13 November 2017
Delivered by email

Planning Policy
Northampton Borough Council
The Guildhall
St. Giles Square
Northampton
NN1 1DE

Ref: HCAQ3005

Dear Sir / Madam
HOMES AND COMMUNITIES REPRESENTATION TO NORTHAMPTON LOCAL PLAN (PART 2)
SITES CONSULTATION PAPER OCTOBER 2017 – LAND AT RANSOME ROAD, NORTHAMPTON
We write on behalf of our client, the Homes and Communities Agency (HCA), in relation to the
Northampton Local Plan (Part 2) Sites Consultation. The HCA is promoting the site at Ransome Road,
Northampton for a residential led development.
The HCA helps to create successful communities by making more homes available to the residents who
need them, working in communities to help meet local priorities. This includes funding affordable homes
for rent and sale, as well as homes for rent or sale at market prices. The HCA has extensive experience of
working on small and large sites, including those needing remediation. This investment helps to build
around half of all new homes built in England each year.
The site is comprised of four predominantly previously developed plots in the Waterside area of
Northampton (plots 1 to 4). Red line plans identifying the site boundaries are enclosed with this letter. This
letter should be read alongside the completed questionnaire that is submitted in support of the HCA’s
response to the Sites Consultation, along with a completed form for ‘the submission of available sites for
consideration for potential development April 2016’, providing details of the Ransome Road site for review
by the Council.
The site is owned by the HCA and is available now for residential development. Subject to further
remediation and flood risk investigations, it is submitted as a site that can be brought forward for housing
over the short to medium term and certainly well within the plan period and help to meet an identified need
for housing.

Spatial Planning Policy Context and Opportunity
The West Northamptonshire Joint Core Strategy (Local Plan Part 1) sets a target of 18,870 net additional
dwellings to be delivered in Northampton from 2011 – 2029 as part of a wider strategy for the whole of the
wider Northampton Related Development Area (NRDA) involving co-operation with Daventry District
Council and South Northamptonshire Council. Taking into account the number of houses that have been
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completed, benefit from planning permission or are allocated in the Local Plan Part 1, the Sites
Consultation sets out a remaining need for 3,033 dwellings. The Sites Consultation acknowledges that not
all allocated sites or sites with planning permission will necessarily be delivered by 2029. There is
therefore potential for the Local Plan Part 2 to need to plan for a greater number of new homes.
It is also important to note that the Council’s latest Housing Land Supply Assessment for the NRDA (April
2016) concludes that the Council cannot demonstrate capacity within the NRDA to meet the five year
housing land requirement, with only a 3.10 year supply. This is based on the Local Plan Part 1 housing
requirement plus an additional 20%, as required by the National Planning Policy Framework (NPPF),
paragraph 47, for local planning authorities where there has been persistent under delivery of housing.
This further emphasises the pressing need to identify new housing sites for allocation, and the importance
of bringing forward residential development on land at Ransome Road to contribute to meeting the
NRDA’s housing needs and address the under supply in housing. The Ransome Road site represents an
opportunity to re-use previously developed land, as encouraged by paragraphs 17 and 111 of the NPPF,
and is capable of accommodating a sustainable residential development that can contribute to meeting the
housing growth identified within the Local Plan Part 1.
The site represents a logical infill development of the existing settlement pattern, which is consistent with
the Local Plan Part 1 objective 11 of directing housing to the most sustainable locations in and adjoining
Northampton. It is also consistent with Local Plan Part 1 policy S1 which states that development will be
concentrated primarily in and adjoining the principal urban area of Northampton.
The planning policy context for Ransome Road is supported by the adopted Northampton Central Area
Action Plan (AAP) (January 2013). Policy 28 (Figure 6.10) of the AAP covers the ‘Waterside’ area,
covering Avon / Nunn Mills / Ransome Road. Plots 2 to 4 of the Ransome Road site fall within the
boundary of this policy allocation, which seeks for the provision of up to 2,000 dwellings at an overall
average of 55 dwellings per hectare. This, along with the site comprising predominantly previously
developed land, establishes the principle of developing the HCA’s Ransome Road site for residential
development.

The Site and Surrounding Context
The site comprises of four development plots as follows:
•

Plot 1: Gateway Site (0.19 Ha) – a vacant brownfield site previously occupied by an industrial
building.

•

Plot 2: Former Magnet Site (0.39 Ha) – comprises an existing warehouse and car park.

•

Plot 3: Main Site (13.22 Ha) – comprises former railway tracks, yards and industrial units, with
some vacant industrial units.

•

Plot 4: Lakeside Site (1.67 Ha) – vacant open land.

