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From:
Sent: 03 September 2020 20:21
To: Planning Policy
Subject: Proposed Submission Round Two
Attachments: West Hunsbury Parish Council Representation 03.09.20.pdf

Good evening,  
  
Please find attached the consultation response from West Hunsbury Parish Council.  I am afraid that I could not 
transfer the document attached to the response form online.  Please could you acknowledge receipt of this response 
and confirm that it will be a valid submission? 
  
Kind regards 
  
Fiona Young 
West Hunsbury Parish Council 
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Introduction 

1. This representation to the Northampton Local Plan Part 2 2011 – 2029 

Proposed Submission – Round 2 consultation (henceforward Local Plan Part 

2) is made on behalf of West Hunsbury Parish Council. 

 

2. The Parish Council representation, supported by residents, local 

organisations and other local elected representatives concerns an area of 

known locally as Ladybridge Park/Wootton Brook Park. This objection 

concerns the failure of Local Plan Part 2 to allocate land as Amenity Green 

Space at the south of the wider Ladybridge Park/Wootton Brook Park open 

space (Map 1). This southernmost area comprises a multi-functional use area 

that is used for football pitches and various forms of informal recreation – 

such as walking, dog walking, picnics, informal sports and games. 

 

The Parish Council’s Case 

 

3. The playing pitches marked on Map 1 have been shown as unallocated within 

Local Plan Part 2. This is an error. Based on their longstanding and current 

use these areas should be shown as Amenity Green Space.  

 

4. The unallocated playing pitches are contiguous and used as one amenity area 

with the wider Ladybridge Park land to the north and east of the site. There is 

no physical separation or barrier between the pitches and the wider park, 

users can move freely around and within the wider park area – the whole area 

is, and remains, one single multi-functional Amenity Green Space. 

 

5. The more informal open space areas at Ladybridge/Wootton Brook Park, to 

the north and east of the objection site, are allocated as Amenity Green 

Space and benefit from the protection afforded to such land by Policy 28 of 

Local Plan Part 2. The playing pitches should be included within this wider 

area of Amenity Green Space and benefit from the Policy 28 protection. 

Unless this error is corrected the use of the playing pitches, enjoyed by many 
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people in the area and from a wider catchment area (including East 

Hunsbury), could be threatened, because as unallocated land they have less 

planning policy protection. Given the playing pitches multi-functional use and 

relationship to the protected land in the wider Ladybridge/Wootton Brook Park 

the failure to allocate them as part of the wider site is illogical and counter to 

the Council’s own evidence base. To continue not to allocate the playing 

pitches would make the Local Plan Part 2 unsound, failing to be properly 

justified. 

 

6. There is clear and unambiguous evidence that the playing pitches have had 

continuous use as local amenity space and playing fields. The land was 

allocated as such in the 1997 Local Plan under Policy E6, Map 2. They 

remain as playing pitches to this day, see the Google Map at Figure 1.  

 

7. This past and on-going use is also evidenced by the Borough Council’s own 

signage (Photograph 1) and maintenance programmes. A lease has also 

been granted to Welland Valley Football Club for part of the land for non-

exclusive right to use the objection site as football pitches (Appendix 1). This 

allows the land when not in use as pitches to be available for use as public 

open space.  

 

8. Only a small area of land was affected by the decision to allow a lease for 

changing facilities, not the entire area of football pitches (Appendix 1). 

However, the Council’s error is compounded because this area is within Local 

Plan Part 2’s Amenity Green Space designation – technically the area that 

does not have public access – but the wider area of pitches – the area that do 

have public access and are used as such – is not shown as protected. There 

is a clear air of muddle and confusion arising from the Council’s evidence 

base and knowledge of the historic, on the ground situation at 

Ladybridge/Wootton Brook. 
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Photograph 1. Northampton BC signage at Ladybridge Park 

 

9. Historically, the playing pitches became public amenity space with the 

planning and  development of the area under the auspices of the 

Northampton Development Corporation in the late 1970’s and 1980’s with 

much of the housing surrounding the areas being completed between 1983 – 

1987. 

