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Foreword
Avon‐Nunn Mills‐Ransome Road (ANMR)– a proposed neighbourhood that will offer a unique
opportunity to provide a variety of uses and activities and one which derives its character, identity
and attractiveness from its exemplary riverfront, historical assets and surrounding parklands.
A VIBRANT LIVING AND WORKING ENVIRONMENT ‐ WITHIN A UNIQUE RIVER AND PARK SETTING
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1.0 INTRODUCTION

1.1

Background

The development of Avon/Nunn Mills/Ransome Road (ANMR) is one of Northampton’s priority projects,
in helping to deliver ‘flagship mixed‐use development providing up to 2,000 waterside homes, that will
make a major contribution to the wider growth and regeneration of Northampton’ (WNDC Business
Plan 2010/11). It forms one of the most exciting regeneration opportunities in the region and an
opportunity to establish a new benchmark for living and working in the town.
A number of work‐streams has been undertaken to take forward a comprehensive redevelopment of
the area. This work has focussed on providing a sound planning policy context on which to base
decisions on planning applications. It has also concentrated on overcoming a number of the substantial
impediments that have proven to be significant issues in slowing down the progress of development on
site, such as access, lack of sufficient infrastructure and the continued safeguarding of a disused railway
line that bisects the site.
This work has informed a preferred position that will be given statutory development plan policy status
when the Northampton Central Area is adopted. The work‐streams are:


ANMR Strategic Development Framework (SDF) produced by Consultant’s LDA Design and
published in April 2010. This explored strategic options and landuse quantum’s for
redevelopment of all three sites. It was informed by consultation with WNDC, Northampton
Borough Council, landowners and their agents;



ANMR: Development Parameters produced by ‘WNDC and NBC Urban Design’, to move on the
SDF to a greater level of detail and certainty. It sets out the key fixes and drivers for
redevelopment, and is based upon best practice in urban design, place‐making, emerging policy
and masterplans for the sites.

ANMR Development Parameters is presented in this report. It will provide the ’lynch‐pin’ between high‐
level strategy, planning policy, planning applications and form the basis of forthcoming negotiations
with the landowners / developers of the site.

1.2

Purpose of ANMR: Development Parameters

AIM: Set a common vision and the parameters for redevelopment of the sites collectively, based upon
current policy, guidance and best practice in designing for sustainable communities.
OBJECTIVES:







2.0

2.1

To build upon the WNDC: ‘Statement of regeneration (2009)’, SDF and to create synergy
with existing and emerging masterplans, strategies and frameworks for the wider area;
To provide a platform for discussion with landowners/partners to move forward
redevelopment of the sites;
provide the determining authority with a clear framework and ‘tool’ for negotiation and
assessment of planning applications;
enhance the deliverability of the scheme in terms of establishing the optimum land‐use mix
and adding development value through layout, design and phasing;
to inform developers of strategic infrastructure required and to be shared between each
landowner to release the comprehensive development;
To be taken forward as a ‘Supplementary Planning Document’ in support of the
Northampton Central Area Action Plan (CAAP), in particular Policy 29 ‘The Waterside:
Avon/Nunn Mills/Ransome Road’.

CONTEXT

ANMR sites

The Avon/Nunn Mills and Ransome Road development sites sit adjacent to Becket’s Park and Marina,
Delapre Park and Midsummer/Barnes Meadows. The wider context and interface with open space and
the town centre is considered essential for creating a successful district and a key destination within
Northampton.
Site/area

Ha

Ownership

Avon Cosmetics site (former)

11

Private (Avon)

Nunn Mills site

10

Private (Taylor Wimpey/Persimmon)

Ransome Road

23

Homes and Communities Agency

Land to east of New Southbridge Road

0.75

WNDC

Beckett’s Park

7.8

Northampton Borough Council

Becket’s Park Marina

2.3

Environment Agency

Barnes and Midsummer Meadow

40

Northampton Borough Council

Delapre Park and Lake

223

Northampton Borough Council

“The development of sites collectively will help to support a sustainable, cohesive attractive
community linked to Northampton town

centre”

