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1. Introduction 

1.1 Emery Planning is instructed by Hollins Strategic Land LLP to prepare this Planning Statement in 

support of an outline planning application for the erection of up to 65 no. dwellings with 

associated works and access on land at Lower Lane, Milton Malsor, Northamptonshire. 

1.2 A layout plan accompanies the application which illustrates the layout of the 65 dwellings with 

the access point onto Lower Road.  

1.3 This Planning Statement should be read in conjunction with the supporting documents submitted 

as part of the application. 

2. Site location and Description 

2.1 The site measures 5.1 hectares and comprises a rectangular parcel of grazing land to the 

immediate north-east of the village of Milton Malsor. Access to the site is off Lower Road, with the 

western boundary of the site directly adjoining the highway. Hedgerow encloses the site, and 

there are also a small number of trees around the site perimeter. 

2.2 The site is well contained and bounded by defined features on three sides: residential 

development within the village to the west and south, and the west coast railway line to the east.  

2.3 To the north of the site are agricultural fields, beyond which is the Milton Park Motocross track. This 

area to the north of the site is also well contained, clearly bound by Towcester Road to the west, 

the M1 to the north, and the railway line to the east.  

2.4 A site location plan accompanies the application, showing the application site within the local 

context. The application site would make for a logical extension to the village. 

2.5 The site is approximately 1.2km south of the urban edge of Northampton, however the proposed 

Northampton South Sustainable Urban Extension (SUE) boundary at Collingtree would extend to 

within approximately 400 metres of the application site, however this excludes proposed structural 

green space and woodland planting as required by Policy N5. 

2.6 Milton Malsor is sustainable in its own right, with facilities including a public house, a football club, 

two churches, village hall, village park and playing fields and a primary school situated within 
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easy walking distance of the site. Lower Road also has bus stops providing regular services to 

Northampton, including a Tesco Extra within 11-minutes on bus. 

2.7 Milton Malsor is well related to infrastructure, amenities and facilities associated with 

Northampton. These include schools, a General Hospital, national rail links and retail/employment 

areas. The site is extremely well connected by road and is near to the A43 and junction15A of the 

M1.  

3. The application 

3.1 The application is submitted in outline with all matters reserved except for access. The application 

proposes the construction of up to 65 dwellings comprising a wide range of types and sizes. The 

proposed dwellings would be complemented by associated landscaping and a large area of 

landscaping and public open space.   

3.2 Vehicular access would be provided directly from Lower Road. Full justification for access 

including a detailed plan is submitted as part of this application. 

3.3 The proposal has given full consideration into all environmental and technical matters and would 

mitigate any negative impacts in line with recommendations made by specialist reports 

submitted in support of this application. Furthermore, enhancements including new planting 

would be implemented where possible.  

3.4 A review of the Parish Plan SPD (adopted 2013) and the ‘Options for a Neighbourhood Plan’ 

document published by Milton Malsor Parish Council have highlighted a number of key needs 

and aspirations in the village.  This has led to specific proposals in the application which include: 

• Affordable housing to include smaller 2-bedroom dwellings, entry-level or starter 

homes; 

• New green ‘gateway’ at village entrance including substantial new tree planting on 

Lower Road, a  

• A traffic calming road narrowing pinch point with new pedestrian crossing on Lower 

Road to help reduce perceived traffic speeds; 

• Proposed highway improvements at the junction of Towcester Road and Lower Road 

to include red bar and ‘slow’ road markings and signage; 

• Upgrading of nearby street lighting to traditional columns. 



Planning Design and Access Statement 

Land at Lower Road, Milton Malsor, South Northamptonshire 

April 2020 

 

 

 3 

 Design and Access considerations 

 Appraising the context – site constraints and opportunities 

3.5 The site is urban fringe and would form part of a logical extension to the surrounding built form 

which largely comprises a range of house types to the south and west. 

 Amount and scale 

3.6 Scale is a reserved matter for detailed consideration as part of a future reserved matters 

application, however the proposed development would amount to up to 65 dwellings with a net 

density of around 26dph making it low-medium density for a village location. The scale of the 

new dwellings is likely to be in the form of two-storey houses in order to reflect the character and 

appearance of the surrounding residential development. 

3.7 In accordance with Policy H2: Affordable Housing, 50% of the dwellings would be provided as 

affordable, however the exact tenure mix can be agreed with the Council to reflect local housing 

need and viability and details provided as part of a future reserved matters application.  

3.8 With regard to the housing mix, it is proposed that there will be smaller homes for those wishing to 

downsize which releases larger family homes for local residents as well as entry level or starter 

homes for those wishing to remain in the village but unable to afford a new home.   

 Layout 

3.9 Layout is a reserved matter for detailed consideration as part of a future reserved matters 

application. However the indicative concept layout shows a coherent response to the character 

and appearance of the surrounding area. It confirms that the proposed houses would be set 

within plots that provide in-curtilage parking and generously sized gardens and the layout would 

sit comfortably within the overall built form of the area.  The layout plan also demonstrates the 

key design considerations taken from an understanding of the village context and the community 

aspirations in the adopted Parish Plan SPD (2013). 

 Appearance 

3.10 Appearance is a reserved matter for detailed consideration as part of a future reserved matters 

application. However, the proposed houses would be constructed with facing brick and tiled 

roofs to complement the existing properties within the surrounding area. In accordance with the 
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Parish Council aspirations1, the proposed homes will be a mixture of stone and brick within a 

network of green infrastructure to fit in with the existing village character.  The appearance of 

dwellings will consider the existing materials of housing in the locality including the conservation 

area. 

3.11 Precise design details will be addressed in a future reserved matters application, however in 

accordance with Policy S10 (Sustainable Development Principles), the proposed development 

would adopt sustainable construction and low carbon energy practices.  

 Landscaping  

3.12 The indicative site layout also illustrates the applicant’s desire for the development to recognise 

the topography and optimising the existing trees and vegetation within the site. The majority of 

trees and hedges will be retained, with limited removal where necessary. No trees were surveyed 

as being the highest Category A or B value in accordance with BS 5837:2012. Retention of the 

existing tree stock with additional tree and hedge planting will enable the development to 

successfully integrate within the local surroundings and open countryside.  

3.13 The proposed development aims to achieve green infrastructure improvements, through 

provision of a large area of landscaping and open space on the northern and eastern part of 

the site. A Local Area of Play (LAP) can be accommodated on the site as part of the 

development however the proposals recognise good provision already exists with the Village Park 

and playing fields opposite. Precise landscaping details will be addressed in a future reserved 

matters application.  

 Access 

3.14 Access to and from the site is proposed from Lower Road which would provide the vehicular, 

pedestrian and cycle access into the site.  New footways will connect with those existing at the 

bus stop on Lower Road and provide safe pedestrian access to the development.  The proposals 

also offer a pedestrian crossing point in conjunction with a traffic calming pinch point on Lower 

Road, in response to aspirations in the local community to reduce traffic speeds. 

 
1 ‘Options for a Neighbourhood Plan’, Milton Malsor Parish Council (approved December 2013). 
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3.15 The proposed scheme provides well-defined overlooked routes through the site so that residents 

can benefit from the local services and public transport options available beyond the application 

site. 

 Impact on the character and appearance of the area 

3.16 The indicative layout shows a development that would complement the character and 

appearance of the surrounding built form with well-designed housing and a robust and attractive 

landscaping scheme. 