 

10. Since this time the pitches have been used as public open space for many 

years. Part of the playing pitch site had originally been laid out as a cricket 

pitch before becoming ad hoc football pitches. This use was then formalised 

when the land was leased by Northampton Borough Council to Welland Valley 

Football Club (WVFC) who have improved the quality of the pitches. WVFC 

have been at this site since 2002. They have also improved the quality of the 

ground to provide further pitches (Appendix 2). Failure to protect the playing 

pitch/informal recreation area under Policy 28 poses a threat to the future of 

the club. 
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11. By failing to protect the playing pitch/informal recreation area under Policy 28 

is contrary to paragraph 97 of national planning policy, this states: 

“97. Existing open space, sports and recreational buildings and land, 

including playing fields, should not be built on unless:  

a) an assessment has been undertaken which has clearly 

shown the open space, buildings or land to be surplus to 

requirements; or  

b) the loss resulting from the proposed development would be 

replaced by equivalent or better provision in terms of quantity 

and quality in a suitable location; or  

c) the development is for alternative sports and recreational 

provision, the benefits of which clearly outweigh the loss of the 

current or former use.”  

Based on the Borough Council’s own evidence base, which calls for the area 

to be protected, paragraph 97a does not apply in this instance. Failure to 

allocate the land as Amenity Green Space is not consistent with national 

planning policy – and thus fails this test of soundness. 

 

12. WVFC offer boys and girls the chance to play football, from Under 7 

youngsters all the way through to Under 16s. All WVFC’s teams currently play 

in the Northampton & District Youth Alliance League (NDYAL) or Northampton 

Women and Girls football league (NWAGFL). In addition to competitive youth 

football there are also non-competitive opportunities with mini-soccer. 

 

13. WVFC currently have over 200 registered players.  

 

14. At Ladybridge Park/Wootton Brook WVFC have three 11 a-side pitches, two 

9-a-side pitches and two mini-soccer pitches. WVFC work closely with the 

local residents and Parish Council. 
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Photograph 2. WVFC Coaching Day 

 

15. By having their own ground, in partnership with Northampton Borough 

Council, WVFC have since 2003 been able to hold an annual summer 

tournament. Each year 56 teams and more than 750 youngsters from U7s to 

U16s compete in this event. 

 

16. Ladybridge Park/Wootton Brook, including the playing pitches are also used 

extensively by residents and the usage has increased markedly over the 

years for many other informal purposes, such as dog walking and informal 

play. The area provides a valuable green lung for local residents and others to 

enjoy the outdoors to the benefit of their physical and mental health and 

wellbeing.  

 

17. The Friends of West Hunsbury Parks (Ladybridge Park, Wootton Brook Park, 

Hunsbury Hill Park) group was formed in 2009 and relies on volunteers to 

help carry out practical work within the parks. The volunteers carry out litter 

picks, work on planted and wildflower areas and carry out any other tasks 

which will aid the Northampton Borough Council contractors to maintain the 

Parks.  

 

18. Local Plan Part 2 is based on flawed evidence and therefore, not justified. 

Local Plan Part 2 fails this test of soundness and should be amended. 
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Northampton Borough Council’s Evidence Base 

 

19. The Borough Council’s evidence base for open space and recreation includes 

the following: 

 

• Open Space, Sport and Recreation Needs Assessment and 

Audit (2009)  

• Playing Fields Strategy 2011 (2011) 

• Open Space, Sports & Recreation Strategies for Northampton 

Borough (2017/18) 

 

20. The Open Space, Sport and Recreation Needs Assessment and Audit (2009) 

identifies Lady Bridge Playing Fields (site ID 343) at 15.34 hectares as one of 

the larger open spaces in the Borough (page 80 op. cit.). This area includes 

both the informal open space area and the playing pitches. 

 

21. The Playing Fields Strategy 2011 identifies the Ladybridge Playing Fields as 

Site 12. The report highlights the lease granted by Northampton Borough 

Council to WVFC and concludes with the Priority Action – “Protect”. 

Something the Local Plan Part 2 currently fails to do. Page 61 of this report 

also includes the following summary table:  
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22. The Open Space, Sports & Recreation Strategies for Northampton Borough 

(2017/18) identifies the playing pitches at Wootton Brook. In the study 

typology these are playing pitches. Figure 55 of Part 3 of the report notes that 

the site is used “intensively”. Ladybridge Park is identified separately as an 

Amenity Green Space, in Part 4 of the report – Open Spaces. This separation 

is largely artificial the playing pitches being frequented regularly by walkers, 

dog walkers and others as part of one single multi-functional Amenity Green 

Space. We note that the lease to WVFC is non-exclusive and only the area for 

changing rooms was affected by the decisions in 2012/13 (Appendix 1). 