2.2

Regeneration Context

The Avon and Nunn Mills sites occupy prime river frontage, adjacent to extensive parkland. They are
highly visible on the approach to the town centre from the east (A45 Nene Valley Way and A421 Bedford
Road). The Waterside Masterplan (DLA 2010) and Northampton Central Area Action Plan (CAAP)
identify ANMR as one of three major opportunity areas along the central Waterside. The vision is the
creation of a vibrant waterside destination (centred on the River, Becket’s Park and its Marina) and an
enhanced ‘green’ gateway’ to Northampton’s centre.
Ransome Road comprises 23 hectares of brownfield land. It is located to the south of the Avon and
Nunn Mills sites, separated from them by the former Bedford railway line which runs east‐west. The
site occupies a unique location adjacent to Delapre Park and Delapre Lake.
Becket’s Park is one of the town’s key public spaces, located at the eastern gateway of the town
centre. The park has extensive river frontage along its southern boundary and provides a valuable
recreational resource for Northampton. Becket’s Park Marina will provide a key focus for park
activities which will serve to further enhance this area as a key destination. The Avon and Nunn Mills
sites are located to the south of the park, with river frontage that faces the park. The sites together have
significant potential to shape and enhance the future of this area as a key waterside destination.
Barnes and Midsummer Meadows lie to the east of Becket’s Park and the Nunn Mills site. They
comprise 40ha area of natural/open grassland spanning the north and south of the River Nene. This
green asset presents significant potential to enhance and integrate into the development areas and
provides a strong natural edge to the future development of these sites.
Delapre Park comprises 223 ha of historic parkland, gardens, lake, mature woodland and Delapre
Abbey (founded in 1145). The parklands incorporate part of the site of the ‘Battle of Northampton’
(1460) and the Queen Eleanor Cross. Delapre Lake is located to the north‐east of the park; formerly a
gravel pit it is now used for fishing and water skiing.

The park and lake will provide a great natural resource and setting for the new ANMR development
that must be positively addressed. An options appraisal for the future of the Delapre Abbey and its
associated parkland has been produced by consultants working for the Delapre Abbey Trust.

2.2

Planning Policy and Guidance

East Midlands Regional Plan March 2009 (RPS8)
Northampton is identified as the Principal Urban Area within Northamptonshire (Policy 3). The Plan
identifies in Policy MKSM SRS Northamptonshire 3 the role of Northampton Central Area. It identifies
the need to improve the range and quality of town centre retail provision, linking this into the
revitalisation of the rest of the central area, including incorporating attractive links to the waterfront
areas. It identifies the role of the central area in being the focus of a range of employment
opportunities with particular reference on offices, from large through to small space. It also identifies
the need to increase the range of centrally located overnight accommodation.
West Northamptonshire Joint Core Strategy. Pre‐Submission Publication February 2010
This document identifies the role of Northampton’s town centre and the wider Central Area in
enhancing the role of Northampton as the County’s Principal Urban Area in the period until 2026. In
terms of policies of particular relevance, it sets out the priority of maximising the potential of previously
developed land and buildings within the urban areas (Policy S2). It promotes the regeneration of
Northampton’s Central Area as a focus for office, retail, leisure and service development, together with
residential development (Policy N1). Policy N2 identifies the Central Area providing in the region of
100,000 sq.m. of office floorspace, which includes the potential identified at Avon/Nunn Mills.
Northampton Central Area Action Plan Pre‐Submission Publication November 2010
Within the Central Area Action Plan the Avon/Nunn Mills/Ransome Road area is identified as a
substantial regeneration opportunity. The area is identified as a constituent part of a wider Waterside
Policy area which “will be transformed into a positive asset for Northampton, truly integrated into and
forming a destination within the Central area a place in which to live, work and play.” Policy 29 The
Waterside: Avon / Nunn Mills / Ransome Road states:
POLICY 29: THE WATERSIDE AVON / NUNN MILLS / RANSOME ROAD
Avon / Nunn Mills / Ransome Road will be developed in a comprehensive and complementary
manner to function as a single new community, consistent with the design principles shown in
Figure 6.11. Further guidance will be provided in a Supplementary Planning Document for the
site. Subject to site‐specific flood risk assessments 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



Provide an overall average of 55 dwellings per hectare, but allow for a range in density
related to appropriate character areas across the site



Provide approximately 16,000 square metres of additional office floor space to meet
identified strategic employment requirements and as a gateway to the site



Generally be two to four storeys in height, with the taller buildings facing along principal
movement routes, the gateway and the river’s edge, although it is considered without
prejudice to the requirements of Policy 3: Tall Buildings, that the opportunity for some
taller buildings exists



Sensitively restore and provide a long term viable use for the Grade 2 listed former train
workshop within an appropriate setting



Include neighbourhood retail and commercial leisure facilities consistent with providing
an attractive living and working environment