The predominant land uses to the west and north are residential. An Asda supermarket is located
immediately to the north of plot 1 and a petrol station immediately to the south. A number of local shops
and takeaway restaurants are located on St Leonards Road which begins less than 50m to the west of
plot 1.
The University of Northampton Waterside campus development is in progress to the north of plot 3, to the
north of the disused railway. Small scale warehouses are located in the vicinity of plot 3 comprising a mix
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of industrial/commercial uses including car repairs and wholesale cash and carry. Plot 4 adjoins the lake
to the east and further to the south of all four plots is Delapre Park and gardens which are open to the
public, including a shop and café, and Delapre Abbey.
A number of local bus routes are located on London Road (A508) which forms the western boundary of
plot 1.
This demonstrates that the site benefits from a range of facilities and services within close proximity.

Suitability
The Environment Agency Flood Map indicates the site is partly within Flood Zone 1, representing a low
risk of flooding (less than 0.1% / 1 in 1,000 years). Some areas of sites 3 and 4 are located within flood
zone 3 where there is a high probability of flooding.
The site is not constrained by any environmental designations such as Sites of Special Scientific Interest,
Special Areas of Conservation, Special Protection Areas or Ramsar sites.
The Historic England online register indicates that there are no listed buildings or scheduled ancient
monuments within the site. The Delapre Abbey to the south is grade II* listed and is surrounded by a small
number of grade II listed associated assets, to the south of plot 3. Plot 4 and immediately to the south of
the site as a whole is within the boundary of a Battlefield designation: Battle of Northampton 1460 and
covered by the Council’s Battlefield Conservation Management Plan 2014.
Initial feasibility work has not identified constraints such as utilities, pylons or public rights of way. Further
work is required to demonstrate this, as well as exploring the level of remediation that will be necessary.
The retention and enhancement of any trees and hedgerows within or around the site will be investigated
further as part of the preparation of a concept masterplan for the site.
On the basis of currently available information, the site is considered to represent a sustainable location
for housing development.

Availability
HCA own the site and the majority of the site is available for residential development now subject to
planning permission.

Achievability
The site has strong potential to be brought forward for housing over the short to medium term subject to
any necessary remediation and flood risk works. The HCA has the track record for providing and
delivering small and large scale development on remediation sites and will seek to work closely with the
Council, statutory consultees and other stakeholders through the development plan process. Development
of the site will boost significantly the supply of housing in the NRDA. In accordance with National Planning
Policy Framework paragraph 173, it is imperative that the scale of development is not subject to
unnecessary obligations and policy burden to ensure the site remains viable and ultimately deliverable.

Conclusion
The HCA is promoting land at Ransome Road in Northampton. It is a suitable, available and achievable
site for residential development and should be assessed favourably for allocation through the Local Plan
Part 2.
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We trust the information submitted to the Sites Consultation will be considered by the Council. We would
welcome the opportunity to discuss this site and any specific supporting information required to inform the
next stage of the plan making process and further demonstrate the sustainability and deliverability of the
site.
In the meantime, please do not hesitate to contact me or Tom Armfield to discuss the site further.
Yours sincerely,
Rachel Hall
Senior Planner
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Consultation guidance notes
The Council would prefer to receive representations to this consultation online at
www.northampton.gov.uk/lp2sitesconsultation
If you would prefer to complete this form, please return it to
Planning Policy
Regeneration, Enterprise & Planning
Northampton Borough Council,
The Guildhall, St Giles Square
Northampton
NN1 1DE
Please note, all representations must be received by 5.00 pm on 13 November 2017.
All observations, objections and supporting comments submitted to Northampton Borough Council
are public documents. Therefore the information you submit in response to consultations on the
Local Plan will be publicly available as part of the consultation responses and made available for any
member of the public to view in person. This may include your name and the comment made.
Specific personal contact data such as your email address, signature, postal address and telephone
number will not be published on the Northampton Borough Council website but retained for contact
purposes only by the planning department at Northampton Borough Council.
In submitting a comment on the Local Plan you agree for your information to be held and processed
for the purpose(s) and in the way detailed above.
If you have any questions, please contact us by email at:
telephone:

or by

Where can I view the consultation documents?
You can view the consultation documents in the following ways:




On the Council’s website at www.northampton.gov.uk/lp2sitesconsultation. You can also
submit your comments electronically through this link
At the One Stop Shop, The Guildhall, St Giles Square, Northampton NN1 1DE
At all libraries within Northampton Borough

If you need copies of consultation documents in translated or other formats, please refer to the
Council’s website at:
www.northampton.gov.uk/info/200041/equality_and_diversity/1309/interpreting

