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Good afternoon,
Please find representations attached, submitted on behalf of St Clair Investments, in response to the Northampton
Borough Council Local Plan (Part 2) round 2 consultation.

Should you wish to discuss the attachments or their content then please do not hesitate to contact me via any of
those channels listed below.
Kind regards,

Ross Middleton BA (Hons) MA MRTPI
Associate

DURING THE CURRENT SITUATION REGARDING COVID-19 AND THE REQUIREMENT TO WORK FROM HOME, PLEASE CONTACT
ME VIA MY EMAIL OR THE MOBILE NUMBER STATED ABOVE AND DO NOT USE THE OFFICE NUMBER

CHECK OUT OUR NEW WEBSITE AT WWW.CCTOWNPLANN ING.CO.UK

CC TOY.In Planning, Newton House. Northampton Saence Park. Kings Pali< Road, Northampton. NN3 6LG

This message a nd a ny attachments are private a nd confidential and may be subject lo legal privilege and copyright.
If this message has been sent lo you in error or you are not the intended addressee, you must destroy the original transmission an d its
contents.
Although this email a nd attachments are believed to be free from any virus or other defect which might affect a ny 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 a nd the content of email for lawful business purposes.
CC Town Planning Limited I Office Address: Newton House, Northampton Science Park, Kings Park Road, Northampton, NN3
6LG I Registered in England & Wales Company No 9729552 1 Registered Address: Newton House, Northampton Science Park, Kings
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Via email to:

Dear Sirs,
Northampton Borough Council Local Plan (Part 2).
Consultation in accordance with Regulation 19 of the Town and County Planning
(Local Planning) (England) Regulations 2012.
Representations of Behalf of St. Clair Land and Developments Ltd.
CC Town Planning have been appointed by St Clair Land and Developments Ltd (‘the
client’, ‘respondent’) to provide town planning consultancy services in respect of their
land and property holdings within Northampton Borough.
The following correspondence is submitted in response to the submission version of
the Northampton Borough Council (‘NBC’) Part 2 Local Plan (‘LP’) which has been
published for the purposes of public consultation under Regulation 19 of the Town and
Country Planning (Local Planning) (England) Regulations 2012.
This correspondence should be read in the context of those previous submissions
made on behalf of the client in respect to their land holding, known as ‘Development
Land’, Old Bedford Road, Northampton.
To assist you this letter is accompanied by the following;
• A site location plan identifying the extent of our client’s land interests to the south of
Bedford Road, Northampton (For information purposes); and
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• A completed NBC representation form for the Northampton Borough Council (Part
2) Local Plan Draft Submission (Regulation 19) Consultation.

To provide some context, the Client's land holding lies to the east of Northampton and
covers an area of circa 1.05 hectares to the south of Bedford Road and the A428
Bedford Road.
The site has recently received outline planning consent (Ref: N/2018/1034, dated 151
November 2018) for the erection of an office unit (Class B1) and associated works
including car and cycle parking.

The site continues to remain vacant, and whilst the landowner has the full intention of
delivering that proposal for which consent has been granted, it is considered that the
aforementioned consent confirms the sustainability credentials of the site.

To this end, it is considered that the site presents a suitable residential opportunity for
a proposal of circa 10 dwell ings.

An extract from the previously submitted site location plan, which delineates the extent
of the respondent's land holding, is set out at Plate 1 below;

