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Dear Sir / Madam,
I write regarding the LPA’s ongoing consultation in relation to the Local Plan (Part 2) Sites Consultation, the
Sustainability Appraisal and the information to support the Habitat Regulations Assessment
Please find representations, made on behalf of our clients Meridian Contracts Ltd, attached.
Should you wish to discuss the attached and its content then please do not hesitate to contact me via any of those
channels listed below.
Additionally, if you could confirm receipt of this email it would be greatly appreciated.
Kind regards
Ross

Ross Middleton BA (Hons) MA MRTPI
Principal Planning Consultant
Tel:
Email:

CHECK OUT OUR NEW WEBSITE AT WWW.CCTOWNPLANNING.CO.UK

This message and any attachments are private and confidential and may be subject to legal privilege and copyright.
If this message has been sent to you in error or you are not the intended addressee, you must destroy the original transmission and its contents.
Although this email and attachments are believed to be free from any virus or other defect which might affect any system into which they are
received or upon which they are opened, the Company accepts no liability for any loss or damage arising from the receipt or use of this
communication.
The Company may monitor traffic data and the content of email for lawful business purposes.
CC Town Planning Limited Registered in England & Wales Company No 9729552| Registered Address: The Mill, Pury Hill Business Park, Alderton
Road, Towcester, Northants, NN12 7LS| VAT No. 219570792
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Your ref:
Our ref:
Direct line:

LAA1107
RM/N212
01604 654888

E-mail:
Date:

th

10 November 2017

NBC LP2 Sites Consultation
Regeneration, Enterprise and Planning
Planning Policy Department
Northampton Borough Council
The Guildhall
St. Giles Square
Northampton
NN1 1DE
Via email to:

Dear Sir / Madam,
Northampton Borough Council Local Plan (Part 2) Sites Consultation
September 2017.
Client: Meridian Contracts Ltd.
Site: Former Abington Mill Farm, Land off Rushmere Road, Northampton.
(Ref: LAA1107).
The following is submitted by CC Town Planning on behalf of Meridian Contracts Ltd
(‘the Client’). The purpose of this letter is to respond to Northampton Borough
Council’s (‘NBC’) Local Plan (Part 2) Sites Consultation Document which has now
been published for the purposes of public consultation.
We welcome the Council’s intention to allocate sites through the emerging Local Plan
(Part 2) to meet those strategic development requirements which are set out within
the (Part 1) West Northamptonshire Joint Core Strategy (‘JCS’).
NBC have rightly considered those previous consultation responses received during
the plan making process up to this point and have confirmed their intention to allocate
sites through the emerging local plan to meet the housing growth required within the
Borough over the course of the plan period.
The JCS sets a target of 18,870 net additional dwellings for the period 2011-2029,
and whilst it is accepted that there is a significant level of commitments within the
plan area, the housing target remains an ambitious one. This ambitious growth
agenda, coupled with NBC’s current inability to demonstrate a 5-year deliverable
supply of land for housing, means that there is now an urgency to adopt a flexible
and pragmatic approach housing delivery within the Borough.
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The Council’s response will also need to be mindful of those implications, if any,
arising from the Government’s new standardised Methodology for Objectively
Assessed Housing Need, which was published by the Department for Communities
th

and Local Government on 14 September 2017.
As part of the ongoing process to identify suitable land for development we are aware
that NBC are also inviting comments on the Sustainability Appraisal (‘SA’) and
information to support the Habitats Regulation Assessment (‘HRA’) as part of the
current consultation. Where relevant, commentary on these two documents, in the
context of our Client’s landholding, is set out later within this response.
To provide some context, these representations are submitted on behalf of Meridian
Contracts Ltd (‘MCL’) who have significant land and property interests across
Northamptonshire. This response sits against the backdrop of their land interests at
the Former Abington Mill Farm site which lies off Rushmere Road in Northampton
which has been assessed by NBC under reference LAA1107. The site covers an
area of 5 hectares and presents a suitable and sustainable residential development
opportunity. Whilst it is not the intention of this submission to rehearse those points
which have previously been raised with the Council, it is urged that the following be
considered in conjunction with those earlier submissions (letter ref: RM/N212, dated
st

31 May 2017) to both the LP2 and Call for Sites processes.
Northampton Borough Council Land Availability Assessment (2017)
1. Which sites that have been assessed as being suitable for further consideration
do you think are the most appropriate for development?

The client’s site presents a suitable, immediately available and achievable residential
development opportunity that can accommodate several dwellings of all sizes types
and tenures.
In terms of deliverability, and in the context of the recent Court of Appeal Decision
(St Modwen v SSCLG & ERYC [2017] EWCA Civ 1643) which was handed down on
th