Your contact details
1. Please provide your contact details in the boxes below:
Name*

Graham Hyslop

Position (if appropriate)

Senior Specialist – Public Land (South-East)

Company (if appropriate)

Homes & Communities Agency

Address 1*

Woodlands

Address 2

Manton Lane

Town

Bedford

Postcode*

MK41 7LW

email address
Phone number
* required field
2. Are you an agent responding on behalf of another?
Yes

x

No

3. If you are an agent responding on behalf of another, please enter your details below:
Name*

Beth Lambourne

Position (if appropriate)

Assistant Planner

Company (if appropriate)

Turley

Address 1*

9 Colmore Row

Address 2
Town

Birmingham

Postcode*

B3 2BJ

email address
Phone number
* required field

4. Which sites that have been assessed as being suitable for further consideration (Appendix A)
do you think are most appropriate for development?
Please state site number(s) – e.g. LAA0999 - and tell us why you think each site is most
appropriate

N/A

5. Which sites that have been assessed as being suitable for further consideration (Appendix A)
do you think are least appropriate for development?
Please state site number(s) – e.g. LAA0999 - and tell us why you think each site is least
appropriate

N/A

6. Which sites do you think should be protected from development?
Please state site number(s) – e.g. LAA0999 - and tell us why you think each site should be
protected from development

N/A

7. Are there any sites that have been assessed as not being suitable for further consideration
(Appendix B) that should be?
Please state site number(s) – e.g. LAA0999 - and tell us why you think each site is suitable for
further consideration

N/A

8. Are there any sites which you think should be used for other purposes?
Please state site number(s) – e.g. LAA0999 - and the best use for the site, e.g.:
 Residential
 Employment
 Retail
 Community facilities
 Open or green space
 Waste
 Other (please specify)

N/A

9. Are there any other sites you think are suitable for the Council to consider in preparing the
Local Plan Part 2? Please give further details, and submit details by email using the call for
sites form available on the Council’s website (northampton.gov.uk/lp2sitesconsultation)

Please refer to covering letter and call for sites form for information on the
Ransome Road site.

10. Do you have any comments on the Sustainability Appraisal of Site Options?

N/A

11. Do you have any comments on the information to support the Habitats Regulations
Assessment?

N/A

THE SUBMISSION OF AVAILABLE SITES FOR CONSIDERATION FOR
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THE SUBMISSION OF AVAILABLE SITES FOR CONSIDERATION
FOR POTENTIAL DEVELOPMENT
April 2016
Please use the following form to submit details of a site that you consider has potential for
development. A separate form must be completed for each individual site.
You must include an Ordnance Survey based plan that includes the following:
- A suitable scale to identify the site boundaries.
- Location details for easy identification e.g. two road names are usually appropriate.
- The site boundary clearly outlined.
Please only complete forms for sites that can accommodate 5 or more net new dwellings, or
which are capable of delivering economic development of 0.25ha (or 500m2 floorspace).
Please fill in the form even if you have previously submitted a site for inclusion in previous
years, including for consideration as part of the Joint Core Strategy Strategic Housing Land
Availability Assessment (SHLAA). However, it would be very helpful to us if you can make it
clear that this is a resubmission on the form.
Please do not send in details of sites outside of the Northampton Borough Council
boundary.
Please be aware that information you submit in response to this request will be made
publicly available by Northampton Borough Council and will be identifiable by name or
organisation. Please see the disclaimer at the end of the form.
If you are in doubt about whether to submit a site or if you have any other queries please
contact Northampton Borough Council on
or email

In order to meet our current timescales for updating the evidence base, please return this
form and your location plan by 5 pm on Friday 10 June 2016.
We would prefer responses to be submitted through our online consultation system:
http://northampton.gov.uk/localplanissues
Responses can also be sent:
by email:
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or by post:

Land Availability Assessment, Planning Policy,
Regeneration, Enterprise & Planning Directorate, Northampton Borough
Council, The Guildhall, St Giles Square, Northampton NN1 1DE
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OFFICIAL USE ONLY:
Reference
Received
Acknowledged

Please read the notes at the end of this form before submitting.
1. Your Contact Details
Your Details

Agents Details (if applicable)

Name

Graham Hyslop

Beth Lambourne

Organisation

Homes and Communities Agency

Turley

Position

Senior Specialist – Public Land
(South East)

Assistant Planner

Address

Woodlands
Manton Lane

9 Colmore Row

Town

Bedford

Birmingham

Postcode

MK41 7LW

B3 2BJ

Email
Telephone

Your Role

Are you the Landowner, Land Agent, Developer, Housing Association,
Planning Consultant, Other?
Landowner