Plate 1: Site Location Plan Extract
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Pre-application discussions with NBC have not yet commenced in respect of the future
development of the site for residential purposes. However, the inclusion of the site (Ref:
1138) as a residential allocation within the emerging DPD has afforded the landowner
a level of confidence to progress technical work in respect of a residential proposal.
However, whilst this work is progressing, outputs are currently unavailable, and it is
their intention to submit a pre-application advice request to NBC in the near term (3-6
months) with a view to submitting a planning application thereafter.
Northampton Borough Part 2 Local Plan
The client has afforded a considerable level of interest to the emerging Part 2 Local
Plan for Northampton Borough and the efforts which are being made to ensure that the
longer-term strategic housing targets beyond the horizon of the West Northamptonshire
Joint Core Strategy (2014) are met.
At the outset, our client commends the efforts of the Borough Council up to this point
in progressing their Part 2 Local Plan, particularly in light of the acute housing land
supply issues which are faced within the Borough and the significant threat to housing
delivery which the ongoing COVID 19 pandemic continues to have.
It is refreshing to learn that the Borough Council are continuing to expedite the
production of the Part 2 Local Plan and the following comments are framed against the
current macro-economic climate, the challenges faced by the aforementioned
pandemic and the changes which the organisation faces as it moves towards unitary
status along with Daventry and South Northants Districts.
The following are set out in order of appearance within the consultation document and
do not seek to provide and exhaustive appraisal of the emerging DPD but rather
responds to those pertinent points relevant to the respondent’s landholding;
It is agreed that an important challenge for Northampton, which the emerging LPP2
should seek to meet, is that of housing delivery for all tenures. The document’s
acknowledgement of the challenges posed by the dense built form within the legislative
boundary of Northampton is welcomed and only serves to highlight the significant
opportunity which greenfield sites, such as the client’s, offer to meeting the existing and
future development needs of the Borough.
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Furthermore, whilst there has been a historic under delivery of housing within the plan
area since 2011, this has been further compounded in 2020 whereby almost two
quarters of anticipated delivery has been lost due to the aforementioned ongoing global
health crisis.
Therefore, the emerging LPP2 is required to be pragmatic in its response to housing
needs and should serve to significantly boost supply as required by the content of the
National Planning Policy Framework. To this end, the client welcomes the reference to
housing delivery within the proposed vision on Page 32 and the accompanying strategic
objectives, particularly Objective 2.
In response to the content of Policy 1 of the LPP2, it is considered that this policy could
be suitably revised and amended to remove any repetition of Chapter 5, in particular
Para 11, of the NPPF.
Similarly, in terms of Policy 2 and Policy 3 which respectively seek to address place
making and design, whilst it is considered that locally specific policy in respect of each
is required, some minor revision of each policy could serve to remove some of those
elements which are already catered for within the NPPF.
Furthermore, in respect of Policy 2, 3 and 4, it is considered that the policies could
potentially contain cross reference provisions to potential future SPD’s which could
afford some future flexibility to the Council to allow for responses to changes in
circumstances. For example, the Nationally Described Space Standards have been
referenced within Policy 4, through linking to SPD the Council would be able to publish
local interpretations and locally specific approaches to achieving the overall aims and
objectives for the Borough over the life of the plan.
The respondent accepts the significant challenge which a changing climate poses and
has no significant comments in respect of the content of Policy 5. However, there are
concerns over the inclusion of water efficiency standards within the last paragraph of
the Policy and in particular Part G2 of the Building Regulations, where this requirement
is already covered by legislation it is considered that repetition within Policy 5 is not
required and places yet a further burden on Applicants. There are also concerns over
how this element of the policy will be monitored.
In terms of Policy 6, whilst the justification for a rapid health impact assessment to
support applications of 10 or more dwellings appears justified and
CC Town Planning Ltd. Registered Office: The Mill, Pury Hill Business Park, Alderton Road, Towcester, Northants, NN12 7LS
Registered No. 9729552. VAT No. 219570792