 

23. The intensive nature of the use of the playing pitches is corroborated by the 

2020 Google image reproduced at Figure 1. This shows a number of football 

pitches. Part 3, Appendix 1 lists 17 teams that use the pitches. Figure 35 of 

Part 4 of the report summarises the wider Wootton Brook/Ladybridge Park as 

follows: 

 

 

 

By combining the two sites in this table the consultants acknowledge the close 

relationship of the two separate uses – formal playing pitches at Wootton 

Brook, informal recreation in the wider Ladybridge Park. The limitations of the 

consultant’s report are highlighted by the 0% score for community 

involvement, as can be seen from the Friends Group and WVFC there is 

significant community involvement and interaction. This includes management 

of the access to the area through gates installed by Northampton Borough 

Council but managed by the Friends and others. The Parish Council have 

also actively supported WVFC by placing benches in the area used by the 

Club, these benches, given the multi-functional area of the land are used by 

others when matches are not being played to rest awhile whilst exercising or 

simply to pass the time of day. 
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Figure 1.Google Map of Wootton Brook 2020 

 

24. Figures 10, 11 and 12 of Part 3 of the 2017/18 study are maps of sites used 

by various age groups for football and other uses – they are multi-functional. 

These sites are allocated in Local Plan Part 2 as Amenity Green Space. To be 

consistent there is no reason to exclude the Ladybridge/Wootton Brook 

playing pitches from such a designation, they share the same multi-functional 

use and characteristics as the sites that include playing pitches that are 

allocated as Amenity Green Spaces. At times this is formal sports provision 

(in this case football) at others informal recreation walking, dog walking etc. 

The only logical conclusion to draw is that it is by simple error that the laying 

pitches at Ladybridge/Wootton Brook have been excluded. 

 

25. Representations made in 2019 to the Local Plan Part 1 consultation made by 

several groups and residents identified the apparent error and wrote asking 

that this be amended. 

 

26. Local Plan Part 2 fails to act to address these concerns, hence the need for 

this new submission.  
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Conclusion 

 

27. The change required to Local Plan Part 2 is that: 

 

Ladybridge/Wootton Brook playing pitches should be classified as 

Amenity Green Space and protected by Local Plan Part 2 Policy 28. 

 

This is because the failure to allocate this area as Amenity Green Space in 

Local Plan Part 2 is not justified based on the available evidence, including 

that in this submission; and that the failure to allocate the site is not consistent 

with paragraph 97 of national planning policy. 
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Appendices 
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Appendix 1. Cabinet Report 

 

 

CABINET REPORT 

 

 
 
AGENDA STATUS: PUBLIC 
 

 
Cabinet Meeting Date: 
 
Key Decision: 
 
Listed on Forward Plan: 
 
Within Policy: 
 
Policy Document: 

 
 

Directorate: 
 
 

Accountable Cabinet Member:  
 
Ward(s) 

  
3 October 2012 
 
No 
 
Yes 
 
Yes 
 
No 
 
Regeneration, Enterprise & Planning 
 
Cllr Tim Hadland 
 
West Hunsbury 

 
 

1.  Purpose 

 
1.1 The purpose of this report is for Cabinet to consider an objection received (in 

response to a statutory advertisement) to the proposed grant of a 21 years 
lease of land designated as public open space at Ladybridge Drive, Hunsbury, 
to Welland Valley Football Club, to enable the construction and operation by 
them (at their cost) of changing room and associated storage facilities.  

 
 

2.   Recommendation 

 
 
2.1 That Cabinet: 
 

Report Title 
 

Land at Ladybridge Drive  

Appendices: 

 

1 
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2.1.1 Consider the objection that has been received from a member of the public to 
the proposed disposal, by way of lease, of land designated as public open 
space at Ladybridge Drive, Hunsbury. 

 
2.1.2 Confirms the decision taken by the Cabinet Member for Regeneration 

Enterprise and Planning dated 21 May 2012 to support the grant of a lease, 
for a term of 21 years, to Welland Valley Football Club of land at Ladybridge 
Drive, shown edged green and hatched on the attached plan at Appendix 1. 

 
3.  Issues and Choices 

 
3.1 Report Background 
 
3.1.1 Welland Valley Football Club (WVFC) is a successful sports club, promoting 

football for boys and girls since 1998.  The Club have an existing non-
exclusive agreement with the Council to use the pitches (edged red on the 
attached plan at Appendix 1) at Ladybridge Park, Ladybridge Drive, 
Hunsbury.  They provide their own goal posts and line the pitches. 

 
3.1.2 As a result of the successful growth of the club, a request was received by the 

Council to grant the Club a lease of an area of land on which they wish to 
build changing rooms and storage facilities.  The Club has been successful in 
an approach to the Football Association for capital funding to support this. 