Planning Consultant

Please see the Fair Processing Notice within the Guidance Notes.
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2. Site Details
To avoid delays it is essential that you provide a plan showing clearly the site location and
boundary (preferably at a scale of 1:2500 or 1:1250)
Attached
Ransome Road “Gateway” Site
Ransome Road “Former Magnet” Site
Ransome Road “Main” Site
Ransome Road “Lakeside” Site

Name of Site / Site Address

1
2
3
4

Postcode (if known)

NN4 8AA

Site size (hectares)

1 Ransome Road Gateway Site - 0.1885 ha – OS grid ref 475488,
259410
2 Ransome Road Former Magnet Site - 0.3916 ha – OS grid ref
475746, 259398
3 Ransome Road Main Site - 13.2181 ha – OS grid ref 476039,
259436
4 Ransome Road Lakeside Site - 1.6694 ha – OS grid ref 476431,
259440

Ordnance Survey Grid
Reference (if known)

Easting See above

Northing See above

Gateway – housing and retail/commercial
Former Magnet – housing
Main – housing
Lakeside - housing

What type of development are
you proposing (i.e. housing,
industrial, commercial, leisure,
mixed use (please specify))

1
2
3
4

Existing / Previous use of the
site i.e. housing, industrial,
agriculture

1
Gateway – vacant brownfield land, previously occupied by an
industrial building
2
Former Magnet – currently warehouse and car park
3
Main - former rail tracks, yards and industrial units, some
existing vacant industrial units
4
Lakeside – vacant open land

Please indicate what
Previously developed
percentage of the site was
previously developed and what Sites 1 – 3 are assumed to be
is not
100% previously developed.
Has the site been submitted to
the Council for consideration
for development before?

Yes, see below

Not previously developed
Site 4 is assumed to be not
previously developed.
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If YES, please provide details
Policy D17 has since been superseded and replaced as part of the Development Plan by Policy 27-28
of the adopted (Jan 2013) Central Area Action Plan (CAAP). Ransome Road sites 2 – 4 covered by
this submission fall within the boundary of Policy 28 of the adopted Northampton Central Area Action
Plan which is part of the Development Plan for Northampton Borough. Policy 28 deals with the Avon /
Nunn Mills / Ransome Road site and allocates the site for residential development. Policy 28 provides
that Avon/ Nunn Mills/ Ransome Road be developed “in a comprehensive and complementary manner
to function as a single new community, consistent with the development principles shown in Figure
6.10 ‘Policy 28: Avon/ Nunn Mills/ Ransome Road Development Principles’” and that “the development
will comprise up to 2,000 dwellings of a mix of sizes, types and tenures, although it is anticipated that
the majority of the site area will be family orientated housing”. The current scheme proposals for
residential development of the HCA’s Ransome Road site are consistent with the CAAP policy.
Prior to the adoption of the CAAP, Ransome Road sites 2 and 3 were allocated under the 1997 Local
Plan Policy D17, covering the wider Avon Nunn Mills Road / Ransome Road area to provide a mix of
residential and leisure uses. This policy was superseded on adoption of the CAAP. The policy
proposed that “planning permission will be granted for a mix of residential, business and leisure uses
within the southbridge area and also retail uses at the power station site, nunn mills, subject to the
necessary infrastructure being provided.” This demonstrates a longstanding commitment and support
for development of this area, including residential uses.
Application N/2004/0510 – Residential, community facilities and acsscoiated developemnt, access
improvements and retention of operational railway line – outline application.

Has the site ever been the
subject of a planning
application or pre-application
advice for housing or for other

Yes, see above.
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uses?
If YES, please provide details
Yes, see above.

Availability
3. Site Ownership
Do you (or your client):
Own all of the site?

Yes

Own part of the site?

Not applicable

Hold a legal interest in all of the site?

Yes

Hold a legal interest in part of the site?

Not applicable

Do not own (or hold any legal interest in) the site?

Not applicable

If you are not the owner, or own only part of the site, do you know who owns the site or the
remainder of the site (please provide details)? Is land acquisition required?
Does the owner (or other
owner(s)) support your
proposals for the site?

HCA is the owner.

With regard to development, is
the site considered to be
available?

Yes, the site has been
marketed and is effectively
under offer to a preferred
developer.
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Deliverability
4. Amount of new development / Timescales
350 units approximately
What is the estimated number of new homes or amount of
commercial floorspace that you consider could be provided on the
site?

When is the site likely to be available for development?
Within 5 years

Yes - All four sites within 5 years

Between 6 and 10 years

Not applicable

Between 11 and 15 years

Not applicable

Over 15 years

Not applicable

Please identify any issues affecting the timescale for bringing the site forward for development (e.g.
infrastructure requirements)
The site is available immediately on grant of planning permission subject to further
remediation / flood risk investigations.