reasonable. It once again places further validation burdens on developers at a time
when the Government’s overarching intention is to simplify and streamline the planning
system to ensure that the economy recovers from the impact of COVID 19.
Nonetheless, whilst the need for such an assessment is accepted by the respondent,
it is urged that the requirements for such an assessment, the tool for doing so and the
specific requirements for such a submission should be clearly signposted within the
LPP2.
The discussion of the Borough’s housing land supply position, as set out within Chapter
7 is welcomed as is the acknowledgement of the acute housing land supply issues
which have arisen over the past 5 years. Allied to this, the Council’s acknowledgement
in respect of the issues arising from the historic over reliance upon the SUE’s around
the town is welcomed. The production of the LPP2 will allow for complimentary growth
on a range of different sites across the Borough which will serve to compliment, rather
than compete with, the delivery of the larger strategic sites.
It is clear from Call for Sites submissions and the Council’s Land Availability
Assessment that the development options available within the Borough have been
exhaustively considered and that there are no other sources of supply other than those
which have been identified for development within the accompanying proposals map.
In pointed response to Policy 13, the inclusion of site 1138 (Land to South of Bedford
Road) is welcomed and the content of those earlier submissions in respect of the site
remain valid. The site is immediately available, suitable, sustainable, deliverable and
viable for residential development purposes and is capable of being delivered within
the first 5 years of the plan’s adoption.
The respondent welcomes the pragmatic approach taken by the Council within Policy
14 and is refreshed to learn of the flexible approach the Council have taken by not
prescribing a housing mix based on the outputs of the Strategic Housing Market
Assessment. This approach will allow for housing delivery to flexibly respond to
changing housing requirements over time. However, in regard to self and custom build
housing, whilst the requirements for such housing are justified, it is considered that the
3-year period (to allow for the reversion to other forms of housing) should be reduced
to 1 year to ensure that housing delivery is maintained.
It is considered that Policy 35 and its reference to the Parking Standards SPD is the
appropriate approach to dealing with standards in new development and
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allows for future revisions to the corresponding SPD. However, the implications for
housing delivery as a result of changing standards should be seriously considered and
understood before any updated SPD is adopted. The most recent iteration of the NCC
Parking Standards sought an increased level of parking from residential developments,
over and above that which was planned for at the time when the JCS was adopted. The
result of an increased land take for parking spaces is less land for residential
development and it is urged that through any future consideration of parking standards
that this relationship be fully explored and understood.
In respect of Policy 37, it is considered that the second sentence of the first paragraph
could be removed to avoid repetition with the acute content of Policy 36.
Turning to the site-specific allocations and policies which are addressed within Chapter
13, the respondent would first like to commend the bold approach which the Council
have sought to adopt in clearly defining the significant number of development sites
available within the Borough. It is considered that this approach provides landowners,
including those with a legal interest, absolute clarity on the potential future options for
the development of their land and property interests.
In direct response to Policy 38, the respondent once again welcomes the reference to
site 1138 Land to South of Bedford Road, and the conclusions within our earlier
submissions in respect of this site remain. The site is, suitable, available and achievable
and would secure a viable residential development.
In conclusion, whilst it is considered that whilst the document would benefit from
revisions as set out above, the document does present a plan led approach to meeting
those issues which are faced within the Borough. Given the acute housing needs issues
faced in the area in recent years, it is considered that the emerging development plan
document provides a positive vision and outlines a bold approach and framework to
meeting both housing needs and other economic, social and environmental priorities.
It is considered that the document has been positively prepared with the objective to
contribute towards the achievement of sustainable development. Whilst the above
commentary has highlighted where elements of the document are ambiguous and
unnecessarily duplicate provisions which are made elsewhere within the development
plan or Framework, it remains the respondent’s opinion that the document (subject to
the above) is ‘sound’.
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Sustainability appraisal
We have considered the commentary within the Sustainability Appraisal (June 2020) in
respect of our client’s site. This document has been thoroughly prepared in
consideration of the site and whilst the site scores negatively in certain aspects,
perhaps most significantly, its status as falling within a location which is potentially
acceptable as a location for a waste management development, as set out on Page
210 of the document.
For clarity, the development site has a consent for a commercial proposal and the only
options for its redevelopment are for the consented purposes or as a residential
proposal. The size and location of the site means that it is not conducive to the delivery
of a waste management development.
Additionally, the document makes pointed reference to the issue of flood risk from rivers
at the site. To this end, whilst we do not dispute the findings of the Sustainability
Appraisal, it is clear that for the purposes of progressing the LPP2 suitable mitigation
is built in through the inclusion of Policy 7: Flood Risk and Water Management. Any
application for the future development of the site will be supported by technical
information to demonstrate that successful flood risk avoidance is possible at the site
and that it will not impact upon the deliverability of the site for residential purposes.
As per the previous submissions made on behalf of our client it remains our opinion
that the site is one of the optimum sustainable locations for residential development in
Northampton Borough. Any application for the future development of the site will be
supported by a full suite of technical information to demonstrate that there will be no
adverse impacts which would weigh against the future development of the site for
residential purposes.
It is therefore considered that there will be significant benefits arising from housing
provision coupled with the site’s sustainable proximity to services and facilities along
with the raft of economic and social benefits associated with housing delivery will serve
to outweigh any perceived impacts.
Notwithstanding the points raised above, the client is in agreement that the LPP2
presents the most suitable strategy, when assessed against the reasonable
alternatives, which is both deliverable and consistent with national policy. Therefore,
against the backdrop of our client’s land and property interests, the LPP2 is considered
both legally compliant and sound in its content.
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Enclosed with this covering letter are the requisite forms and a site location plan which
clearly delineates the extent of that land under the ownership of our client. It is urged
that both this submission the enclosures and previous submissions are read together
in their entirety, we will of course provide you with any further relevant information
should require it (subject to availability).
If you have any questions on the above or need any further information, then please do
not hesitate to contact us via any of those channels listed. If you could confirm receipt
of this letter by return it would be greatly appreciated.
I look forward to hearing from you.