 
3.1.3 It was therefore proposed to formalise (by way of licence) the club’s existing 

non-exclusive use of the pitches (edged red upon the attached plan) and to 
grant them a new lease for 21 years in respect of the land required for the 
changing rooms/ storage facilities. The proposed area to be leased is edged 
green and hatched on the attached plan. 

 
3.1.4 On 21 May 2012 the Cabinet Member for Regeneration Enterprise and 

Planning made a formal cabinet member decision to  

(i) support the grant of a 21 years lease of the relevant land (forming public 
open space) to WVFC and  

(ii) gave his authority to the advertisement of the proposed disposal of 
public open space in accordance with the requirements of the Local 
Government Act 1972, as amended by the Local Government Planning 
and Land Act 1980. 

 
3.1.5 The proposed disposal of the relevant land by way of lease was duly 

advertised. One formal objection was received in early July 2012, from a 
resident of nearby Teal Close. The basis of the objection may be summarised 
as  

(a) concerns that a recent annual tournament organised by WVFC at 
Ladybridge Drive on 1 July 2012 was large in scale, not sufficiently well 
organised and caused undue traffic and noise disruption to nearby local 
residents and that this might be repeated if WVFC had a substantial 
building on the land and 
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(b) that the use of the building might extend beyond changing rooms and 
ancillary uses to a facility that might be let out to others and create a 
nuisance for nearby residents.  

 
3.1.6 There has been a dialogue between Council officers and the objector 

regarding these concerns and WVFC have offered to meet with the individual.  
It is acknowledged by WVFC that their recent annual tournament (held over 
the course of one day) did cause some disruption to residents and that better 
liaison and co-ordination with local groups - such as the Friends of Hunsbury 
Hill Park - is necessary in the future.  They are content to accept provisions in 
agreements regarding their use of land/buildings that would require them to 
do this.  The proposed use of the building under the draft lease agreement 
would be as changing rooms, toilets and kitchen only and it would not be 
possible for them to let the building to others for ‘functions’.  The objector has 
been made aware of this, but has not however withdrawn the objection. 

 
3.1.7 No planning application for the proposed building has yet been made.  The 

Council, in its separate and distinct legal capacity as Local Planning Authority, 
does necessarily take into account the impact on the amenity of local 
residents of any new structures proposed in public open spaces.  A planning 
application, if made, would also provide residents with an opportunity to 
comment on any salient issues that they may feel should be dealt with as part 
of that process, distinct from the Council’s role as landowner. 

 
 
3.2 Choices (Options) 
 
3.2.1 Option 1 – No Lease - Cabinet could choose not to support the 

recommendations at 2.1.1 and 2.1.2 above.  This would prevent WVFC being 
able to provide improved facilities for local young people, using their own and 
external funding resources.  It would though allay some expressed local 
concerns about the potential use of a building that has not yet been 
constructed. 

 
3.2.2 Option 2 – Grant Lease - Cabinet could choose to support the 

recommendations above and grant a lease to WVFC of the land edged green 
and hatched.  This would enable the Club to provide new facilities for young 
people in Northampton at no capital or revenue cost to this Council.  The 
concerns of local residents about potential adverse impacts would be 
addressed through appropriate lease provisions and, as noted above at 3.1.7, 
potential adverse impacts would also be considered as part of any planning 
application determination. 

 
 
4.  Implications (including financial implications) 

 
4.1     Policy 
 
4.1      Any planning application made by WVFC for changing room facilities at 

Ladybridge Drive would need to be considered by the Council, in its capacity 
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as local planning authority, in the context of local and national planning 
frameworks.  Otherwise, there are no specific policy implications arising under 
this proposal. 

 
4.2     Resources and Risk 
 
4.2.1 If a lease were to be granted, it would result in the receipt of a small ground 

rent from WVFC under the lease. 
 
4.2.2 There would be no additional costs to the Council of supporting this proposal.  

The lease would be granted on a full repairing basis and any additional costs 
in repairing the access road would be recharged, on a proportionate basis, to 
the Football Club. 

 
4.2.3 The main risk to the Council would be if the Club ceased to operate or 

became insolvent.  The Council could then become liable by default for the 
security costs of the building, until either another occupier could be found or 
the structures were demolished.  WVFC has been operating for about 14 
years and this risk is considered unlikely to materialise. 

 
4.2.4 If a lease were to be granted, there is the risk that WVFC may breach the 

terms of that lease and cause nuisance to nearby residents. The officers of 
WVFC are very clear about the recent adverse sentiments expressed by 
some local residents and they do wish to promote good future relations with 
people who live close to the park. If the terms of the lease were however 
breached, then the Council could take actions up to and including forfeiture of 
the lease. 