3.17 The proposal has therefore been informed by the environmental and technical reports prepared, 

and a sensitive review of the Parish Plan aspirations and associated documents, in order to 

demonstrate the site’s suitability for development. 
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4. Policy Context 

4.1 Reference will be made to the policies of the adopted and emerging development plan.  For 

the purposes of this application, the development plan comprises: 

• The West Northamptonshire Joint Core Strategy Local Plan (Part 1) (adopted 

December 2014) (WNJCS) and; 

• The Saved Policies of the South Northamptonshire Local Plan (1997).  

4.2 The WNJCS was adopted in conjunction with Northampton Borough Council and Daventry District 

Council. We assess the performance of the development plans and weight attaching to relevant 

policies, in particular, in terms of meeting housing need. In summary it is our position that the 

WNJCS has failed to deliver the required housing need, in particular, for the Northampton Related 

Development Area (NRDA).  

4.3 Reference will also be made to each relevant policy relating to site specific matters, and the 

proposal will be assessed against each.  

4.4 The LPA is in the process of preparing its own Part 2 plan. The Plan will include: 

• new settlement boundaries; 

• site specific allocations for development, including land to meet Northampton’s 

needs; 

• new important local green spaces; and, 

• specific policies for the development management and use of land and buildings. 

4.5 The plan has been the subject of an Examination and main modifications. The Inspectors Report 

is awaited.  

Future Review of Development Plan 

4.6 We note that paragraph 3.17 of the WNJCS and paragraph 26 of the WNJCS Inspector’s Report 

commit the councils to review their plan by 2020 and that this was a requirement for the WNJCS 

to be made sound. This statement will assess this requirement and how it impacts on the weight 

to be given to the adopted and emerging development plan. 
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4.7 A future review of the Development Plan will consider the housing need calculations, changes to 

governance in West Northamptonshire and a new emerging evidence base.  

4.8 An Issues and Options consultation took place on the West Northamptonshire Strategic Plan 

between August and October 2019. The next stage for the plan will be a Spatial Options 

consultation in the Autumn of 2020. Therefore this plan has no weight for the purposes of decision 

making.  

 National planning policy and guidance 

 Decision-making 

4.9 The Framework is clear that local planning authorities should work proactively with applicants to 

secure development that will improve the economic, social and environmental conditions of the 

area; and that sustainable development should be approved where possible (para. 38 ).  

Delivering a sufficient supply of homes 

4.10 To support the Government’s objective of significantly boosting the supply of homes, it is 

important that a sufficient amount and variety of land can come forward where it is needed 

(para 59). Therefore, planning policies should identify:- 

• a sufficient supply and mix of sites, taking into account their availability, suitability and 

likely economic viability; and 

• specific deliverable sites for the first 5 years of the plan period (para.67). 

4.11 The Framework recognises that small sites can make an important contribution to meeting the 

housing requirement of an area, and are often built-out very quickly. Therefore, authorities should 

support the development of windfall sites through their decisions (para.68). 

4.12 Planning authorities should: 

• identify and update annually a supply of specific deliverable sites sufficient to provide 

a minimum of five years’ worth of housing against their housing requirement set out in 

adopted strategic policies; and 

• include a 20% buffer where there has been significant under delivery of housing over 

the previous three years, to improve the prospect of achieving the planned supply 

(para.73). 
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4.13 In rural areas, decisions should be responsive to local circumstances and support housing 

developments that reflect local needs. And to support sustainable development, housing should 

be located where it will help maintain the vitality of local communities and support services 

(paras. 77 & 78). 

 Making effective use of land 

4.14 Planning decisions should: 

• promote an effective use of land in meeting the need for homes and other uses, while 

safeguarding and improving the environment and ensuring safe and healthy living 

conditions (para. 117); 

• support the development of under-utilised land and buildings; and 

• recognise that some undeveloped land can mitigate flood risk (para.118). 

 Achieving well-designed places 

4.15 Planning decisions should ensure that developments:- 

• will function well and add to the overall quality of the area; 

• are visually attractive; 

• are sympathetic to local character and history; 

• establish or maintain a strong sense of place; 

• optimize the potential of the site to accommodate and sustain an appropriate 

amount and mix of development; and 

• create places that are safe, inclusive and accessible and which promote health and 

well-being (para.127).  

 Meeting the challenge of climate change, flooding and coastal change 

4.16 The Government has placed increasing priority on the need to take full account of the risks 

associated with flooding at all stages of the planning and development process. It seeks to 

reduce the future damage to property and the risk to life from incidents of flooding. Its 

expectations relating to flooding are set out in the Framework (paras. 156 -163), which identify 

how the issue of flooding is dealt with in the drafting of planning policy and the consideration of 

planning applications, avoiding inappropriate development in areas at risk from flooding. 
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Strategic policies should be informed by strategic flood risk assessments which should take 

account of advice from the Environment Agency and other flood authorities and boards. 

4.17 Inappropriate development in areas at risk of flooding should be avoided by directing 

development away from areas at highest risk, but where development is necessary, making it 

safe without increasing flood risk elsewhere. Local plans should apply a sequential, risk-based 

approach to the location of development and applications should be informed by site specific 

exception tests of flood risk. The purpose is to avoid where possible flood risk to people and 

property and manage any residual risk, taking account of the impacts of climate change. 

4.18 The Framework sets out guidance for determining planning applications in areas at risk of flooding 

(para. 163). Development should only be allowed in areas at risk of flooding where it can be 

demonstrated that: 

• within the site, the most vulnerable development is located in areas of lowest flood risk;  

• the development is appropriately flood resistant and resilient; 

• it incorporates sustainable drainage systems; 

• any residual risk can be safely managed; and 

• safe access and escape routes are included where appropriate, as part of an agreed 

emergency plan. 

 National Planning Practice Guidance 

4.19 The National Planning Practice Guidance (NPPG) was published by the Department for 

Communities and Local Government (DCLG) on 6 March 2014. The purpose of the NPPG is to 

provide guidance on how the policies of the Framework and the principles of the planning system 

should be applied in practice. 

4.20 The following sections are relevant to the consideration of this proposal. 

 Design 

4.21 Section 2 requires development to promote character in townscape and landscape by 

responding to and reinforcing locally distinctive patterns of development, local man-made and 

natural heritage and culture while not preventing or discouraging appropriate innovation. 



Planning Design and Access Statement 

Land at Lower Road, Milton Malsor, South Northamptonshire 

April 2020 

 

 

 10 

 Rural housing 

4.22 It is stressed that housing supports the broader sustainability of villages and is essential to ensure 

viable use of local facilities. So, blanket policies restricting housing development in some 

settlements should be avoided unless their use can be supported by robust evidence (Reference 

ID: 50-001-20160519). 

Other material considerations 

Milton Malsor Neighbourhood Plan 

4.23 In December 2013, a “options for a neighbourhood plan” document was prepared by Milton 

Malsor Parish Council. The document echoed the sentiments of the Parish Plan prepared in 2005 

(see below). The primary objective of the plan is to ensure that Milton Malsor continues to be a 

separate settlement, and not part of the southward expansion of Northampton. This has been an 

important part of the scheme’s evolution.  