Provide a two form entry urban primary school, a Community Centre and a site for a
pre‐school nursery



Deliver a strategic green space corridor with associated footpaths and river crossings to
effectively link Becket’s Park and Delapre Park



Deliver a continuous riverside path that will link in with those existing in the adjacent
Southbridge development and via a new pedestrian river crossing to Midsummer
Meadow



Deliver improvements to Beckets Park and the Meadows consistent with Policy 29
Waterside: Becket’s Park and Policy 30 Waterside: The Meadows and also to Delapre
Abbey and Park



Include a new continuous street between Bedford Road and London Road designed not
to encourage through traffic off the wider primary distributor network



Include two new effective junctions at Cotton End / London Road and Nunn Mills Road /
Bedford Road sensitive to the need to create good townscape that give priority to
pedestrian and cyclists consistent with the ambition of creating a ‘walkable city‘



In the case of the new Nunn Mills Road / Bedford Road junction have respect to historic
integrity of Becket’s Park and its assets including its boundary wall and mature trees



Support improved public transport connectivity with the town centre and Brackmills



Not compromise the potential of a longer term ‘public transport only’ link between
Eagle Drive and Nunn Mills Road



Include an extended electrical transformer site to consolidate existing dispersed
facilities and flood resilience measures (including screening around it)



Incorporate appropriate measures to mitigate against flood risk both within the area
and downstream of the sites, particularly taking account of the role of Hardingstone
Dyke



Encourage suitable access to Delapre Lake and Delapre Abbey and Park from Ransome
Road and provide a commercial leisure facility such as a restaurant / public house on the
Delapre Lake edge of Ransome Road



Be designed to have enough flexibility to positively address the edges of, and crossing
of, the existing disused railway line when there is resolution on its long term future.

Northampton Local Plan 1997
The saved policies in the Local Plan identify the area as part development site (Policy D17 Southbridge
Area) and the Avon site as an existing business area. (Policy B2 and B14 are most relevant). The policies
associated with the business allocation seek to protect the existing business designation and allow
development of further business uses. Although saved, Policy D17 is not regarded as being consistent
with the current aims and objectives of Northampton Borough Council for the ANMR site.

Avon / Nunn Mills / Ransome Road Strategic Development Framework: LDA Design April 2010
This explored strategic options and landuse quanta for redevelopment of all three sites. It was informed
by consultation with WNDC, Northampton Borough Council, landowners and their agents.

3.0

3.1

DEVELOPMENT PARAMETERS

Vision

The vision for Northampton is to transform as “market town into a prosperous and dynamic
regional city, with a growth knowledge economy. West Northamptonshire will be better connected to
regional, national and international markets, capitalising on its position at the centre of England”.
This reflects Northampton’s role to become a competitive regional centre to support anticipated growth
in West Northamptonshire. Key to achieving the vision for Northampton’s growth is securing investment
and redevelopment of the town centre and its waterside. The Avon/Nunn MiIls/Ransome Road sites
and it’s environs therefore will play a pivotal role in the regeneration of Northampton. ANMR will:
“…represent a seminal example of quality, sustainable brownfield regeneration within
Northampton City Centre. A new neighbourhood of Northampton’s city centre offering families
and commuters the convenience of location in a beautiful green setting with a variety of local
facilities offering corporates and inward investors Northampton’s most prestigious address”
(ANMR SDF,2010 ‐ Section 3.0)

3.2

Development Principles

In establishing a vision for ANMR, careful consideration was given to the opportunities the site presents,
the relationship with surrounding uses, the river, open spaces and the countryside, existing
communities, employment uses and the town centre.
Key drivers to create the vision were identified to guide a ‘step change’ in the provision of family
housing and to create an integrated, sustainable neighbourhood whilst providing a strong commercial
presence along the waterside. This means building a community where people choose to live, work and
relax – a well balanced development that meets the needs of many with diverse facilities and
opportunities. The development principles are as follows:
1. Regenerate ANMR as a new riverside destination for living, working and recreation within
Northampton
The site will support the creation of a new living and working district in Northampton, offering a
unique setting along the River Nene, parkland and country edge. This will include the creation of
new and the enhancement of existing destinations (within and outside ANMR) via a network of
safe and active streets and spaces. This includes setting out development parameters that help

