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1. Introduction 

1.1 This Addendum has been prepared by Emery Planning on behalf of the Applicant to address the 

consultation responses on the principle of development, housing need and site-specific matters.  

We then update our Planning Balance in Section 4. 

2. Principle of Development 

2.1 The application site directly adjoins the settlement boundary of Milton Malsor, named as a 

Secondary Service Village (B) in Policy SS1 of the adopted South Northamptonshire Local Plan 

(Part 2). As a Secondary Service Village (B) the development plan states that in such locations 

there is scope to meet local needs for housing, subject to other policies of the plan, namely 

policies LH2, LH3 and LH5. It is acknowledged that as the proposal is situated outside of the 

settlement boundary, in the open countryside, it would not comply with these exceptions. That 

however is only the starting point and development can come forward even with conflict with 

the development plan. Indeed it is noted that the officers of the Council have recommended 

approval for development outside the settlement boundaries in Middleton Cheney and 

Paulerspury in the August and September Planning Committees.  

2.2 We do not seek to revisit in detail the housing land supply position in this Addendum and it remains 

part of our case that the tilted balance at paragraph 11(d) of the NPPF should be engaged and 

the policies that are most relevant to the determination of the application are out-of-date. 

2.3 However local planning authorities may still take decisions that depart from an up-to-date 

development plan, if material considerations in a particular case. It is our primary case, which we 

set out below, that there are sufficient material planning benefits to outweigh any harm and 

planning permission should be granted. 

2.4 Indeed, it is noted that the officers of the Council have recommended approval for development 

outside the settlement boundaries in Middleton Cheney, Little Houghton and Paulerspury. In the 

officer report to the 3rd September 2020 committee the Planning Balance for Application 

S/2020/0945/MAO, in recommending approval is: 

11.1. The benefits of the proposed development may be summarised as: 

 Provision of market housing to assist with the Government’s 

objective to significantly boost the supply of homes. In particular the 
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site is relatively unconstrained and of a sufficiently small size to make 

a full contribution to the Council’s five-year housing land supply.  

 A policy compliant level of affordable housing of 50% meaning 13 

new affordable dwellings to meet the District’s identified need,  

 Provision of a significant amount of high-quality and newly-

accessible public open space, which will also preserve views to the 

landscape surrounding Paulerspury. Combined with the 

aforementioned housing, this contributes to the social dimension of 

sustainable development.  

 Generic economic benefits in respect of construction and supply-

chain logistics as well as retaining local spend, contributing to the 

economic dimension of sustainable development.  

 Biodiversity net gains  

 Financial contribution towards a community bus service for the 

village  

 Reuse of previously developed land, including that with a pending 

entry to the Council’s brownfield land register. Redevelopment of 

brownfield land in this way benefits from a degree of policy support 

in both the JCS (Policy R1) and Part 2 Local Plan (Policy LH1). 

Alongside the biodiversity net gains and community bus service, this 

contributes to the environmental aspect of sustainable 

development. 

11.2. Matters weighing against the proposal may be summarised as:  

 The development is only partially consistent with the development 

plan as it lies outside the settlement boundary with just over a third 

of the proposed dwellings on what is currently undeveloped land, 

which is not provided for in Policy LH1 of the Part 2 Local Plan or Policy 

R1 of the JCS.  

 The scale of the development is towards the upper limit of what 

may be regarded as appropriate and sustainable in a Category A 

Secondary Service Village.  

 The landscape and visual harm resulting from the development 

cannot be completely eliminated. 

 The Council can demonstrate a five-year housing land supply, 

demonstrating that the strategic needs of the District are being met 

by its urban-focussed strategy and existing rural commitments 

without the need for additional sites (although it should be borne in 

mind that the requirement to demonstrate a five-year supply is a 

minimum requirement).  
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11.3. In conclusion it is considered that the benefits of the proposal are sufficient 

to justify planning permission being granted, subject to conditions and a s106 

agreement. This is a marginal judgement due to only partial conformity with the 

development plan. However, it is considered that in this instance there are 

material considerations that weigh in favour of the proposals such that a 

departure from the development plan is justified in accordance with Paragraph 

12 of the NPPF.” 

2.5 A crucial factor in the recommendations in Middleton Cheney1, Little Houghton2 and Paulerspury3 

is the local circumstances and what the housing need and the sustainability in each case. The 

two applications at Paulerspury total 45 dwellings which with a population of 644 is a smaller in 

number to the population to Milton Malsor which is 761. Milton Malsor with 311 households is also 

larger than Paulerspury which has 267 households.  