4.24 In March 2018, Milton Malsor Parish Council applied to South Northants Council for the designation 

of a neighbourhood plan area. The neighbourhood plan area was confirmed by South 

Northamptonshire Council on 13 April 2018.  

4.25 Since that time there is no evidence of further work on the preparation of the neighbourhood 

plan being undertaken. Accordingly, the emerging neighbourhood plan cannot be afforded any 

weight. 

Milton Malsor Parish Plan SPD (2005) (adopted 2013) 

4.26 The Milton Malsor Parish Plan SPD is a “village design statement” adopted by South 

Northamptonshire Council. As a precursor to the emerging neighbourhood plan, the SPD 

highlights that Milton Malsor is a sustainable village benefitting greatly from its proximity to 

Northampton and strategic infrastructure routes in the form of the M1 motorway and the west 

coast mainline.  

4.27 The SPD also highlights the demographics within the village which are of an aging population. 

The SPD states that one of the main reason for people leaving the village is because of a lack of 

suitable accommodation. 
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4.28 Significantly, respondents to the SPD consultation highlighted that there was a pressing need for 

starter homes and smaller family homes within the village. Other priorities for residents included a 

more reliable public transport service; more tree planting; more facilities for young people; the 

introduction of traffic calming measures; and the introduction of additional SuDS measures within 

new development to ease local infrastructure pressures.  

South Northamptonshire Council Residential Design in the Countryside SPG (1998)  

4.29 Whilst now outdated, the residential design guide identifies Milton Malsor as a “Restricted Infill 

Village” under policy H5. Within such locations, residential development would be considered 

acceptable provided it is within the village confines and would involve the infilling of a small gap 

in an otherwise built up frontage; or a small group of dwellings; or the conversion of existing 

buildings.  

4.30 The design principles set out within the design guide have been considered in the preparation of 

the proposal.  
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5. Housing Land Supply 

5.1 The Council’s Housing Land Availability Study April 2019 (HLAS, base date 31st March 2019, 

published April 2019) is not in accordance with the revised NPPF (February 2019) and updated 

PPG (July 2019). Once regard has been given to the revised NPPF and updated practice 

guidance, the Council cannot demonstrate a five year supply of deliverable sites against the 

housing requirement set out in the adopted strategic policies or against Local Housing Need, as 

it is required to do so in accordance with paragraph 73 of the NPPF. 

5.2 On the requirement side, the Council assesses its housing land supply against the “objectively 

assessed need” for South Northamptonshire. There is no support in the NPPF or the PPG for this 

approach. The matter was dealt with by the Inspector in the Kislingbury Road appeal where we 

were instructed on behalf of the Appellant (reference: APP/Z2830/W/18/3206346), who stated in 

his decision letter: 

“I see no reason why the delivery expectations in the JCS should not be used 

as the basis for the calculations since it reflects JCS requirements. They are, after 

all, set out in Policy S3 of the JCS and the National Planning Policy Framework  

expects the plan making authority to identify a supply of deliverable sites 

sufficient to provide a minimum of five years worth of housing against their 

housing requirement set out in adopted strategic policies. Policy S3 is a strategic 

policy. Not to follow the expectations of the JCS would be in conflict with the 

development plan and the NPPF.” 

5.3 In accordance with paragraph 73 and footnote 37 of the NPPF, housing land supply should be 

measured against the housing requirement set out in adopted strategic policies or against Local 

Housing Need where the strategic policies are more than 5 years old, unless these policies have 

been reviewed and found to not require updating. In the case of South Northamptonshire, the 

relevant adopted strategic policy is Policy S3 of the WNJCS. As the adopted housing requirement 

set out in the WNJCS is 5 years old, the Council’s housing land supply position should be measured 

against Local Housing Need unless the requirement set out in the WNJCS has been reviewed and 

found not to require updating. Both scenarios are considered below.  

 Does the JCS need updating? 

5.4 From the outset, the purpose of a review is to ensure that a plan and the policies within it remain 

effective (paragraph 61-064 of the PPG). Effective means “deliverable over the plan period, and 

based on effective joint working on cross-boundary strategic matters that have been dealt with 
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rather than deferred”. Due to the significant under delivery of housing in the Northampton 

Related Development Area (NRDA), including Northampton over the first 8 years of the plan 

period (2011-19), the policies within the JCS are no longer effective and need updating. At 31st 

March 2019, there is already a shortfall in the NRDA of 3,535 dwellings. For the housing requirement 

to be met in the NRDA, these dwellings would need to be delivered in addition to the 16,060 

dwelling housing requirement for the NRDA over the period 2019-29 (i.e. 19,595 dwellings in total). 

This is not realistically going to be met and would result in a shortfall by the end of the plan period. 

Indeed, there is only at best a 2.75 year housing land supply in the NRDA at 31st March 2019.  

5.5 We note that a report to the meeting of the West Northamptonshire Joint Planning and 

Infrastructure Board (WNJPIB) on 14th January 2020 states that the housing requirement in the JCS 

does not need updating because the residual housing requirement for the remainder of the plan 

period (2019-29) of 28,984 dwellings is higher than the local housing need across the plan area of 

22,210 dwellings. We do not believe that the review of policies at Appendix 1 of the WNJPIB report 

constitutes a proper and consulted review.  However, the housing requirement and delivery are 

not monitored on a plan-wide basis as the report to the Joint Planning and Infrastructure Board 

suggests. The residual housing requirement for South Northamptonshire over the remainder of the 

plan period (2019-29) at 31st March 2019 is 3,295 dwellings (i.e. 7,173 dwelling requirement minus 

3,828 completions). However the local housing need for South Northamptonshire over the same 

period is 5,160 dwellings. The local housing need for South Northamptonshire is therefore 

significantly (1.5 times) higher than the housing requirement for South Northamptonshire in the 

JCS. It therefore needs updating in accordance with paragraph 33 of the Framework and 

paragraph 61-062 of the PPG. This is to ensure that all housing need is planned. 

5.6 Because the policies require updating, the five year housing land supply should be measured 

against the local housing need. However we now comment on South Northamptonshire’s 

housing land supply against both the Core Strategy housing requirement and the local housing 

need as follows as under either scenario there is no 5 year supply. 

 Adopted housing requirement  

5.7 The Council’s adopted housing requirement is 11,020 dwellings over the period 2011 to 2029. The 

housing requirement is stepped, as examined and agreed by the Local Plan Inspector, and 

therefore the five year requirement over the period 1st April 2019 to 31st March 2024 is 3,826 

dwellings, as set out in the trajectory at appendix 3 of the WNJCS.  
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5.8 Whilst there has been a cumulative over-delivery of housing, albeit that appears to now be 

slowing2, in the first 7 years of the plan period, any reduction in the five year requirement would 

be contrary to the Government’s objective of significantly boosting the supply. There is no support 

in the NPPF or the PPG (in particular paragraph 68-0323) for the Council’s approach to reduce 

the five year requirement by deducting the over-supply. Paragraph 68-032 states that “Where 

areas deliver more completions than required, the additional supply can be used to offset any 

shortfalls against requirements from previous years”.  This approach was supported by the 

Inspector in the Kislingbury Road appeal, who considered that to deduct oversupply from 

previous years from the future requirement was out of step with the national policy objective of 

boosting housing supply significantly.   