to maximise the sites proximity to the town centre and other local recreational destinations.
Designing for movement choice to help create a ‘walkable neighbourhood’ underpins the
development layout, street network and location of uses. The site will accommodate all modes
of transport, including a public transport route through the heart of the site linking the
development to the town centre, the retail core and Castle Station.
2. Deliver a distinctive residential offer and sustainable neighbourhood within Northampton
The development will deliver a mix of high quality residential accommodation. The average
density across the site will be 55 dwellings per hectare in order to create sufficient demand for
community and educational facilities and support a mixed and balanced community. It is
anticipated that due to the current market context, medium density/flexible family
accommodation will be delivered in the early phases. Apartments and higher density typologies
should be located at prominent areas of the site (ie: fronting the river) such sites should be
safeguarded.
3. Create a strong commercial/mixed use offer along the waterside
The development will provide for high end commercial development, mixed use and ancillary
retail development located along the waterside with Avon HQ as the centre piece. The
commercial offer will be distinctive to this location, offering good transport links, an attractive
water‐park and marina setting and flexibility of floorspace. It will help to create a new
destination complementary to the town centre offer.
4. Exploit the natural assets of the site and local context
The development will provide a strong relationship (through its layout, buildings and spaces)
with its surrounding context and make best use of the areas physical and functional attributes. It
will positively integrate with Becket’s Park, Midsummer, Barnes Meadow and Delapre Park, and
incorporate a network of key green corridors through the development to create leisure ‘routes’
and ‘loops’ and provide access to different types of amenity space. The development will need
to be inclusive and cohesive of the wider area and community.
5. Design for a healthy community and sustainable life choices
The creation of a new neighbourhood at ANMR must consider and promote healthy living
activities and choice. From urban design to sustainable construction, sustainability measures
will be considered from the outset to reduce the impact of development on the environment.
This will include design which promotes walking, cycling and reducing car dependency, providing
sport and recreational activities, a green layout with safe and active places and spaces, locating
community facilities where they are most accessible and function as a hub for community
activity and social interaction, creating opportunities for healthy work/life balance and providing
a housing stock that provides for flexibility in lifestyle choice.
6. Embody best practice in environmental sustainability

Efforts to reduce the initial demands on embodied energy and ensure that continued demand
for resources should be minimised, along with the provision of re‐cycling opportunities and
improvement to bio‐diversity and habitat promoted.

3.3

Development Parameter Plans

The vision and principles set out the aspirations for ANMR. The development framework illustrates
ways of combining both vision and demand, in order to progress towards a balanced proposal. The
Development Framework sets out the basic parameters (in masterplanning terms) for the development
and comprises four main components:





Landuse and density
Access and movement
Landscape and open space
Character and Townscape

Design Concept: Design evolution was influenced by the response to technical considerations and
opportunities presented by the site, the local context, the context of local planning policy and guidance
(outlined in Section 2.0) and recommendations in best practice guidance. A summary of the sites
characteristics is given below:

Features/characteristics
Access
Flooding
Existing buildings and features

1.5km proximity to town centre
Key access from Bedford and London Road
Currently in flood zone ‐ mitigation and attenuation through
design/redevelopment will be necessary
Listed train shed
Avon HQ

Noise

A45/Bedford Road

Adjacent Buildings/neighbourhoods

Extensive parklands

Utilities

Existing community and infrastructure

Open Space/Landscape

Topography

Expansive green network
Becket’s Park and marina
Sites contain contamination, further ground investigations
required
Rights of way exist along the boundary of Avon and Nunn
Mills land, linking north – south to delapre.
Panoramic view of river and town centre

Water bodies

River Nene – frontage, setting and ecological value

Archeology

Delapre Battle site

History and Heritage

Delapre historic park and Abbey

Contamination
Rights of way

PARAMETER 1: Landuse and Density
The framework proposes a variety of uses to create a mixed and interesting development. The end
land‐use mix, location, quantum’s and development density will be largely dependent upon the market
and viability, however, in order to meet the vision for ANMR, certain quantum’s of development will
need to be delivered in the right location.
The optimum mix and balance of uses will be crucial for creating development that can support a strong
commercial offer along the waterfront, an urban school and range of community facilities and
residential offer (family, affordable housing, urban living and retirement) to help establish a broad
community structure, placing the sites population within 5‐10 minutes walking distance to public
transport and local facilities.

