL PROTECTION AREA 
Proposals must ensure that there is no adverse impact either alone or cumulatively on the Upper Nene Valley Gravel Pits SPA and Ramsar site. Applications comprising a net gain in residential units within 3 km of the Upper Nene Valley Gravel Pits SPA and Ramsar site will need to demonstrate that the impact of any increased recreational activity or pet predation (indirect or direct) on the SPA and Ramsar site will not have a detrimental impact. Proposals for major developments within close proximity of the SPA will need to demonstrate through the development management process that there will be no adverse effects on the integrity of the Special Protection Area and the species for which the land is designated. Significant effects could include the loss or fragmentation of supporting habitat, non-physical disturbance (noise, vibration or light), and impacts due to water runoff, water abstraction or discharges from the foul drainage system either as a direct result of the development alone or in combination. Applicants should refer to Table 2 of the Upper Nene Valley Gravel Pits Special Protection Area Supplementary Planning Document for guidance on when to consult with Natural England. In order to protect sightlines for birds included within the Upper Nene Valley Gravel Pits Special Protection Area and Ramsar site, new development within a 250m zone of the Special Protection Area and Ramsar site shown on the policies map must undertake an assessment to demonstrate that it will not have a significant adverse effect on birds within the area or, if directly adjacent to existing buildings, should reflect surrounding building heights.
The development of the application site will have an impact on the Special Protection Area and lead to the loss of supporting habitat. The advice of statutory bodies should be sought to assess if there is conflict with this LPP2 policy. We note at this point that WNC officer’s have made the following comment in relation to Duncan Investments representations on Policy 30 of LPP2: “The site [Houghton Gate] was assessed as not being suitable for allocation.” (Summary of Representations and Officer Responses).
POLICY 31 PROTECTION AND ENHANCEMENTS OF DESIGNATED AND NON-DESIGNATED HERITAGE ASSETS (extract0
The Council will require development proposals to conserve and enhance the historic environment and designated and non-designated heritage assets, including historic landscapes…
The development of the application site for employment use will have a significant negative impact on the designated heritage asset of Great Houghton Conservation Area. This conclusion is in line with that made by WNC officers when considering the applicant’s LPP2 representations that “The site has been found to be unsuitable for allocation due the potential impact on the village of Great Houghton and its heritage assets, and due to its proximity to the Upper Nene Valley Gravel Pits SPA and Ramsar Site.” (Summary of Representations and Officer Responses).This, along with the erosion of the open countryside separating Great Houghton from Northampton, will negatively impact local distinctiveness and sense of place.
POLICY 33 HIGHWAY NETWORK AND SAFETY 
Subject to consideration of all other relevant plan policies and material considerations, development proposals will be permitted provided: 
· There would be no adverse impacts on the local and/or strategic transport network which cannot be mitigated against. Major planning applications and development proposals that generate a significant number of traffic movements must be accompanied by a Transport Assessment
· They are designed to allow safe and suitable means of access and site operation
There have already been a number of serious road accidents including deaths due to the poor and inadequate layout of the junction of the High Street with the A428 Bedford Road. Any significant increase in traffic will increase the risk of further accidents unless substantial improvement is made to the junction along with improved pedestrian crossing controls.

West Northamptonshire Strategic Plan
This plan is at a very early stage of development and should be given no weight in assessing this application.


Great Houghton Neighbourhood Development Plan (GHNDP)
The GHNDP has reached submission stage and should be given limited weight in assessing the application.
Of relevance to the application are the following policies:
POLICY GHNDP1 – PROTECTING VILLAGE CHARACTER AND THE RURAL ENVIRONMENT
To retain the character and identity of Great Houghton village and the rural character of the area, planning proposals should:
a) Retain the Green Buffer shown on Figure 20 of Northampton LPP2 (page 21 of this document) for ecological enhancement and by providing new access points from the village should provide opportunities for outdoor, informal recreation, such as walking; 
b) Be of high-quality design, and must take into account and be sensitive to the significance and the setting of the Great Houghton Conservation Area, evident through a Heritage Impact Assessment; 
c) Take into consideration and be sympathetic to the surrounding rural landscape and townscape character of existing small-scale residential development within Great Houghton; 
d) Include suitable measures to mitigate the impact of additional traffic generated by the development, particularly along The Green and The High Street, Great Houghton;
e) Minimise any negative impacts on air quality and noise.
The proposed development is contrary to criteria b and c of this policy.
POLICY GHNDP6 - CONSERVING AND ENHANCING THE LANDSCAPE
New development should conserve or enhance the local landscape by:
(a)	Maintaining and enhancing the landscape setting, landscape features, field and settlement pattern of the neighbourhood area;  
(b)	Seeking to conserve in situ known heritage assets of archaeological value, including “ridge and furrow”;
(c)	Retaining or enhancing ponds, streams, mature trees, woodland, ancient and mature hedgerows, or where removal is unavoidable, providing by way of offsetting replacement habitat elsewhere on-the site or within the neighbourhood plan area;
(d)	Where new planting and landscaping is proposed it should use native species and be designed in such a way so as to ensure that it is suitable when considered in the wider local landscape, and where appropriate, links to existing woodland and hedgerows;
(e)	Promote high quality residential design that respects local townscape and landscape character and reflects local vernacular building styles, layouts and materials; 
(f)	Seek to minimise the encroachment of development into visually exposed landscapes and where development is proposed on the edge of the village, it enhances views of the settlement edge from the surrounding countryside and does not lead to inappropriate incursion into the surrounding countryside by reason of its siting, design, materials or use of landscaping; 
(g)	Maintaining and improving access to the surrounding countryside; and by:
(h)	Seeking to conserve and enhance the integrity and fabric of historic buildings and their settings, particularly where new uses are proposed through the use of appropriate styles and sustainable locally distinctive materials.
By developing open countryside the development of the application site is contrary to this policy.
Other Material Considerations
Development of the land would greatly harm the setting and significance of  Great Houghton. Such development would be in breach of the Conservation Area Appraisal & Management Plan which was adopted in March 2018. There are important views across the open Nene Valley that would be adversely affected by such development.
The proposed site is bounded by Northampton Washlands which forms part of the River Nene Regional Park and Special Protection Area and SSSI. Such a proposal is therefore incompatible with the location. Such development would have considerable detrimental impact on current walking routes within this very popular recreational facility. It will equally have adverse impact on wildlife in the area and in particular the nesting Sand Martins which are a protected species.
Such Development is bound to substantially increase traffic on the A428 which is already heavily congested and would likewise significantly increase the levels of traffic cutting through both Great Houghton and Little Houghton as a rat-run to avoid congestion. Of particular concern would be increase in heavy goods vehicles through Great Houghton on roads that are unsuitable but where no HGV restrictions currently apply. 
There are a significant number of commercial units currently vacant on both the Lakeside and Brackmills developments demonstrating thereby little demand for such further development which would be unsustainable.
There have already been a number of serious road accidents including deaths due to the poor and inadequate layout of the junction of the High Street with the A428 Bedford Road. Any significant increase in traffic will increase the risk of further accidents unless substantial improvement is made to the junction along with improved pedestrian crossing controls.
The introduction of HGV restrictions through Great Houghton village similar to those currently in place at Little Houghton must be a condition of any further development in the area.
There is no information included with the application to demonstrate how sewage will be from the site will be dealt with.