5.9 Therefore, in the event that the housing requirement has been reviewed and found not to require 

updating, the adopted five year requirement is 3,826 dwellings. The supply that must be 

demonstrated including a 5% buffer is therefore 4,017 dwellings (i.e. 3,826 + 5%). 

 Local Housing Need 

5.10 Local Housing Need is defined in the Glossary on page 68 of the NPPF as follows: 

“The number of homes identified as being needed through the application of 

the standard method set out in national planning guidance (or, in the context 

of preparing strategic policies only, this may be calculated using a justified 

alternative approach as provided for in paragraph 60 of this Framework).” 

5.11 Paragraph 2a-004 of the PPG explains how local housing need is calculated. It results in the local 

housing need figure in the following table for 2019: 

 

 

 

 

 
2 Net housing completions in South Northamptonshire reduced from 832 dwellings (2017/18) to 786 

dwellings (2018/19). 
3 PPG paragraph 68-032: “How can past over-supply of housing completions against planned 

requirements be addressed?” 
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 Table 1 – Local Housing Need for South Northamptonshire 

 Step 1 Step 2 Step 3 

 

 

 Projected annual 

average 

household 

growth 2019-29 

 

Adjustment 

factor 

Should the cap 

be applied? 

Local 

housing 

need 

South 

Northamptonshire 

368.9 1.37 No 505 

 

5.12 Local Housing Need for South Northamptonshire is 505.4 dwellings. Over a five year period, this 

equates to 2,527 dwellings. Therefore, the total supply to be demonstrated including a 5% buffer 

is 2,653 (i.e. 2,527 + 5%).  

5.13 The Council’s housing land supply position is assessed against both the adopted housing 

requirement and Local Housing Need in the table below.  

 Housing Supply 

5.14 The Council’s HLAS claims that it can demonstrate a deliverable supply of 1,890 dwellings. This is 

a significant reduction from the 2,840 claimed in the previous HLAS. This is due to a revised 

assessment in light of the Inspector’s conclusions at the Rothersthorpe appeal, where Emery 

Planning gave the housing supply evidence, which the Council now accepts. The Inspector 

stated: 

“The sites on which it has been demonstrated that delivery is likely amount to a 

figure of something over 2000 houses on the Appellant’s calculations (about 2.5 

years supply) and just over 3000 on the Council’s assessment (about 3.8 years 

supply).” 

5.15 Therefore for the purposes of this statement we have not undertaken a critical assessment of the 

supply as the subsequent tables demonstrate that on an uncontested supply, the LPA cannot 

demonstrate a 5 year supply.  

5.16 As we are basing our supply on the administrative area of South Northamptonshire, it is necessary 

to add in the supply from the NRDA sites in South Northamptonshire. This is set out in the table 

below.  
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 Table 2 –Housing Supply for South Northamptonshire 

Source Supply 

South Northamptonshire ex NRDA 1,890 

Wootton Fields 187 

N4 – Northampton West SUE  210.5* 

Total 2,498 

*half yield from the 421 dwellings as the site is located in Daventry and 

South Northamptonshire. 

5.17 We now calculate the housing land supply. 

 Table 3 – South Northamptonshire’s Five Year Housing Land Supply 

 

5.18 Against the adopted WNJCS requirement, the Council can only demonstrate a 2.8 year’s supply. 

Against Local Housing Need, the Council can demonstrate a housing land supply of 4.3 years. 

Therefore, irrespective of whether the adopted housing requirement or Local Housing Need is 

used to assess the position, the Council cannot demonstrate a five year supply of housing land.  

  

 Requirement South 

Northamptonshire 

requirement 

(Adopted JCS) 

Local 

Housing 

Need 

A Housing requirement over the plan period  11,020 9,097 

B Five year requirement 1st April 2019 – 31st March 2024 

 2019/20 = 830 

 2020/21 = 725 

 2021/22 = 736 

 2022/23 = 755 

             2023/24 = 780 

3,826 2,527 

C 5% Buffer (5% of B) 191 126 

D Total supply to be demonstrated (B + C) 4017 2,653 

E Annual average (D / 5 years) 814 531 

 Supply   

F Five year supply 1st April 2019 to 31st March 2024 2,287.5 2,287.5 

G 5 year supply (F / E) 2.8 4.3 
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 Delivery in the Plan Period 

5.19 For South Northamptonshire, Policy S3 (Scale and Distribution of Housing Development) of the 

WNJCS sets out the overall requirement of 11,020 dwellings which is then distributed as follows: 

• Brackley Town about 2,160;  

• Towcester Town about 2,650;  

• South Northants Rural Areas about 2,360; and,  

• Northampton Related Development Area about 3,850. 

5.20 The April 2019 Housing Supply Statement sets out the completions to 2019 and the forward supply. 

This is set out in table below. 

Table 4: Meeting the Housing Trajectory excluding NRDA 

Actual/Projected 

Completions 

Towcester Brackley Rural Total 

2011-2019 656 1,138 2,984 3,878 

2019-2029 1549 1,031 492 3,072 

2011-2029 2,205 2,169 2,576 6,950 

 

5.21 If all the sites deliver, then the requirement of 7,170 would not be met from sites outside the NRDA. 

However the NRDA component forms part of South Northamptonshire’s requirement in the JCS.  

5.22 For the purpose of monitoring, the NRDA has been measured separately to the rest of South 

Northamptonshire. The NRDA five year supply statement explains that there are four sites which 

are located within South Northamptonshire as shown below. 
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Table 5: 5 Year supply in South Northamptonshire part of the NRDA 

 

Category 

 

Capacity No. of 

dwellings 

in the 

NRDA 

5YHLS 

 

No. of 

dwellings of 

the NRDA 

5YHLS in 

South 

Northampton 

N9A – Northampton Norwood Farm / Upton Lodge 

SUE 

3,500 688 0 

N9 – Upton Park SUE 1,000 375 0 

N4 – Northampton West SUE 2,550 421 210.5 

Land adjacent to Wootton Fields 269 187 187 

 

5.23 With no completions and only 397.5 homes in the 5 year supply is it is clear there will be a 

significant shortfall of some 2,500 to 3,000 homes by 2029, which assumes a build rate of 50 to 100 

dwellings per annum on each site. It is clear that the requirement in Policy S3 will not be met by a 

significant margin. 

5.24 Therefore in both the 5 year period and the plan period new homes are required. It is important 

to set out the context that there is no immediate development plan that can rectify the housing 

land supply shortfall. Indeed, paragraph 21 of the Rothersthorpe decision states: 

21. I note here that the Council indicates that future requirements for housing 

to serve Northampton will come forward in the JCS Review. That document, 

though, is a number of years away and provides no immediate solution to the 

needs for housing. Similarly the Local Plan Part 2, which is due for examination 

shortly, does not seek to allocate land to address the unmet needs for 

Northampton. Whilst it is likely that development will be required in the rural 

areas of the district each case will be required to be determined in the light of 

the specific circumstances of the case, as here. 

5.25 Therefore the only opportunity to deliver new housing is through planning applications such as 

this.  
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6. Affordable Housing Need 

6.1 Table 4 of the WNJCS sets out the market and affordable requirement. For ease of reference it is 

set out below. 

 

6.2 This shows that the annual average requirement of affordable housing for each authority is: 

• Daventry (ex NRDA) – 83 per annum; 

• NRDA – 422 per annum; 

• South Northants (ex NRDA) – 183 per annum 

6.3 The annual average affordable housing requirement is 688 affordable homes across West 

Northamptonshire. 