Development will:




be predominantly residential (up to 1,600 units), providing a mix of dwelling types for families
to retirement, affordable housing and apartments;
accommodate higher density development at key locations such as the waterfront, along
primary movement corridors and key open space (subject to viability);
capitalise on its prime waterfront location and proximity to Avon HQ, by providing up to
30,000m2 of B1 mixed/commercial uses in this location;










provide up to 3000m2 ground floor retail (A1, A2, A3 uses) ancillary/to support the commercial
offer along the waterfront where viable;
provide community and local facilities towards the heart of the site within close proximity to
the waterfront and proposed public transport route (former Avon site preferred);
make provision for a 2 form entry primary school (urban typology) located along key
route/space within the development and within walking distance of community/local services;
reserve a site for a 100 – 150 bed hotel, located along the waterfront at the Avon gateway site;
make provision leisure and recreational uses at key destination points at Delapre Lake and
Barnes Meadow;
make provision for a linear park on a north‐south axis through the development, to continue
the linkage between town centre and Becket’s Park to Avon waterfront and Delapre Abbey/park
to south of the sites;
through layout, orientation and configuration of landuses and density, support and enhance
surrounding parks and countryside as key assets for Northampton.

LAND USE CATEGORY

WNDC

WNDC

RAIL OFF (without bridge)

RAIL ON (with bridge)

Total dev area

30ha

30ha

Total dwellings (max)

1,450 (ave 55dph)

1,450 (ave 55dph)

Houses/Apartments

40/60 % split (approx)

40/60 % split (approx)

Total Commercial

30,000m2

30,000m2

Avon

10,000m2

10,000m2

B1 single occupier

10,000m2

10,000m2

30,000m2 + community

31,000m2 + community

100‐150 bed hotel (6,000m2)

100‐150 bed hotel (6,000m2)

B1 mixed (with other uses)
100 bed hotel
Community/leisure
Total Retail

3
2800m2

2800m2

= 1 med conv store @ 500‐800 m2

= 1 med conv store @ 500‐800 m2

= 4–6 local shops (1000m2)

= 4–6 local shops (1000m2)

= 4‐6 A3 uses (cafes/bars) (1000m2)

= 4‐6 A3 uses (cafes/bars) (1000m2)

PARMETER 2: Access and Movement
A movement framework has been devised to establish good movement choice and accessibility (for all
users) into, through and within the site, and to help to ensure that spaces, places and destinations can
be reached along safe, attractive landscaped routes. This has been devised upon incorporating the
railway in a manner which is flexible (in that does not rely solely on an at grade crossing), a response to
access, highway network and capacity, providing for safe and active pedestrian and cycle routes, direct
connections to new and enhanced destinations and adopting an ‘integrated street’ approach.
At the strategic level, this involves linking existing roads with the development and key destinations in
and around the site, particularly the waterside. At the local level, a carefully considered and integrated
street hierarchy, combining access and landscape will connect the community to local facilities, school,
recreational destinations and the wider town centre. Movement choice and accessibility are key to
encouraging sustainable movement patterns, healthy living choices and non‐car based travel.

Movement parameters include the notation of primary, secondary and local movement and pedestrian
priority routes. The development will:
•

provide an integrated network of ‘streets’ and ‘spaces’, to connect the new community to local
and strategic facilities: ‐
•
•
•




•

a primary route through the site, linking Bedford Road to London Road;
streets for secondary movement to connect key areas and destinations in and around
the site;
local and pedestrian routes linking local neighbourhoods with the wider movement
network

make provision for good pedestrian access to proposed public transport routes and for safe
and accessible pedestrian connections across and/or over the railway line (north‐South);
design for the inclusion of a public transport service (disused railway) and development that
incorporates this as part of the street scene;
provide new pedestrian and cycle bridges (to complete circuits) and enhance movement as
follows;
‐
‐

•

Key ‐ from Beckett’s Park (west) to Avon;
Secondary ‐ from Midsummer Meadow (east) to Nunn Mills

provide ‘green’ movement corridors as follows:
•
•

•

North‐south –strong linear park (minimum of 50m) linking Becket’s Park to Delapre
Park;
East‐west – secondary movement corridor linking local centre/waterside to Barnes and
Midsummer meadow
Esplanade – located along the waterfront to link N‐S and E‐W ‘green’ corridors

PARAMETER 3: Landscape and Open Space
ANMR will build upon and exploit its unique park and waterfront setting, ensuring that the majority of
development enjoys access and views across parks, river, marina, lake and meadow and that there is
synergy achieved between the natural and built environment. The development will integrate and
exploit the natural assets of the sites surrounding context in the most positive manner, maximise
passive solar gain and design for opportunity for stewardship of green spaces and green assets.