5.

Financial Viability

Has an economic viability assessment been carried out for the proposed development?
No

If YES, please provide details or attach separately

6.

Market interest

Do you know if there has been any market interest in the site?
Yes, the site has been marketed and is effectively under offer.
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If YES, please provide details:
The site has been marketed and is effectively under offer.

7. Utilities
Please tell us which of the following utilities are available to the site:
Mains water

Yes

Mains sewerage

Yes

Electricity supply

Yes

Gas supply

Yes

Public Highway

Yes

8.

Potential constraints

Are you aware of any issues that could stop the site being developed or affect the timescale for
delivering the development?
Physical constraints (pylons, trees, topography, other) Remediation, enhancement of levels to bring part of the site
out of flood zone 3 and suitable storm drainage solutions including SuDS and attenuation.

Does the site have access constraints or ransom strips? No
Do restrictive covenants prevent development?
Do current uses need to be relocated? No
Public rights of way cross or adjoin the site?
Is the land contaminated? Yes, although a remediation exercise has been undertaken to cap the
previous use (landfill site)
Are there other constraints the Council should be informed of? A proportion of sites 3 and 4 currently
sits within Flood Zone 3.
If you have answered YES to any of the above questions, please provide details including details of
how you consider the constraints can be overcome:
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The proposed design responds to all known constraints, with levels being raised to mitigate
the risk of dealing with contaminated material as well as bringing part of the site out of
Flood Zone 3. The drainage solution allows for suitable channels to ensure the FRA is
complied with and offers suitable protection for storm water drainage.

Potential Housing Sites
Please answer the following questions if the site is being submitted for having potential for housing
(including as part of a mixed use development)
If there are existing residential dwellings on the There are no existing residential dwellings on the
sites.
site, what is the estimated number of net
additional dwellings that you think could be built
on the site?
How many homes do you think will be built each Yr 1 – 0
Yr 2 – 24 pa
year?

Yr 3-8 – 48 pa
Yr 9 – 38 pa

Type and size of new homes
If known, what is the
estimated type and
size of new
dwellings?

4+ bed

3 bed

2 bed

1 bed

Houses (including
bungalows)

90

104

95

-

Flats/apartments

-

9

52

-

If you wish to provide further information related to the site that you submitting, please continue on
a separate sheet.
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9. Methodology for the Northampton Land Availability Assessment
Do you have any comments on the proposed Methodology for the Northampton Land Availability
Assessment?

The HCA is supportive of the methodology as a whole and requests that any assumptions within the
methodology, such as residential densities and gross to net developable areas are not applied restrictively at
this stage of the site assessment process.

Declaration:
I understand any comments submitted in response to this request will be made publicly available by
Northampton Borough Council and will be identifiable to my name or organisation.
Name (print)

Graham Hyslop, HCA

Date

13 November 2017

Please read the following:
1. The information collected in this form will be used by Northampton Borough Council to inform its
land availability assessments as part of the preparation of the Northampton Local Plan (Part 2). By
responding you are accepting that the information within it will be made available to the public and
will be identifiable by name or organisation.
2. The identification of sites, buildings or areas within any Council land availability assessment does not
mean that the Council would grant planning permission for development. All planning applications,
including those for residential development will be determined in accordance with the
development plan unless material considerations indicate otherwise.
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3. The inclusion of sites within any Council land availability assessment does not preclude use or
development for other purposes.

4. Any boundaries shown within any Council land availability assessment are based on information
available at the time of the preparation of the survey. They do not represent an absolute area for
any future proposals.

5. The exclusion of sites from any Council land availability assessment does not preclude their
development for residential or other use.

6. Any Council land availability assessment will represent an estimate of when sites may come forward
for development. It does not mean that applications which come forward at different times will be
refused on that basis.

7. Any Council land availability assessment will use the information available at the time of the study.
The Council does not accept liability for any omissions or factual inaccuracies that may be contained
within any Council land availability assessment. Applicants for planning permission are advised to
carry out their own assessments and analysis of any site and not rely on the information within any
Council land availability assessment.

8. Where the site capacity identified in any Council land availability assessment is based on the
surrounding neighbourhood density, this should not be taken as the level of housing which would
be most appropriate on that the site. The density of any planning application will be assessed
through the normal planning process and any Council land availability assessment will not represent
an over-riding justification for any particular density.

9. The Council intends any Council land availability assessment to be a living document which is subject
to review. Therefore published information may be out-of-date.