6.4 The most recent assessment of housing need is set out in the 2017 SHMA. Affordable housing need 

in Northampton is 440 households per annum and in South Northamptonshire it is 115 households 

per annum. The need for Daventry is 110 households per annum. The total across West 

Northamptonshire is 665 households which is not materially different to that set out in Table 4 of 

the WNJCS, although the authors of the 2017 SHMA do state that due to definitional changes 

then the outcomes will be different although it is noted that “this change in emphasis has led to 
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fewer households being considered as being in housing need based upon affordability 4 ”. 

Therefore whilst there is a slightly lower overall affordable need in the 2017 SHMA, due to the 

change in definitions this is not a reflection of a lessening need.   

 Affordable Housing Delivery 

6.5 With the need established, it is necessary to understand home many affordable homes have 

been provided to date. The level of affordable completions for the last 7 years has been as 

follows. The AMR for 2018/19 is not available at the time of writing.  

Table 6: Affordable Housing Delivery 

 NRDA South Northants Daventry Total for West 

Northampton 

2011/12 101 115 25 241 

2012/13 190 33 26 249 

2013/14 232 66 65 363 

2014/15 225 36 82 343 

2015/16 124 112 90 326 

2016/17 335 68 186 589 

2017/18  209 182 97 488 

Total 1,416 612 571 2,599 

 

6.6 Table 2 below shows the above completion figures assessed against the requirement for each 

area from Table 4 of the WNJCS. 

 

 

 

 

 

4 Para 1.15 of 2017 SHMA 
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Table 7: Delivery against Requirement – 2011 to 2017 

 Requirement in 

WNJCS for 2011 to 

2018* 

Delivery Percentage 

Completed 

NRDA 2,954 1,416 48% 

South Northants 1,281 612 48% 

Daventry 581 571 98% 

West Northamptonshire 4,816 2,599 54% 

*the requirement is calculated by dividing the total requirement for each area in Table 4 of the 

WNJCS by 18 years and then multiplying it by 7 years. 

6.7 It is clear from the above figures that there has been a significant and persistent shortfall in the 

delivery of affordable housing since the start of the plan period. The only authority that has 

performed close to target is Daventry. For this proposal, it is the NRDA and South 

Northamptonshire figures which are material and both are significantly below meeting the need 

in the WNJCS. 

 Affordable Housing Supply 

6.8 With regard to affordable housing delivery against targets, paragraph 3.62 of the AMR states: 

“3.62 In South Northamptonshire overall permissions granted in the period 2015-

18 equate to 16.5% affordable housing with permissions in Brackley and 

Towcester delivering 14.1% and in the rural areas 23.5%. In both cases this is well 

below the targets in Policy H2. In the majority of cases the reason for a lower 

proportion of affordable housing being granted relate to viability. For example, 

in 2015/16 outline permission was granted for 210 dwellings on part of the 

Towcester South SUE site which will not provide any affordable housing. This 

scheme does however deliver a new town park for Towcester and as such 

could not provide affordable housing. Furthermore South Northamptonshire 

Council have given effect to the ministerial statement issued in November 2015 

which seeks to apply a national threshold for the provision of affordable housing 

of 11 or more dwellings.” 

6.9 It is clear that there is a significant issue with affordable housing delivery in South 

Northamptonshire and it is clear that sites are not delivering the required policy compliant levels 

of affordable homes even on edge of settlement greenfield sites. The main reason for this is 

viability. The 50% of affordable homes proposed by this scheme has been factored into the 

proposal. It would bring forward up to 33 much needed affordable homes in the rural area. This 

is a significant material consideration in favour of the development.  
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 Housing Needs in Milton Malsor  

6.10 In respect of housing needs, we have reviewed the South Northamptonshire Housing Register and 

it confirmed 242 households are in priority need (as at January 2019), with 49% of households in 

urgent or high priority need for re-housing.  More than half of the applicants (56%) are 45 years 

old or younger; of these, the majority are aged between 26 and 45.   Whilst the figures are for the 

district as a whole we also noted that almost 20% of those in priority need (47) specifically chose 

Milton Malsor as their preferred choice to live given its closer relationship to jobs in Northampton 

and the attractiveness of the village as a place to live.   

6.11 In Milton Malsor, we note the last housing needs study was prepared some time ago in June 2006.  

It recognised then that people had been forced out of the village where they have lived all their 

lives partly due to the unaffordability issues in Milton Malsor but also because of the limited 

housing stock available in the village. 

6.12 Having reviewed the study, we have noted comments at that time made by some residents 

which highlighted  included:  

“As I am the councillor for Milton Malsor some residents have commented on 

the fact that they have children who have moved away because of the 

housing shortage”. 

“I would welcome housing which increased the number of young families in the 

village…There is an excellent school in the village, but with many pupils 

travelling in from Northampton, the school is not an active part of the 

community.  Young families would address the balance”. 

6.13 The housing needs study recommended a development that could deliver an element of 7 

affordable homes would help alleviate the level of identified need at that time within the village.  

It stated;  

“additional need is evident via data from South Northamptonshire Councils 

database.  In light of this it is felt that there is sufficient housing need for a slightly 

larger site if one were to become available in the village.  Provision from either 

planning gain or a purpose-built affordable scheme on an exemptions site 

would be suitable methods of meeting this identified need”. 

6.14 The 2011 census confirms the village has reduced in population since 2001 by over 5% and the 

population continues to age.  As such and through completion of necessary technical 

assessment work we are of the opinion that a sensitively designed residential development on 

Lower Road has the potential to deliver an integrated development opportunity comprises of a 
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mix of homes to meet local needs and market demand in the area whilst ensuring that it does 

not detrimentally affect existing village life. 

7. Principle of Development 

7.1 Having established the housing land supply position, we now assess the principle of development 

as the application site is located outside the settlement boundary of Milton Malsor and is therefore 

in the open countryside. Saved policy H6 states that:  

“planning permission will not normally be granted for residential development 

in the restraint villages and in the open countryside” 

7.2 The following exceptions will be considered to H6, none of which apply to the application site:  

(i) a new dwelling of an appropriate size and design for agriculture or forestry 

in accordance with policy h20; 

(ii) a new dwelling of an appropriate size and design to meet other special 

needs  

(iii) a conversion in accordance with policy ev16.  

(iv) the replacement of an existing outworn dwelling which is structurally 

unstable and beyond economic repair  

7.3 Emerging policies LH2 – LH8 of the emerging Part 2 Local Plan state that only small starter 

home/self-built developments, affordable housing and other specialist housing accommodation 

will be acceptable in these locations.  

7.4 As noted in Section 5, there is no immediate development plan that can rectify the housing land 

supply shortfall. Indeed, paragraph 21 of the Rothersthorpe decision states: 

21. I note here that the Council indicates that future requirements for housing 

to serve Northampton will come forward in the JCS Review. That document, 

though, is a number of years away and provides no immediate solution to the 

needs for housing. Similarly the Local Plan Part 2, which is due for examination 

shortly, does not seek to allocate land to address the unmet needs for 

Northampton. Whilst it is likely that development will be required in the rural 

areas of the district each case will be required to be determined in the light of 

the specific circumstances of the case, as here. 