Development will:
•

•

provide a strong landscape framework, which will maximise existing assets and reinforce the
landscape structure, enhance ecology, reduce energy consumption and provide for formal and
informal recreational resource;
provide an extension to the surrounding park setting and continuous green network by linking
with new ‘green’ streets and spaces (for SUDS, recreational routes, boulevards, fitness and
cycleways) at:
• N‐S (Becket’s to Delapre Park) – minimum 50m width
• E‐W (Barnes Meadow gateway to proposed school/local centre)
• Ransome Road
• Disused railway line

•
•
•
•
•
•

allow for integration of four public spaces along the Avon waterfront ‐ linked by an esplanade,
setting back buildings to mitigate the north facing aspect of the waterfront;
allow for an esplanade along the waterfront, linking to the green network and pedestrian
circuits;
create a strong development frontage towards Delapre Park/Lake and Becket’s Park to
enhance stewardship of these public spaces;
allow for renewal energy technology (solar, green roofs, wind power etc) where appropriate;
maximise the potential for long distant views to surrounding open space and countryside to
assist legibility and character;
explore new building typologies and alternative private spaces to the rear of residential
blocks, to address contamination issues which limit use of ground level garden space.

PARAMETER 4: Character and townscape
The development framework has generated some recognisable character areas. The intention is to
promote broad diversity throughout the scheme and encourage a unique response to each character
area setting. The general pattern of character provides opportunities for detailed design to:
‐
‐
‐
‐

explore a range of urban forms responsive to the location and character of the
setting;
Establish localised focal points to create areas of interest;
Promote identity and legibility throughout the scheme by introducing variety in
the built form;
To encourage creative designers to produce fresh contemporary architecture
whilst respecting the overall ethos of the scheme.

The diagram shows the character area relationship and response to edge conditions and natural assets
surrounding the site, indication of key views, landmarks and focal spaces, the mapping of key
destinations and points of interest, all within walking distance of one another.

3.4 Key fixes and variables
Fixes

Variables

Average Density – 50‐60 dph

Funding sources

The location of higher density development

Density range

2fE Primary School

Affordable housing contributions/S106

Land allocation for railway crossing

Approach to use of WNDC land

Strategic linear park (Becket’s to Delapre)

Bridge
crossing/Bedford
arrangements

Quantum’s:
Residential: circa 1,500 homes
Commercial: 30,000m2 (in addition to Avon HQ)
Retail/commercial: 10,000m2

Phasing

Development frontage to disused railway

Market demand / short term viability,

Road

access

Location of 2fE Primary School
Trigger points to increase density per phase

Restriction on development quantum as a result of
highways constraints.

4.0

IMPLEMENTATION

The ANMR masterplan framework is not a rigid blueprint for development and design. It will set the
context within which proposals will come forward and its success dependent upon on the delivery of
great design and positive developments at a local level. It is recognised that homes and buildings cannot
be sustainable in isolation. In many cases it makes sense to join up the delivery of infrastructure, such as
energy, water and waste at a community scale, creating a cost‐effective means of meeting the needs of
new development in ways that will benefit existing communities too. It needs to be recognised by all
parties that “good design is not a luxury – there is the need to prioritise early through delivery”.
The ANMR masterplan framework provides for flexibility in approach, as much of the physical change
will take years to be delivered. It is often a general failure within masterplans where there is a lack of
flexibility built into land use plans. This can be particularly problematic where the economic climate is
likely to provide problems for delivery.
The masterplan framework will be implemented through collaboration between the public and private
sector. This is made up of the following organisations through which close collaboration will be required
as the scheme moves to delivery:





West Northamptonshire Development Corporation
Homes and Communities Agency
Northamptonshire County Council
Private sector land‐owners

The following is essential for implementation:



An Implementation Strategy needs to be formed and agreed to by the above owners;
The landowners to agree, as part of its contractual collaboration agreement, the delivery of the
scheme, its phasing and a cost share arrangement to ensure that strategic infrastructure can be
delivered as part of the comprehensive strategy.

4.1 Funding
The funding for the opportunities that are identified within the ANMR masterplan framework will come
from four main sources; private investment, mainstream public funding, special funding streams and
planning obligations. These are covered briefly below: ‐
1. Private Investment
A number of the key opportunity sites will be bought forward through private developers as viable
concerns. The purpose of the masterplan framework will be to guide strategic decisions and set
priorities for the site.