2.6 At Milton Malsor there is a compelling local housing need as set out below.   

 Housing Need in Milton Malsor 

2.7 The consultation response from the Strategic Housing Team is dated 24th April 2020. They state: 

“We would be able to offer support for the scheme in principle if the applicant 

is willing to enter into a S106 agreement to secure the promised affordable 

housing delivery and agrees to a policy compliant split between rented and 

intermediate homes.” 

2.8 Some of the key points from their response are as follows: 

 A recent update to the SHMA demonstrates a district wide requirement of 3300 

affordable dwellings by 2029. The SHMA and local housing needs indicate that a 

minimum of 183 new affordable homes are required per annum. 

 A parish level housing needs survey for Milton Malsor was completed in 2011. This 

identified a need for 14 social rent units and 1 shared ownership unit. Since the survey 

was undertaken there has been no affordable housing delivery in Milton Malsor. 

However, whilst the identified need was not met, the survey results are nine years old 

and are therefore too old to be relied upon. 

 Of the 208 households on the register as of 24 April 2020, 34 have indicated that they 

would be willing to be housed in Milton Malsor and their needs range from one 

bedroom to four+ bedroom properties. Therefore 16.3% of those in priority need chose 

                                                      
1 S/2020/0441/MAO 
2 S/2019/1391/MAO 
3 S/2020/0670/MAF 
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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. 

 From those 34, three have some form of local connection to the parish. This suggests 

that there is sufficient demand for affordable housing in Milton Malsor to support a 

development of the scale proposed [emphasis added]. This comment should though 

be caveated that, if planning permission is granted, delivery of new homes is likely to 

be well over a year away by which time demand may have changed “Strong 

demand for shared ownership in South Northants – register held by Homebuy agent 

2.9 Planning should not only be about numerical housing requirements but meeting the needs of 

people who don’t have a home or one of sufficient standard and size. The Strategic Housing 

Team response is the most up to date position on housing need in the village and it is clear that 

Milton Malsor has an affordable need as well as meeting the wider District need. As they confirm 

there has not been one affordable home delivered in Milton Malsor since the survey in 2011.  This 

positive position by the Strategic Housing Team is unique to Milton Malsor.  For example, the 

position taken on Land at Waters Lane, Middleton Cheney (S/2020/0441/MAO) was that the 

affordable housing proposed there was twice as many as needed locally.  This is different to the 

position in Milton Malsor where there is an identified need which this proposal can meet. 

2.10 The consequences of not providing homes where needed is set out in the Introduction to the 2011 

Housing Needs Survey Report for Milton Malsor which states: 

“Rising house prices and the loss of social housing stock, as a result of the right 

to buy policy, have seen many first time buyers and those on more modest 

incomes forced out of the villages where they have lived all their lives. In some 

villages the knock on effect of this is the loss of key services such as schools, 

pubs, post offices, village shops etc, along with the sustainability of the village. 

2.11 The 2011 Parish Housing Needs Survey identified the need for 14 social rent and 1 shared 

ownership.  The Strategic Housing Team rely on the more up to date evidence where 34 

households have indicated that they would be willing to be housed in Milton Malsor.  

2.12 Application S/2020/0670/MAF (land to the rear Of 2 to 26 Grays Lane, Paulerspury) is a 

development for 19 affordable homes. The committee report set out the affordable housing need 

and states: 

“9.10. Following advice from Housing Colleagues it is understood that this 

proposal will provide much needed affordable housing in the District. The West 

Northamptonshire Strategic Housing Market Assessment (SHMA) 2010 highlights 

an increasing shortfall of affordable housing across West Northamptonshire and 

an recent update to this demonstrates a district-wide requirement of 3300 
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affordable dwellings by 2029. The SHMA and local housing needs indicate that 

between 173 and 182 new affordable homes are required per annum and this 

requirement is not currently being met. At a Parish level, a housing needs survey 

for Paulerspury carried out in 2008 identified a need for 12 affordable homes 

(10 rent, 2 shared ownership). Unfortunately none of the small market schemes 

that have been developed in Paulerspury since that time have been large 

enough to trigger the planning policy requirement for a proportion to be 

affordable housing. It is therefore possible that there remains an unmet need in 

the village, albeit it is accepted that the results of the 2008 survey are too old to 

be replied upon now.  