7.5 Therefore the only opportunity to deliver new housing is through planning applications such as 

this.  
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7.6 It is accepted that the proposal would be in conflict with these policies, but the weight to any 

conflict and any identified harm created by that conflict must be seen in the context of the 

following: 

• the boundaries were drawn to meet the Structure Plan requirement between 1988 and 

2006; 

• the absence of a 5-year housing land supply based on either the Core Strategy and 

Local Housing Need; 

• The failure of the development plan to meet the housing trajectory in Appendix 3 of 

the WNJCS; and, 

• The acceptance by the LPA that the NRDA needs are no longer being met by the Part 

2 Local Plan and that it will be met from planning applications.  

• The sustainability of Milton Malsor to accommodate growth close to the edge of 

Northampton. 

• The benefits of the proposals to deliver specific local housing needs and the delivery of 

key local infrastructure aspirations. 

7.7 In the context of the above, the current housing land supply position and the Council’s failure to 

deliver the housing commitment for the NRDA as per requirements in the Part 1 Plan; the tilted 

balance is applied and this planning statement will conclude that the benefits of the proposal 

demonstrably outweigh the harm. 

7.8 Should there be a subsequent finding that there is a 5 year supply, our position is that under the 

traditional balance, the benefits of development would outweigh a technical breach of Policy 

H6 and any limited adverse impacts.  
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8. Site Specific Considerations 

8.1 This section deals with the site-specific environmental and technical considerations.  It should be 

noted that we have given significant consideration in drafting our proposals to both the options 

for a neighbourhood plan and the Milton Malsor Parish Plan SPD (2005) (adopted 2013). 

 Our Vision 

8.2 Evidence shows that delivering homes on larger sites would allow for economies of scale to be 

achieved and wider community benefits delivered as part of development.  It is within this context 

that we highlight some of the benefits of delivering additional homes on the land as part of our 

proposals and to set out how we can facilitate a mix of homes and much needed additional 

community infrastructure to the village in addition to social housing and homes for first time 

buyers.  The Parish Council were consulted on the proposals via a letter and a response was 

received a response on 28th March which stated: 

“The Parish Council has read your correspondence and studied your proposals. 

Members have made the following comments 

▪ The land is outside the village confines. 

▪ The agreed Joint Core Strategy states this land is part of an important local 

gap.  Therefore, not a building site. 

▪ The proposal for the site is far too large.” 

8.3 We respectfully disagree with the Parish on the above points for the reasons set out in support of 

this proposal and we are willing to engage with the Parish going forward. However our vision has 

been informed by the consultation work and local evidence undertaken by the Parish i.e. the 

Parish Plan and the Options for a Neighbourhood Plan. We have sought to engage with the Parish 

Council to discuss the proposals. The key elements of our vision are: 

• New Homes –  facilitate up to 65 family and affordable homes as part of an attractive 

village gateway proposal which delivers a design-led sustainable development of new 

homes of varying sizes, types and tenures that is in keeping with the current character 

of the village and respecting local vernacular with stone and brick.   

• Affordable Homes – Up to 33 affordable homes (50%) for local people and those in 

need with negotiable tenure split (discounted market and social rented dwellings or 

smaller starter homes) for those who are first time buyers, on lower wages or older 

people wishing to downsize; 
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• Traffic Calming – a new traffic calming road pinch point on Lower Road to help slow 

traffic entering and leaving the village, to include a safe pedestrian crossing on Lower 

Road; 

• Woodland Planting and Orchard -  new substantial tree planting, whilst retaining 

existing hedgerows and trees, providing an enhanced green gateway approach into 

village and mimicking the character of the conservation area to help preserve the 

setting and identity of Milton Malsor; 

• Improved Towcester Road/Lower Road Junction – proposed red bar and slow road 

markings on the junction approach with appropriate signage to improve safety of road 

users entering and leaving the village; 

• Open Spaces – a significant large green open space area to be managed long-term 

with wildflower grassland and new ecological habitats brought into public access, and 

development set-back to maintain a soft edge; 

• Bus stop upgrade – New bus stop shelter, seating and raised kerb for improved bus 

accessibility; 

• Community Green – a central community green within the development with green 

‘fingers’ at key locations ‘reaching into’ the development. 

• Service Infrastructure – ensuring the development does not create any issues with foul 

and water drainage and, if so, working with utility providers to ensure appropriate 

upgrades are made before any development starts; 

• Education – providing financial contributions to local schools to support improving 

education and upgrading buildings, in cooperation with the Education Board; 

• Community Infrastructure Levy - National policy sets out that Parish Councils can 

receive up to 25% of Community Infrastructure Levy (CIL) payments.  The indicative 

figure likely to arise from this development would be £135k. 

8.4 Milton Malsor is a village which can offer a high-quality living environment where new residents 

will thrive and be welcomed as part of the community. However to maintain its vitality and offer 

a wider choice of homes we believe that this land parcel is sustainably located to create a 

sensible integrated development that delivers new homes to facilitate first time buyers and 

younger families wishing to reside in the village and is responsive to the key issues and aspirations 

of residents. 

8.5 The proposals will deliver 50% affordable rent and starter homes for families wishing to stay or 

return to the village in addition to a mix of market dwellings to suit younger families and those 

wishing to move up the housing ladder.  The development could also provide bungalow dwellings 

to meet any such demand.  In addition to housing, the proposals will deliver significant 
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infrastructure benefits such as those outlined above and a substantial area of open space 

provision for use by all.  The ownership of which could be transferred to the Parish Council in 

perpetuity.  

8.6 We now assess each issue in greater detail.  

 Highways and Accessibility  

8.7 Croft has prepared a Transport Statement for the site to demonstrate that the traffic generated 

from the site and the technical specification of the access is appropriate.  

8.8 The TS confirms that a safe and appropriate vehicular access consisting of a 5.5 metre wide road, 

two 2 metre wide footways, 6 metre radii and visibility splays of 2.4 metres by 43 metres is 

proposed. 

8.9 With regard to trip generation, which overestimates the number of dwellings proposed 5  for 

robustness, the report states: 

“4.2.4 As can be seen, the proposed residential development is forecast to 

generate a total of 46 two-way trips in the Weekday AM peak hour and 45 two-

way trips during the PM peak period.  

4.2.5 The overall residential traffic generation will only be around one additional 

vehicle every 80 seconds even in the busiest periods of the day. As such, the 

impact of the proposals will be negligible”.  

8.10 The traffic impact is therefore appropriate. Notwithstanding, we have reviewed the Parish Plan 

dated 2014. As a result, we propose that the development can facilitate: 

• Off site highway works at the junction of Lower Road and Towcester Road which is 

identified as a potential “Traffic Danger Spot”. The improvements are listed in the TS; 

and, 

• A pedestrian crossing to the north of the access into the site and infrastructure 

measures to slow traffic arriving into the village.  

8.11 With regard to accessibility, the following conclusions can be drawn from this section of the TA:  

• The site is accessible on foot and a range of local ‘day to day’ amenities are within a 

short walk of the site.  

 
5 The trip forecast is based on up to 90 dwellings, whereas the application is for up to 65. 
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• The services from the bus stops on Lower Road, travelling to Northampton, Towcester 

and Milton Keynes, demonstrate that the proposed development can be accessed by 

bus.  