Yours sincerely,

Ross Middleton BA (Hons) MA MRTPI
Associate
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REPRESENTATION FORM FOR THE NORTHAMPTON LOCAL PLAN PART 2
PROPOSED SUBMISSION (REGULATION 19 CONSULTATION)
Northampton Borough Council is preparing a Local Plan Part 2 for the Borough. It will
supplement the West Northamptonshire Joint Core Strategy (Local Plan Part 1) and
will replace Saved Policies in the Northampton Borough Council Local Plan (1997)
and update the policies within the Northampton Central Area Action Plan (2013). The
Local Plan Part 2 will cover the period to 2029. This stage of plan making is the Local
Plan Part 2 Proposed Submission (Regulation 19) and is the version of the plan that
the Council intends to submit to the Planning Inspectorate for independent
examination.
This form should be used to make representations on the Northampton Borough
Council Local Plan Part 2 Proposed Submission.
You can submit your representation online using our electronic form through the link
below:
www.northampton.gov.uk/lpp2proposedsubmissionround2
A downloadable version (fillable PDF) is also available on the same page.
Under the General Data Protection Regulations (GDPR), Northampton Borough
Council needs to inform you of the reasons why we are capturing your data and what
we will do with your data. Any personal data collected and/or processed will be dealt
with in accordance with the Data Protection Legislation and the Council s Data
Protection Policy. Data is held securely and accessed by, and disclosed to, only
individuals where relevant to this policy / procedure.
View Northampton Borough Council s Privac Polic here:
https://www.northampton.gov.uk/info/200031/data-protection/175/data-protection
Please note that it is not possible for representations to be considered anonymously.
Representations will be published on the consultation website and included as part of
the submission to the Inspector. Address and contact details will be removed from
published responses.
I agree to the Council collecting my personal data so that they can process my reply to the
Northampton Local Plan Part 2 Proposed Submission Regulation 19.

X

Yes (please tick)

Please complete and submit by 5pm on Monday 24 August 2020.
Responses received after this time will not be accepted.