2. Mainstream Public funding
The restriction on and availability of public sector finance, given the current economic climate, may
reduce the availability of mainstream funding to deliver the infrastructure required. As such the cost
share formula will allow for a variety of mechanisms to include grant funding and investment funding
where appropriate to assist in the delivery of the project and overcoming viability concerns.
3. Special Funding Streams
There have been a wide variety of special funding programmes over the past thirty years or so. The
private and public sector will need to engage with each other to identify innovative approaches to
funding and delivery. This should include the role the Tax Incremental Financing could play in
infrastructure delivery. This should include the role of the Tax Incremental Financing and the New
Homes Bonus funding streams to assist in delivering the infrastructure.
4. Planning obligations
WNDC published it’s Planning Obligation Strategy in December 2008 this sets out the approach to
planning obligations to be considered on the site. This will be an important funding pot in terms of both
strategic and local infrastructure required to deliver the ANMR masterplan framework. A fair and
equitable approach to planning obligations will be developed across the site.

4.2 Phasing and advanced infrastructure
An overall phasing plan for future development has been prepared to provide direction over long term
growth. The basis of this is to maximise the use of existing utilities and initial infrastructure investment
and to minimise associated development costs during each phase until they are absolutely necessary.
Factors that influence development phasing considerations at ANMR include:









The capacity of existing infrastructure;
Create opportunities for the joined up delivery of infrastructure;
Access and capacity of transportation network;
Proximity to Avon HQ, the Marina and the waterfront;
The potential for flagship/gateway development to the north and south of the site;
Market demand and viability of sites;
the timing of the initial phases of new infrastructure (this will include the new junction at
Bedford Road and the replacement of the River Nene bridges and the new sluice bridge);
timing of the school preferred location of school.

The phasing plans provide a broad guide for the sequence and phased release of development land,
necessitated by considerations relating to infrastructure, market and viability. An allowance for a
reasonable degree of choice and flexibility has been given to ensure that the market can work

effectively and efficiently. The phasing plans will provide a basis upon which a more detailed review and
cost analysis will be needed to direct new development.
The release of development sites have been categorised into 3 key phases, set out below:
Phase One: Projects which can be delivered in the short‐term being viable development or public
funding allocated.

The primary drivers for phasing of projects is to establish a strong

Phase Two: Projects which can be planned on the basis that there is a means of overcoming obstacles to
viability or public investment and can be planned from existing funding streams.

Phase Three: Projects that require a significant but realistic improvement in market conditions to be
viable or a (not inconceivable) change in public funding streams, or that have to be lobbied for.

The Delivery Strategy analysis will remain high level but contains:



An assessment of the risks to the realisation of the programme as a whole.
An assessment of the risk of projects that are both (a) at an early stage of the critical path and
(b) vital to the realisation of the overall strategy.

The delivery strategy provides a basis for high level strategic decision making and a starting point for a
detailed operational planning exercise that should continue through the life of the masterplan.

4.3 Implementation and Delivery
The purpose of this ANMR masterplan framework is to provide a starting point for the important job of
the development of a delivery strategy. The delivery strategy for the ANMR masterplan framework will
be based on an assessment of the potential for change that is as objective as possible. This is a
challenging time to be preparing a delivery strategy for an ANMR masterplan framework given the
economic conditions in both the public and private sector.
It is critical that projects that can be delivered early are identified. Such projects, if delivered to a high
quality, can help create investor and community confidence, change perceptions of an area and set a
benchmark for design quality.
The ANMR masterplan framework establishes an ‘initial delivery strategy’ that identifies the key
interventions and opportunity sites.
The delivery strategy will be owned by the key landowners and public sector bodies who will provide the
strategic responsibility for bringing forward projects. The delivery strategy will test that the proposals
within the framework are viable within an acceptable timetable and level of risk. As detailed proposals
are developed the following will be key considerations ‐




The contribution that it makes to the achievement of the strategic objectives of the masterplan
overall.
Ease of funding and delivery in both the short and long term.
The risks involved.

There is the need to complete a collaboration agreement between the landowners to include a phasing,
cost sharing and infrastructure delivery strategy which ensures the delivery of the comprehensive
scheme.

5.0

ACTION PLAN

The Action Plan should be based on the work to be developed on the programme being developed for
Avon Nunn Mills and the risk and issues.
To be discussed further.