• A large supermarket can be accessed by bus within 12 minutes6; 

• The site is accessible via rail with Northampton train station located just a short bus 

journey, and a short walk, from the site.  

8.12 In addition, the Northamptonshire background document (Table 3) which forms part of the 

evidence base for the emerging Local Plan confirms that Milton Malsor is ranked 25th of 81 

settlements in terms of accessibility to services and facilities with 49 points. It is a sustainable 

location, well related to Northampton, and is capable of accommodating the proposed 

quantum of development. There are no site-specific considerations or issues that would materially 

weigh against the site’s delivery for residential development.  

8.13 It is concluded that the site is an appropriate location for the development of up to 65 dwellings.  

 Flood risk and drainage 

8.14 Betts Hydro have prepared a Flood Risk Assessment and Indicative Drainage Strategy dated 

January 2020 to support the application.  Ironside Farrar have prepared a detailed drainage 

strategy to demonstrate the deliverability of site drainage. 

8.15 The reports confirm that the site lies within Flood Zone 1 and has a very low risk of flooding.  

Residential development, which is considered to be a ‘more vulnerable’ development type, as 

identified within Planning Practice Guidance (PPG), is deemed to be appropriate development 

in Zone 1, providing that there is no increased risk of flooding elsewhere as a result of the proposal. 

8.16 Although the proposal is considered to have a very low risk of flooding from the majority of flood 

sources, there is a small area of surface water flood risk.  The risk of surface water flooding ranges 

from low to medium, depending mainly on the site’s topography.  This risk will be reduced and 

managed following development through a range of mitigation measures identified within the 

assessment to ensure there is no increased flood risk. 

 
6 88 bus route which stops outside Tesco Extra, Clannell Road (a 11-minute bus and 1-min walk) 
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 Surface Water Drainage 

8.17 Based upon the sites low risk of flooding, the surface water discharge options have been assessed 

in line with the sustainable drainage hierarchy.  The report states that “Based on the ground 

conditions identified by the published online datasets, it can be considered that infiltration would 

not likely provide a viable drainage solution for the development site due to the impermeable 

nature of the underlying strata”.  

8.18 Paragraph 7.6 of the Report then states: 

“Assuming infiltration is not going to be feasible, then the next method in the 

hierarchical approach is to discharge surface water generated by the 

development to the watercourse network. The nearest watercourse is an 

Ordinary Watercourse located 20m to the south of the site which is culverted 

along its length nearest to the site. The preferred proposal is to discharge 

surface water run-off generated by the development into this culverted length 

of Ordinary Watercourse.” 

8.19 The Report then states that “Should a direct connection from site into the Ordinary Watercourse 

network not be feasible then the proposals are to discharge into the Main River network, 350m to 

the north of the site, subject to relevant consents and approvals.” 

8.20 The assessment has been undertaken and accords with Policy BN7 (Flood Risk).  

 Foul Water 

8.21 The Betts Report summarises how foul water would be drained. Paragraph 6.2 states: 

“The proposals are to connect foul water flows generated by the proposed via 

a new connection to the nearest foul water sewer within Lower Road (adjacent 

to the western boundary of the site). Based on the proposals for the 

construction of up to 90 no. residential units the approximate peak foul water 

flows generated by the development will be 4.1l/s. This figure is calculated 

based on 4000 litres per dwelling per 24 hours; the guidance contained within 

Sewers for Adoption (SfA). 

8.22 The application is for 65 dwellings so the foul water generated would be below what is deemed 

appropriate by Betts.  

8.23 The assessment has been undertaken and accords with Policy BN7A (Water Supply, Quality and 

Wastewater Infrastructure).  
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 Heritage and Archaeology 

8.24 Sumo Geophysics have prepared a Geophysical Survey Report dated January 2020. They 

surveyed both the application site (Area 1) and the land to the south (Area 2) which does not 

form part of this application. Their conclusion states: 

“The magnetometer survey at land off Lower Road, Milton Malsor, 

Northamptonshire has identified no anomalies of definite archaeological origin. 

An uncertain trend has been detected in Area 2 and two broad certain 

responses have also been recorded. These responses are likely to be due to 

agricultural or natural process, but the responses are in close proximity with a 

prehistoric - Saxon cemetery located south-west of the site. An archaeological 

province should not be ruled out entirely. Area 1 contains one historically 

mapped and one conjectural former field boundary and ridge and furrow 

running east to west. Area 2 contains a natural deposit and an uncertain trend.” 

8.25 With regard to ridge and furrow the survey has confirmed that it is underground and therefore 

the development will not have an impact.  

8.26 The Heritage Assessment prepared by RPS Group notes there is one Grade II* Listed Building, 26 

Grade II Listed Buildings and one Conservation Area within the 1km search area, the nearest 

being the Grade II Listed Stockwell Farmhouse, located c. 100m to the south east of the study 

site. The report concludes that given the lack or inter-visibility between the study site and the 

Listed Buildings and Conservation Area, there is not considered to be any potential for adverse 

impacts to the setting of these assets as a result of development within the study site. 

8.27 In respect to archaeology, the RPS report confirms that there is a low potential for hitherto 

unrecorded archaeological evidence for all other periods to be present within the study site. Any 

such evidence would be of local to regional importance depending on their potential to 

contribute to local and regional research agendas. 

8.28 It is considered that the archaeological potential of the site can be adequately addressed by an 

appropriately worded planning condition requiring a phased programme of archaeological 

work.  

 Ecology  

8.29 An Extended Phase 1 Habitat Survey by E3P accompanies the application.  The following habitats 

were located within, or immediately adjacent to the site: 
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• Arable;  

• Species poor hedgerow  

• Dry ditch;  

• Scrub;  

• Tall ruderal; and,  

• Scattered trees.  

8.30 The ecological survey concludes that the site was generally found to comprise species poor 

habitats and the following is recommended;  

• Undertake vegetation clearance outside of the breeding bird season (March – 

September inclusive); and, 

• Trees with low bat roosting potential are to be soft felled if removed. 

8.31 The report also assessed the potential for protected species, these being: 

• Amphibians; 

• Reptiles; 

• Breeding Birds; 

• Bats; 

• Badgers; and, 

• Hedgehogs. 

8.32 The report concludes that if the above mitigation measures are adhered to, development can 

proceed without significant negative impacts on wildlife within the local area. Development will 

provide the opportunity to introduce a range of new habitats to benefit local wildlife including 

substantial new tree planting, woodland and a permanent pond. 

8.33 Part (i) of JCS Policy R1 acknowledges that schemes that would result in environmental 

improvements could be supported.  The application is accompanied by a Phase 1 Habitat Survey 

that demonstrates how development could improve habitats and create biodiversity gains 

following development. 
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 Arboriculture 

8.34 An arboricultural report has been prepared by AWA Tree Consultants to support the application.   

8.35 The tree survey revealed 50 items of woody vegetation, comprised of 32 individual trees and 18 

groups of trees or shrub/hedge groups. Based upon the site survey, there is 1 ‘U’ category tree, 2 

trees and 1 group ‘B’ category trees and 29 trees and 17 groups which are ‘C’ category.  These 

are all identified in Appendix 3 of the arboricultural report. 