20 October 2017, it is considered that the site is capable of delivering dwellings to
the market within 5 years and therefore could be assessed as deliverable through
the site assessment process.
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2. Which sites that have been assessed as being suitable for further consideration
are the least appropriate for development?
Once again, we have not sought to undertake an exhaustive appraisal of each
individual site within the LAA which has been identified as suitable for further
consideration.
We are aware that the Council have put forward their own land holdings in the
interests of completeness. It is anticipated that many of these sites will be protected
by certain mechanisms (e.g Protected Open Space, Sports and Playing Pitches),
areas such as these which would be removed through a ‘Policy On’ assessment
should be removed at the next phase of the LAA.
Additionally, there are numerous other sites which have been assessed as suitable
for further consideration which could be simply managed through the development
control process. Many of these, such as upper floors within the Central Area or
existing office buildings benefit from provisions within the existing development plan
and Government legislation which would allow their redevelopment/conversion to
residential. Therefore, it is suggested that examples such as these could be removed
at this stage of the assessment.
3. Which sites do you feel should be protected from development?
It is considered that the supporting evidence for the JCS and the emerging LP2 will
provide a sufficient level of robust evidence that will inform the Council regarding
those areas which should be protected from development.
4. Are there any sites which have been assessed as being not suitable for further
development that should be?
No
5. Are there any sites which you think should be used for other purposes?
Sites were originally submitted to the Council with a specific and preferred
development typology stated on the submission form.
Whilst we have not undertaken an exhaustive appraisal of each site submitted to the
LAA, it is anticipated that within those site submissions received by NBC there will
be numerous examples of sites being promoted for once typology which may be more
suited to an alternative.
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Therefore, it is urged that sites are considered primarily for their proposed land use;
however, they should also be assessed against the criteria for alternative proposals
to ensure that the correct land comes forward in the most suitable locations.
6. Are there any other sites which you think are suitable for the Council to consider
in preparing the Part 2 Local Plan?
Having conversed at length with the Client regarding their landholdings within the
Borough, it is confirmed that they do not have any additional sites which they would
like the Council to consider in preparing the Part 2 Local Plan.
Sustainability Appraisal (LUC, 2017)
We have considered the commentary within the Sustainability Appraisal in respect of
the site. This document has been thoroughly prepared in consideration of the site
and whilst the site scores negatively in certain aspects, namely its proximity to
designated sites, its greenfield status and its impact on a sand and gravel
safeguarding areas. It is considered that there will be significant benefits arising from
housing provision coupled with the sites sustainable proximity to services and
facilities along with the raft of economic and social benefits associated with housing
delivery will serve to outweigh these perceived constraints.
Information to Support the Habitat Regulations Assessment (LUC, 2017)
We have considered the content of the Information to Support the Habitat
Regulations Assessment for the Northampton Local Plan (Part 2) the site is identified
as lying 150m from the Upper Nene Valley Gravel Pits SPA and Ramsar Site.
In relation to the future development of the client’s site the document correctly
acknowledges that any impacts on the SPA and Ramsar Site will be significantly
reduced due to the barriers formed by the A45 (a wide dual carriageway road) and
the River Nene. Furthermore, the document concludes that the development of the
site will not result in significant effects on the Upper Nene Valley SPA and Ramsar
site because of pet predation. We welcome these conclusions but we can also
confirm that we will be more than happy to discuss the potential for any effects with
Natural England and if necessary, provide any supplementary information required
to assist NBC in the policy formulation process.
NBC have confirmed their intention to subject the Client’s site to further assessment
as part of the LAA process, this is welcomed. However, we would also welcome sight
of, and the opportunity to comment on, the proposed assessment methodology for
CC Town Planning Ltd. Registered Office: The Mill, Pury Hill Business Park, Alderton Road, Towcester, Northants, NN12 7LS
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Phase 2.
Whilst we understand that the site assessment process is extremely resource
intensive, we would like to clarify that if any additional technical information is
required by NBC, to enable the positive assessment and subsequent allocation of
the above site, then we would be more than happy to provide this (where available).
If you require clarification on any of those points raised above or have any questions,
then please do not hesitate to contact me, also if you could confirm receipt of this
letter by return it would be most appreciated.
Yours sincerely,

Ross Middleton BA (Hons) MA MRTPI
Principal Planning Consultant

CC Town Planning Ltd. Registered Office: The Mill, Pury Hill Business Park, Alderton Road, Towcester, Northants, NN12 7LS
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Land indicated in the Local Plan as being associated with the
Policy L17 - the River Nene and Grand Union Canal policy shown
outlined in blue. This relates to a leisure use in association with
the river, however no proposals have been forthcoming over
the past 18 since the Local Plan was drawn up.

Hatched area shows land along the river edge which is
indicated as being part of the land designated as 2.1
Abington Mill (Orchard and Meadows) in the Local Plan.
The Local Plan states “In order to enhance and maintain the
value which the river valley affords, it is essential that these
open spaces remain undeveloped”.
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Land allocated in the Local Plan (June 1997) as a proposed
recreation/leisure to which saved Policy L26 applies is
shown outlined in red.
Policy L26 states “Planning permission will be granted for
new recreational/leisure use of the sites listed in Appendix
27 and development for any other use will not be
permitted”.
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Washlands RAMSAR requiring the highest degree of protection.
Development of the sites to the other side of the A45 will be
required to have an Appropriate Assessment undertaken to
show it will not have a detrimental impact on the RAMSAR.
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Your contact details
1. Please provide your contact details in the boxes below:
Name*

Ross Middleton

Position (if appropriate)

Principal Planning Consultant

Company (if appropriate)
Address 1*

CC Town Planning
Suite 17, Newton House

Address 2

NSP

Town

Northampton

Postcode*

NN3 6LG

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*

Mr. B Cheer

Position (if appropriate)
Company (if appropriate)
Address 1*
Address 2

Meridian Contracts Ltd

C/O CC Town Planning

Town
Postcode*
email address
Phone number
* required field

NN3 6LG

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

Please see covering letter

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

Please see covering letter

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

Please see covering letter

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

Please see covering letter

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)
Please see covering letter

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 see covering letter

10. Do you have any comments on the Sustainability Appraisal of Site Options?
Please see covering letter

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

Please see covering letter