9.11. Despite the lack of an up to date Housing Needs Survey, the District’s 

Housing Register (for households who qualify for affordable housing and have a 

local connection to the South Northamptonshire District), shows that 32 

households in need of affordable rented housing would consider being re-

housed in Paulerspury Parish. This includes single people/couples and small and 

larger families and translates into a need for a range of property types/sizes. 

Therefore the proposed mix and tenures proposed at this site will help to meet 

this need. The Council’s Housing Officer advises that it is particularly welcome 

to see the inclusion of ‘social rent’ provision. Some applicants on the Council’s 

Housing Register are unable to afford the ‘affordable rent’ tenure (rents are 

typically 80% of local market rent). Social rented properties have subsidised rent 

applied; this is set by Government formula and is significantly cheaper. For some 

therefore, having a ‘social rent’ property is the only realistic way of being re-

housed.  

9.12. The Council’s Housing Officer advises that whilst only 2 of the 32 have 

indicated a local connection, it is known that people do not often declare a 

local connection to individual parishes at the point of applying. It is also known 

from experience that some people in those locations who need this type of 

housing were reluctant to come forward until they saw something being built. 

Therefore it is not unreasonable to conclude that the evidence of local need for 

affordable housing in Paulerspury Parish may increase if planning permission 

were to be granted.  

9.13. The Housing Register does not show people who might be interested in 

shared ownership so this figure may be even higher. This is reinforced by the 

register for low-cost home ownership which is managed by the regional 

HomeBuy agent shows a healthy need for shared ownership in the District.  

9.14. Whilst the Council’s 5-year Housing Land Supply report 2020 indicates that 

there is a 8.26 year supply of housing overall in the District, there is an under-

supply of affordable housing which this development would seek to meet.” 

2.13 It can be seen that the affordable housing need evidence for our client’s application is very 

similar to the compelling justification above and no affordable homes have been delivered in 

Paulerspury even though there have been market schemes.  
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2.14 This proposal of 65 houses, of which 50% are affordable would meet that requirement. In this case 

the Council can be confident on delivery to meet this need as Hollins Strategic Land’s track 

record demonstrates this and in this case a reserved matters application would be submitted 

within 12 months, development commenced by 2022 and complete by 2023.  The 50% affordable 

sold to a registered provider to ensure early delivery with the remaining 32 market dwellings sold 

within a year.  

2.15 In the context of no affordable homes being provided in Milton Malsor since the 2011 Housing 

Study, the “increasing shortfall” (SHMA 2010) and 183 affordable homes per annum across the 

District, then this is a significant material consideration in favour of the proposal. 

 Locational Accessibility 

2.16 Milton Malsor is located close to the NRDA.  Whether or not housing on the site would meet needs 

from the NRDA is academic, as housing markets do not function that way within defined strict 

boundaries. Indeed, the location of a village to a larger centre is a positive in the Paulerspury 

applications. Paragraph 9.12 of the committee report for Application S/2020/0945/MAO states: 

“Paulerspury benefits from a primary school, a pub, village hall, playground, 

and shop in the nearby garage on the A5. Furthermore, the village is in good 

proximity to Towcester where a broader range of services are available, 

thereby shortening journey times in accordance with JCS Policy S2.” 

2.17 The Local Plan Part 2 identifies Milton Malsor as a Secondary Service Village (B). Such settlements 

provide scope to meet local needs for housing but do have a more limited range of services.  

 Walking 

2.18 Table 4.5 of the Travel Plan Framework sets out the distance from the site to local services and 

facilities.   
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 Cycling 

2.19 The Travel Framework Plan states: 

“4.3.2 A distance of 5 kilometres is generally accepted as a distance where 

cycling has the potential to replace short car journeys. This distance equates to 

a journey of around 25 minutes based on a leisurely cycle speed of 12 kilometres 

per hour and would encompass Blisworth, Upton, Collingtree and Hardingstone. 

4.3.3 Milton Malsor and the surrounding area is broadly flat, with Towcester Road 

accommodating a footpath along its length into Northampton and is therefore 

conducive to cycling. 

4.3.4 The site is located within 2 kilometres of the Northampton Arm of the Grand 

Union Canal which provides an off‐road cycle route opportunity. 

4.3.5 National cycle route 539 is located approximately 2.4 kilometres from the 

development site. This cycle route is an 18‐mile circular route around 

Northampton, which connects residential areas with areas of employment and 

education, such as, the University of Northampton, Brackmills and Moulton Park. 