Ref:

This form has 2 parts:

(For official use only)

Part A

Personal details

Part B

Your representation(s).
Please fill in a separate sheet for each representation you wish to
make

Part A: Personal Details
Q1: Are you making this representation as? (Please tick as appropriate)
a) Resident or member of the general public
b) Local Authority or Town/Parish Council

c) Landowner

D
D
D
~

d) Agent/ Consultant (on behalf of)

e) Other organisation (please specify which type of organisation below):

*If an agent is appointed, please complete only the Title, Name and Organisation
boxes in the Personal Details column below but complete the full contact details
of the agent in the Agent's Details column.
Personal Details
Title
First name
Last name
Job title (where relevant)
Organisation (where relevant)
Address line 1
Line 2
Line 3
City/ Town
County
Postcode
Telephone number

Mr

Agent's Details (if
applicable)
Mr

Damon

Ross

0 ver

Mddeton

St C air Land and Deve opments Ltd

CC Town P ann ng

Assoc ate

Newton House
Northampton Sc enoe Park
K ngs Park Road

Northampton
Northamptonsh re
NN36LG

Email (if provided we will
alwa s contact ou this wa
Part B: Representation(s)
Please use a separate sheet for each representation you make
Please read the accompanying notes before completing Part B. The notes explain
what we mean by soundness and legal compliance. These are questions that we are
expected to ask consultees.

Please note all comments will be made publicly available. If you do not have sufficient
space in the box, please conti nue on a separate sheet or expand the box.
Do
you
consider
the Yes
No
X
Northampton Local Plan Part 2 to
be legally compliant?
If NO, is this because it is: (please tick all that you think apply)
Not prepared in accordance with the Local Development Scheme
Not prepared in accordance with the Statement of Community
Involvement
Not consistent with the regulatory requirements for consultation
Not compliant with the duty to cooperate
Not accompanied by a compliant Sustainability Aooraisal

2:

2 (1 ): Please give details of why you consider the Northampton Local Plan Part
2 Submission Draft document is not legally compliant. Please be as precise
as possible.

N/A

3:
Do
you
consider
the Yes
Northampton Local Plan Part 2 to
be sound?

X

No

3 (1): If NO, is this because it is: (please tick all that you think appl1 r)
Not positively prepared
Not justified
Not effective
Not consistent with national policy

4: To which part Paragraph Policy
of the Locar Plan number
number
does
this
representation
relate?

Site
Number

Chapter 7

LAA1138

7.11

13

Figure

Table

n/a n/a

Policies
Maps

Nene valley ward

4 (1 ): Please set out the changes that you consider are necessary to make the
Northampton Local Plan Part 2 Proposed Submission Round 2 document
legally compliant and / or sound including revised wording of any policy text,
and reasons why the proposed change would make it legally compliant and/or
sound. Please be as precise as possible.
Please refer to the attached covering letter.

Please note your representation should cover succinctly all the information, evidence
and supporting information necessary to support / justify the representation and the
suggested changes, as there will not normally be a subsequent opportu nity to make
further representations based on the original representation at publication stage.
SUSTAINABILITY APPRAISAL
5. Which part of the document do you wish to comment on? (please give the
relevant paragraph or policy number).
Paragraph
Comments
Please refer to the attached coveri ng letter.

HABITATS REGU LATIONS ASSESSMENT

6. Which part of the document do you wish to comment on? (please give the
relevant paragraph or policy number).
Paragraph
Comments

Please refer to the attached covering letter.

7: If your representation is seeking a change, do you consider it necessary to
take part and speak at the examination hearing(s) if invited to do so by the
Inspector?
No, I do not wish to participate
Yes, I wish to participate at the
X
at the oral examination
oral examination

8: If you wish to take part at the oral examination, please outline why you
consider this to be necessary (please note the Inspector will determine who
will be invited to be heard at the examination hearing(s))

9: Please tick a box if you wish to be notified of further progress of the Local
Plan Part 2 lease tick all that a I
When the Northampton Local Plan Part 2 has been submitted for X
independent examination under Section 20 of the Planning and
Com ulso Purchase Act 2004 as amended
When the report of any person appointed to carry out an x
independent examination of the Northampton Local Plan Part 2 is
ublished
When the Northam ton Local Plan Part 2 has been ado ted
X

110: Signature

IDate I03/09/2020
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