SUGGESTIONS:

•

Gain WNDC and NBC ownership and SIGN OFF (report)

•

Agree final report and circulate to landowners

•

Agree and start process for adoption as SPD

•

Set out Key Fixes and Variables a platform for further negotiation in planning process

•

Use as foundation for planning applications and design coding

•

Build in flexibility and phasing mechanisms to deal with key infrastructure and assist delivery

•

Set out a joint delivery strategy:
‐
‐
‐
‐

•

Project teams
key projects
funding mechanisms
phasing strategy etc

Agree process and approach for engaging with key partners

APPENDIX: Planning Policy
NATIONAL

KEY DOCUMENT

PRODUCED
BY

PPS 1 DELIVERING
DEVELOPMENT

SUSTAINABLE

PPS: PLANNING AND CLIMATE CHANGE –
SUPPLEMENT TO PLANNING POLICY
STATEMENT 1

PPS 3 HOUSING
ASSESSMENT]

[HOUSING

MARKET

PPS 4

PPS 12

PPS 22 RENEWABLE ENERGY

PPS 23 POLLUTION CONTROL
PPS 25
PPG 13 TRANSPORT
PPG 16
PPG 17 PLANNING FOR OPEN SPACE
SPORT AND RECREATION
PPG 24 NOISE
SECURE BY DESIGN NEW HOMES 2010.
AFFORDABLE HOUSING (DEC 04)

CLG

DATE

KEY PRINCIPLES

PLANNING OUT CRIME (DEC 03)
PARKING (MARCH 03)
MANUAL FOR STREETS
REGIONAL
KEY DOCUMENT

PRODUCED
BY

East Midlands Regional Plan

DATE

KEY PRINCIPLES

March
2009

Policy 2 - Design
Policy 48 - Car Parking Standards
Policy 19 - Regeneration
Policy 39 efficiency

Energy

reduction

and

Parks and Open Spaces Strategy for
Northampton

NBC

Nov 2009

-Improve the quality, variety
and accessibility of all types
of open space
-Increase community use of
all open spaces and improve
community health
-Be aware of and take into
account the effects of climate
change and the effect green
space can have on climate
change. Reduce the effects
of climate change through
biodiversity,
conservation
and
education
whilst
protecting and enhancing the
natural and cultural heritage
of the Borough.

Regional Spatial Strategy (RSS8)

GOEM

March
2005

Sets strategic
region:

aims

for

Policy 3 - sustainability
Policy 5 - Concentrating
development in Urban Areas
Regional Housing Strategy

GOEM

2004

Regional Economic Strategy

GOEM

2006

Regional Environment Strategy

GOEM

Aug 2002

D GOEM

March
2005

PRODUCED
BY

DATE

Milton Keynes South
Regional Strategy

Midlands

Sub-

-Help create neighbourhoods
where people want to live
-Reflect
the
need
for
balanced
mixed
tenure
communities
-Prioritise
the
use
of
previously developed land
and buildings
-Provide high quality housing
which
incorporates
sustainable construction and
design
-Enhance the quality of the
local
environment
and
support community safety
-Improve accessibility to
jobs, recreation and services
and reduce the need to travel
-Contribute to environmental
infrastructure

LOCAL
KEY DOCUMENT

E11
–
Trees/hedgerows
damage/destruction of

–

E19 Implementing Development,
residential, business, commercial
E20 – New Development

KEY PRINCIPLES

E39 – Renewable Energy
E40 – Crime and Vandalism
H6 – Development
Residential Areas

within

Primarily

H10 – Backland Development
H14 – Amenity Open Space
H17 – Housing for people with disabilities
H32 – Affordable Housing
L3 – Existing recreational facilities - local
open space
L6 – New local recreational land – S106
for maintenance of public open space
Local Development Scheme and Core
Strategy Issues & Options Report

NBC, DCC,
SNC

2007

Northampton
Local
Framework (LDF)

NBC

2007

RT for NBC

July 2006

Development

Northampton Employment Land Study
Northampton Central Area Development
Framework, Retail and Leisure Capacity
Study

Jan 2007

Northampton Open Space, Sport &
Recreation Needs Assessment and Audit

PMP
NBC

Northampton Urban Housing Capacity
Study

NBC

Oct 2003

Northampton Longer
Options Study

Term

EDAW for
NBC, DDC
and SNC

March
2007

Northamptonshire

Neighbourhood

Inspire

March

Growth

for

Sept
2006,200
9.

Baseline date / analysis.

Renewal Strategy

Consulting
for NBC

Northamptonshire Place and Movement
Guide December 2008

Design Guide
January 2000

for

Residential

Roads

Estate Road Construction June 1999

2005