4.3.6 National cycle route 536 is located approximately 3.1 kilometres from the 

centre of the site. This cycle route connects Banbury with Thrapston via 

Towcester and Northampton. 
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2.20 The site can therefore be considered as being accessible by cycle. 

 Bus Services 

2.21 The bus services immediately adjacent to the site provide quick access to the edge of 

Northampton within 5 minutes (88 bus, Stockwell Road to Shelfeys). The Tesco store can be 

accessed with an 11 minute bus ride with the entrance being 1 minute from the bus stop. The 

main settlements in the area can be accessed by bus as follows.  

 

2.22 The first bus leaves Milton Malsor for Northampton town centre at 7.12am and arrives at 7.32am, 

there is another bus at 8.27am that takes 20 minutes to travel to Northampton town centre. Buses 

return to Milton Malsor from Northampton town centre at 5.40pm and 6.40pm. 

2.23 The following conclusions are drawn from the Travel Framework Plan: 

 The site is accessible on foot and a range of day to day’ amenities within a short walk 

of the site; 

 The services from the bus stops on Lower Road, travelling to Northampton, Towcester 

and Silverstone, demonstrates that the proposed development can be accessed by 

bus; and, 

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

journey, and a short walk, from the site. 
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 Consultation  

2.24 As part of the process the Applicant sought to genuinely engage with the Parish in advance of 

the planning application by writing to them about the proposals and inviting comments and ways 

to provide benefits to the community.  However, the Parish clerk did not wish to engage, however 

the application was well-informed by evidence within the published Parish Plan, and published 

community consultation documents over the years, in order to understand the issues locally.  

Much of the local opinion within consultations undertaken by the Parish focused on much 

needed improvements to highway infrastructure as well as green infrastructure.  The application 

was informed by the needs and aspirations locally. 

2.25 There has been support from the representations made principally dealing with the need for 

affordable homes and supporting the viability of the school through new residents.  The level of 

positive support from some parts of the community is not typically expected.  For example, 

residents state: 

 School 

 “The village needs more families to ensure the survival of the school.” 

 “If the children from this development attend Milton School, that will be more 

people who live within walking distance of the school, instead of the massive 

inflow of cars to the school every day.” 

 “The school is under-subscribed, and is largely used by children outside the 

village to enable its survival.” 

 Housing Need 

 “Milton is in need of affordable housing, that was identified in the Village Plan, 

and this development is 50% affordable. The village has been waiting for years 

for affordable housing, particularly so that children from the village can stay in 

the village when they grow up. This is a rare opportunity to supply that need, 

PROVIDED THAT SNC DOES NOT ALLOW THE AFFORDABLE HOUSING 

PROPORTION TO BE WATERED DOWN AT A LATER STAGE.” 

 I support it being 50% affordable housing and a mix of sizes and types of units 

meaning people can downsize and upscale within the community - there is a 

lack of supply and movement within the village currently 
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 Open Space 

 The development looks attractive and well-landscaped. I particularly like the 

community orchard and the fact that there is plenty of green space within the 

development and the houses have not been crammed in 

2.26 The Applicant has written to residents as well as the Peterborough Diocese Education Trust 

(representing Milton Malsor Primary School), who did not wish to provide detailed comments but 

stated they would welcome new children from the development.   

2.27 Therefore whilst we recognise development is contentious and residents have objected on issues 

which we have addressed, the support provided does demonstrate that development can 

benefit the village.  

 Conclusion 

2.28 Policy S1 of the JCS 2014 distributes development and gives priority to making best use of 

previously developed land in urban and other sustainable locations. The policy under (d) limits 

new development in rural areas. Policy S3 sets out the scale of housing development to be 

provided over the plan period (2011-2029) including the amount to be delivered across the South 

Northants rural areas, and Policy R1 sets out how the Part 2 Local Plans should distribute the 

identified need. In all cases development in the rural areas will be required to provide an 

appropriate mix, including affordable housing; to not affect open land of particular significance 

to the form and character of the village; to preserve areas of historic and environmental 

importance; to protect residents’ amenities; to be of an appropriate scale; to promote 

sustainable development and to be within existing confines unless there are particular or 

exceptional circumstances. R1 goes on to say that once the requirement for the rural areas has 

been met development will only be permitted where specific criteria apply.  In this instance the 

proposal is considered to have regard to enabling local communities to identify and meet their 

own local needs. As the exception the application has been informed by the Parish Plan and 

local published community consultation over the years prior to the submission of a planning 

application.   
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3. Site Specific Matters 

3.1 A number of site specific matters have been raised since the application was submitted. Each 

are set out below and are accompanied by reports and drawings. 