 
4.3 Legal 
 
4.3.1 The pertinent legal issues are dealt with generally in the body of this report. 

The disposal by way of lease of this land designated as public open space 
has been advertised in accordance with correct statutory process.  There 
have been representations from a number of local residents in response, but 
only one formal objection.  

 
4.3.2 Where there is any letting of land this must generally be in accordance with 

the obligation to meet best value for this Council, consistent with s.123 of the 
Local Government Act 1972.   

 
4.4 Equality 
  

4.4.1 There are none specifically, WVFC promotes football amongst persons of 
various ages and both sexes. The needs of disabled persons would 
necessarily be considered in complying with any building regulations 
requirements in the design of any new building. 

 
4.5 Consultees (External & Internal) 
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4.5.1 Welland Valley Football Club, Friends of Hunsbury Hill Park, Ward Councillors 
for East and West Hunsbury. 

 
4.6       How the Proposals deliver Priority Outcomes 
 
4.6.1 Providing support to help the aspirations of the Town’s sports clubs be fulfilled 

has been identified as a significant priority.  The promotion of community 
participation in sport, with health and wider social benefits, is also a prioritised 
outcome. 

  
4.7  Other Implications 
 

4.7.1  The implications are set out generally in the report above.  
 

 
5.   Background Papers 

 
5.1       Asset Management files  
5.2    Cabinet Member Decision, 21 May 2012, made by Cabinet Member for 

Regeneration Enterprise and Planning  
 
 
 

Simon Dougall, Corporate Asset Manager, x 8177 
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Appendix 1 – Location of land at Ladybridge Drive 
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Appendix 2. 

Letter from Welland Valley Football Club 

 

 

 

 

 

 

Dear West Hunsbury Parish Council, 

 I am writing to you to inform you that Welland Valley Football Club fully supports 

the Parish Councils response and request to classify the land correctly. 

 

Welland Valley Football Club have been using the land since 2002 back then the club 

had 4 registered teams and approx. 40 registered players. Moving forward to 2020 

Welland Valley Football Club has 8 registered teams and approx. 110 players. We 

have 7 boys teams and 1 girls team. The pitches are played on mainly Saturday and 

Sunday for league  and cup fixtures however these games can also be played 

midweek. During the week the pitches are used by the club for training in the  

summer months. 

 

Welland Valley has a License to Occupy the ground and also a Lease for part of the 

ground which started on 28th July 2017 and is due to end 27th July 2042.  In the 

License to Occupy we are granted rights to the road leading to the car park and the 

pitches. Welland Valley Football Club have rights to park in both the car parks at the 

site. The License to Occupy and Lease are between Northampton Borough Council 

and Welland Valley Football Club and are due to end in 22 years. 

 

If Welland Valley Football Club were not able to use the land for the use of football it 

would have an detrimental impact on the club, teams and players. The teams would 

need to use public pitches to play matches and train. This would cost each team 

money every home game and you would not be guaranteed the same pitch for the 

home games and this could mean extra travelling for the parents and players for 

home games. The club would need to spend a huge amount of money buying 

portable samba goals for each team. The managers would need to store their own 

goals where as the club currently stores them at the ground, the goals Welland 

WELLAND VALLEY FOOTBALL 

CLUB 

Est. 1998 

Registered charity: 1151670 
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Valley Football Club have invested in allow the teams to set up pitches using sockets 

in the ground and the lightweight goals are easy to move and assemble. The club is 

very local for many of its managers and players, if Welland Valley Football Club were 

forced to move the managers and players may leave due to extra travelling. If 

managers and players leave, the club the club itself may cease to exist. 

 

Yours Sincerely 

 

Adam Hawkings 

Welland Valley Football Club Chairman 
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Maps 
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Map 1. Local Plan Part 2 Extract  

 

Objection Site  
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Map 2. 1997 Local Plan extract (https://www.northampton.gov.uk/downloads/file/10626/northampton-local-plan-proposals-map---whole-

map-with-saved-policies) 

 

 

https://www.northampton.gov.uk/downloads/file/10626/northampton-local-plan-proposals-map---whole-map-with-saved-policies
https://www.northampton.gov.uk/downloads/file/10626/northampton-local-plan-proposals-map---whole-map-with-saved-policies


Northampton Borough Council Local Plan Part 2, Round 2 Consultation, West Hunsbury Parish Council 

Page 24 of 24 
 

 

 

 


	238 WHPC
	West Hunsbury Parish Council Representation 03.09.20