CONCLUSION
Application WNN/2021/0466 should be refused being contrary to the following policies of the development plan:
The proposed development is in conflict with Policy S1 “The distribution of development” of the WNJCS it is not within the Principal Urban Area and would lead to an eastward of the built-up area into open countryside, leading to a significant negative impact on the distinctive character of Great Houghton village and the area’s tranquillity.
The application site does not lie within Northampton’s existing urban area. Nor is the site within one of the allocated sustainable urban extensions. As set out within this objection the development of the application site for employment would be contrary to the Vision, Objectives and Policies of the WNJCS and is, therefore, in conflict with Policy S4 “Northampton Related Development Area” of the WNJCS.
The application also conflicts with Policy S8 “Distribution of Jobs” of the WNJCS The application site is not within the Principal Urban Area and is not an existing employment site; it is not within the Enterprise Zone or Central Area; it is not within one of the allocated Sustainable Urban Extensions; nor is the site an existing business area, it is open countryside.
The development of the application site would lead to a significant erosion of the River Nene sub-regional green infrastructure corridor contrary to Policy BN1 “Green Infrastructure Connections” of the WNJCS.
The development of the application site for employment use will have a significant negative impact on the designated heritage asset of Great Houghton Conservation Area. This, along with the erosion of the open countryside separating Great Houghton from Northampton, will negatively impact local distinctiveness and sense of place. This is contrary to Policy BN5 “The Historic Environment and Landscape”.
The development of the application site for employment uses will have a significant negative impact on the River Nene Corridor – leading to the loss of Green Infrastructure, a negative impact on the landscape, townscape, recreation and the historic environment. This is contrary to Policy BN8 “The River Nene Strategic River Corridor”.
Development of the application site will have a negative impact on the regeneration of Northampton – it is a greenfield site, it is not an existing employment site, it is not within the Enterprise Zone, and it is not within the Central Area. This is contrary to Policy N1 “The Regeneration of Northampton” of the WNJCS.
The application is also in conflict with emerging planning policy in LPP2 and the GHNDP, both of which are at advanced stages of preparation and, therefore, should be accorded limited weight.
Overall the negative aspects of this application on the local environment and the further encroachment on to open land separating the village from Northampton, with the potential to further increase traffic and impact road safety, will have a significant detrimental impact on the well-being of local residents.
Upper Nene Gravel Pits SPA
The application site could harm a site of ecological importance. The advice of statutory bodies should be sought to assess if there is conflict with this WNJCS policy.
The development of the application site will have an impact in the Special Protection Area and lead to the loss of supporting habitat. The advice of statutory bodies should be sought to assess if there is conflict with this WNJCS policy.
Should the statutory bodies indicate that there is a conflict with policy then the following additional reasons for refusal should be part of any planning decision:
By reason of harm to the Upper Nene Gravel Pits SPA the application is contrary to WNJCS policies BN2 “Biodiversity” and BN4 “Upper Nene Gravel Pits Special Protection Area”.

Footnote
Whilst the Parish Council strongly objects to this application, in the event that the application be recommended for approval the following conditions should be applied:
1. The proposed cycleway/footpath south of the Bedford Road be extended from the Brackmills roundabout through to a connection with Little Houghton and Brayfield. 
2. That improvements are made to the Bedford Road junction with the High Street, including a roundabout and pedestrian crossing. 
3. That the current speed limit is reduced to 40 mph from Little Houghton Junction to Brackmills Roundabout. 
4. That an HGV restriction is imposed through the village from the Bedford Road to Newport Pagnell Road.
5. Conditions to minimise and mitigate impact on the landscape and skylines.
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