 Access and Highways 

3.2 Comments from local residents have raised issues which this application seeks to address, the 

main one being highways, where there is concern on traffic along Lower Road and at the primary 

school. In light of these comments and the comments from the Highway Authority, the following 

amendments have been made: 

 The 2.0m footpath on the northwest side of the proposed site access has been 

amended to extend fully around the radius to adjoin the proposed crossing point; 

 The Lower Road carriageway had been widened to 5.5m in the vicinity of the site 

access; 

 The junction spacing has been checked against the suggested minimum standard of 

20m for opposite site junctions and 40m for same side junctions. It can be confirmed 

that the distance to nearest adopted opposite side junction, to the north of the site, is 

25m and the distance to the nearest adopted same side junction, to the south of the 

site, is in excess of 50m; 

 To fully inform NCC and the RSA, additional swept path analysis has been undertaken 

using the County refuse vehicle; and, 

 It is noted that the proposed bus stop upgrade directly adjacent to the site will be 

reviewed by NCC Bus and Rail. 

3.3 These proposals were then the subject to an independent Stage 1 Road Safety Audit (RSA) and 

some additional changes were made and included in the revised drawings.  

3.4 Croft confirm that the proposals will provide a number of significant transport benefits within the 

village, including: 

1) Towcester Road junction ‐ traffic calming and signage improvements; 

2) Lower Road – new pedestrian crossing point and traffic calming feature; 

3) Local bus stop upgrade; 

4) Potential pedestrian crossing in the vicinity of the Milton Malsor Parochial Primary 

School; 
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5) A robust Travel Plan to encourage sustainable travel from the site. 

3.5 Therefore the application looks to support and improve local community infrastructure which has, 

based upon an ongoing and historic records of traffic problems within the village, been of 

significant community concern due to access and manoeuvrability of vehicles in the 

neighbouring streets, and as identified in the Parish Plan. Therefore this is a significant benefit that 

must be considered in the planning balance and are benefits that can only be realistically 

delivered by the application site. 

 Landscape and Visual Impact 

3.6 The LVIA which was submitted with the application is the only professional assessment of impact, 

in accordance with guidelines. The LVIA informed the illustrative layout. However, the email from 

the LPA dated 8th January 2020 states: 

“Notwithstanding the submitted LVIA, my interpretation of the site is that it very 

much forms the rural setting to Milton Malsor and that development would 

effectively represent a ‘bolt on’ to the settlement, albeit without much natural 

integration/connectivity. Layout is reserved and whilst in literal terms 65 

dwellings appear to be achievable without being overly dense, I am not keen 

on how this quantum would require what is essentially one long and linear cul-

de-sac extruding beyond the existing building line towards the railway. I feel 

that in landscape character terms a development focussing on the south-

western portion of the site would have been more appropriate, which would 

necessitate far fewer dwellings and is still likely to have some harm. I assume a 

significantly smaller development is not something your client wishes to consider 

but if so then I will potentially seek the views of our retained landscape 

consultant on the matter. I have personally only viewed the site from Lower 

Road so if it would be possible to do a more comprehensive walkover in the 

coming weeks (which we can now do either unaccompanied or 

accompanied) that would be helpful in reaching a final position on this matter.” 

3.7 Whilst the Applicant remains content that the original layout was appropriate, they have 

nevertheless taken account of the LPA comments and revised the layout and prepared a 

parameters plan which we would agree to being conditioned. The shows that of the 5.1 hectare 

site, the net developable area is 2.5 hectares. The other key points are: 

 Consolidated form of development, with build line behind existing build line so it does 

not protrude beyond the existing line of development; 

 The removal of development from the upper, north-eastern part of the site, and 

instead extends the development northwards across the site and further along Lower 

Road; 
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 The layout provides a circular link and reduces length of cul-de-sac. It should be noted 

that the direction of travel of the prospective residents is west towards 

services/facilities.  One vehicular access into Chestnut Close opposite is an example of 

a cul-de-sac some 165m long. 

 At 26 dwellings per hectare, the density is low to medium and in character with Milton 

Malsor; and, 

3.8 A separate statement from Viridian Landscape is submitted to accompany the revised Illustrative 

Layout and Parameters Plan. This is enclosed as Appendix EP1 to this statement. 