8.36 As the application is outline, with all matters except for access reserved, the arboricultural report 

only makes general statements about the retention of trees as part of the development.  It states 

that where possible category B trees should be retained as part of the development.  With regard 

to category C trees, it states that attention should be given to avoid the retention of too many 

unsuitable trees, but that trees and groups of trees with reasonable future prospects should be 

retained and incorporated into any new development where possible. 

8.37 The report states that where trees are removed, mitigation can be provided by way of 

replacement planting. 

8.38 Advice is provided within the report on appropriate methods of construction close to trees and 

the suitable measures for tree protection to be adopted during construction works. 

 Landscape impact  

8.39 Viridian has been instructed to conduct a full landscape and visual impact assessment. The 

assessment is submitted as part of this application and confirms that the development of the site 

would not have a material negative impact. Key points made in the assessment are as follows:  

• The development addresses and satisfies both local and national planning policy.  

• The landscape proposals have been designed to provide a soft edge to the approach 

to the village; 

• The landscape proposals have been designed to maintain the green ridge and skyline; 

• The development would provide a strong landscaping area adjacent to the rail line; 

and, 

• The proposed expanded open space in the north and eastern part of the site would 

result in a development that is appropriately and sensitively set back. 
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8.40 The LVA has the following conclusions: 

“5.1.1 Adverse landscape effects of Moderate Significance on the landscape 

character of the site are predicted during construction and on completion. 

However, with the maturing mitigation planting, these effects are expected to 

reduce to Minor Significance by 15 years after completion. 

5.1.2 All other adverse landscape effects are assessed as Not Significant. 

5.1.3 When compared with the baseline, by Year 15 a Moderately Significant 

beneficial landscape effect is predicted for trees and hedges on the site, 

resulting from the substantial amount of new planting combined with the 

improved management of existing vegetation.. 

8.41 With regard to visual effects, the LVA states:  

“5.2.1 Of the six viewpoints, three of which have two or more receptor groups, 

adverse visual effects of Moderate Significance are predicted for pedestrians 

and residents at only Viewpoint 3, which is close to the site, during construction 

and on completion. However, these are predicted to reduce to Minor 

Significance after 15 years with the maturing mitigation planting. 

5.2.2 Similarly, adverse visual effects of Minor Significance on motorists at 

Viewpoint 3 would reduce to Not Significant after 15 years. 

5.2.3 All other adverse visual effects are assessed as Not Significant.” 

8.42 The LVA concludes: 

5.3.1 The site has a framework of boundaries comprising mainly hedges, with the 

potential for enhancement and further strengthening of those boundaries, 

particularly with the addition of trees. 

5.3.2 Views of the development would be largely limited to local views, owing 

to the trees and hedges around the site, existing development within Milton 

Malsor and intervening vegetation in the surrounding area. 

5.3.3 This LVIA acknowledges that there would be changes, particularly to the 

landscape character of the site. However, adverse effects of the development 

would be minimised by the implementation of the proposed landscape 

strategy underpinned by a long-term Landscape Management Plan (LMP), 

which would ensure the retention and enhancement of the boundary 

vegetation and the successful establishment of the new planting, resulting in a 

beneficial effect for vegetation on the site. The LMP would also ensure that the 

existing vegetation of the site benefits from improved health and age diversity.” 

8.43 The LVA demonstrates that the proposal could be successfully accommodated within the site 

and would have minimal change to an already significantly changing landscape and visual 
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receptors which include the railway with some beneficial impacts in the longer term.  The 

proposal is therefore acceptable on that basis.  

 Ground Conditions 

8.44 The application is supported by a Phase 1 Desk Study Ground Assessment prepared by Brownfield 

Solutions Ltd dated January 2020.  We are not aware of any issues relating to ground conditions 

against the site coming forward for residential development. The site is currently in use for grazing 

and is an undeveloped site. Therefore, it is very unlikely that there would be contamination issues 

that could not be mitigated to deliver residential development.  An intrusive ground investigation 

exercise will be undertaken as part of any future reserved matters application. 
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9. Overall Planning Balance and Conclusion 

9.1 This application is to be determined in accordance with the development plan unless material 

considerations indicate otherwise. The Framework is an important material consideration.  

9.2 South Northamptonshire cannot demonstrate a 5 year housing supply when applying either: 

• The JCS requirement across South Northamptonshire including the part of the NRDA 

that falls within the District. This was accepted by the Inspector at the Rothersthorpe 

appeal; or 

• Applying Local Housing Need across South Northamptonshire including the part of the 

NRDA that falls within the District. 

9.3 Therefore in accordance with footnote 7 of the Framework, paragraph 11(d) of the Framework is 

engaged and “the policies which are most important for determining the application are out-of-

date”. This engages the tilted planning balance. 

9.4 The only elements of harm that would result are as follows: 

• There will be a limited adverse impact on the rural character and wider landscape. This 

is an inevitable impact for any development on a greenfield site. The submitted 

updated LVIA demonstrates that the application site represents a logical residential 

opportunity to soften the urban edge of the village and the proposal would sit 

comfortably within the character and appearance of the existing built form by 

ensuring the green ridge and skyline are retained. There are also beneficial impacts 

from the landscaping scheme in the longer term and the creation of a ‘green 

gateway’ which is an aspiration of the Parish community. 

• Development plan conflict is limited and policies H6, EV2 and R1 should be given 

limited weight as: 

▪ the settlement boundaries were drawn to meet the Structure Plan requirement 

between 1988 and 2006; 

▪ the absence of a 5-year housing land supply; and, 

▪ The failure of the development plan to meet the housing needs which now 

have to be met by planning applications.  

9.5 As part of the planning balance, the application proposal would deliver the following benefits; 

• the scale of development accords with the settlement hierarchy as set out in Policy S3; 

• the delivery of open market housing to assist in boosting the supply of housing in the 

context of: 
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▪ South Northamptonshire being unable to demonstrate a 5 year supply against 

either the JCS or Local Housing Need; 

▪ a prolonged failure of Northampton and the NRDA to deliver enough homes as 

required by Appendix 3 of the WNJCS and a projected significant shortfall at the 

end of the plan period; 

• the delivery of 50% affordable housing, with some entry level or starter homes, which 

accords with the development plan and Parish Plan SPD and would assist in addressing 

the very significant and persistent shortfall in affordable housing delivery; 

• development in an accessible location, close to the edge of Northampton, which can 

accommodate the development scheme socially, economically and environmentally; 

• a large publicly accessible area of open space and footpath for recreational use; 

• substantial new tree planting to create a ‘green gateway’ to the village in 

accordance with the aspirations in the adopted Parish Plan SPD; 

• off site highway improvements to the junction of Lower Road and Towcester Road and 

reducing traffic speeds on the approach into the village along Lower Road; 

• a range of social and economic benefits including the provision of New Homes Bonus, 

CIL, Council Tax revenue now, construction jobs and increase spending for local 

services and facilities; and, 

• with limited weight to policies H6, EV2 and R1, the proposal is in accordance with the 

Development Plan when read as a whole and the three dimensions of sustainable 

development. 

9.6 Therefore, it is concluded that the limited harm arising from the development does not 

significantly and demonstrably outweigh the significant and compelling benefits and planning 

permission should be granted accordingly. 

9.7 Should there be a subsequent finding that there is a 5 year supply, our position is that under the 

traditional balance, the benefits of development would outweigh a technical breach of Policy 

H6 and any limited adverse impacts.  