3.9 As with the development of any greenfield site there will be an element of harm by the 

introduction of built development and the few moderate effects would be reduced as the 

mitigation planting matures, and there would be long term benefits to trees and hedges.  It is 

important to note that it is a key aspiration of the community to improve green infrastructure and 

tree planting around the village.  Therefore we conclude that from a landscape and visual 

impact perspective the site is entirely appropriate.  

 Noise 

3.10 A noise survey has been requested by the LPA due to the proximity of the rail line. Ensafe 

Consultants have undertaken the survey and their report is submitted alongside this Addendum. 

Their Executive Summary states: 

“A scope of works and methodology has been agreed with the local authority 

and a series of noise surveys have been completed in order to determine the 

existing levels of sound across the Site due to road traffic noise associated with 

the M1 and the Railway line located to the east. 

Noise modelling software has been used in order to predict the noise levels 

incident upon the facades and within the external amenity areas for the 

proposed residential development due to road traffic & rail sound. 

Further calculations have been used to predict the impact of activities 

associated with the Motor Cross Circuit located to the north. 

This assessment has found that standard glazing specification providing 30dB 

Rw + Ct,r is sufficient for all plots. However, a partially open window is not 

sufficient in controlling noise in living rooms and bedrooms, in order to provide 

background ventilation and fresh air flow and so trickle ventilators are required 

for certain plots. 

The assessment has been based on robust and worst-case assumptions. This 

assessment has shown that, in principle, there should be no adverse impact at 
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the proposed receptors as a result of the existing noise with the suggested 

mitigation measures in place.” 

3.11 Based on their report, then there is no adverse impact from noise. 

 Archaeology 

3.12 The 8th July 2020 email from the LPA advised that given the local context trial-trenching has been 

requested. Enclosed is a Written Scheme of Investigation by Oxford Archaeology and discussions 

have been ongoing with the Assistant Archaeological Advisor at Northamptonshire. Oxford 

Archaeology who will be starting on site on 1st September, therefore we aim to have at least their 

findings by mid-September to inform your report.  The Archaeological Advisor is aware of the 

timescales and will cooperate to ensure you have enough information to inform your report. 

 Agricultural Land Quality 

3.13 An ALC Report by Soil Environment Services Ltd was submitted with the application. The email 

from the LPA dated 8th July 2020 states: 

“A minor point but I note the report you have submitted on this has concluded that the 

northern/western portion of the site is grade 2 land and therefore best and most versatile from 

a farming perspective. Whilst not lost to built form in the indicative layout, this area will still be 

taken out of agriculture and put to recreational/landscaping use. However, I note the report 

refers to the fact that the land “may need to be farmed as if 3b grade land” – I just wondered 

if you could explain this conclusion a bit more as our members are likely to query this matter and 

personally I am unsure why this conclusion has been drawn.” 

3.14 In response we have sought clarification from Soil Environment Services Ltd. The response from Dr 

Robin Davies is submitted in Appendix EP2 of this Addendum. This clarifies the positon which is that 

the Grade 2 strips are so narrow that they make cropping these almost two discrete parcels 

separately from the bulk of the field as practically and economically unviable. On that basis the 

site should be assessed as Grade 3B. On that basis it is not best and most versatile agricultural 

land. 
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4. Summary and Planning Balance 

4.1 Notwithstanding our view on five year housing land supply, we also note that despite the LPA 

considering their supply is between 5.18 years and 8.26 years, officers have recommended 

approval for development beyond the village confines can still be brought forward and resolved 

for approval by committee as was the case at Little Houghton where there are material 

considerations.  

4.2 The following factors should be afforded significant weight in the positive determination of the 

application:  

 The delivery of open market housing that will aid the Government’s objective to 

significantly boost the supply of homes on a site that is appropriate in scale relative to 

settlement’s status in the settlement hierarchy and, if housing land supply is above five 

years, to help maintain a forward supply. A development with a mix of type and size, 

including bungalows (5% of total), 1 bed flats, 2, 3 and 4 bed houses.  This respond 

specifically to the demand/need for first time buyers and renters and those looking to 

downsize in older age. 

 The development will provide 50% affordable housing (circa 33 homes) and will 

therefore make positive steps towards meeting an identified affordable housing need 

supported by the Strategic Housing Team in Milton Malsor where the loss of some 

members of the community due to a lack of homes has been well documented and 

recognised within the Parish. 

 Bus stop upgrade and off-site highway improvements to the junction of Lower Road 

and Towcester Road as well as traffic calming infrastructure to reduce traffic speeds on 

the approach into the village along Lower Road in accordance with the local 

evidence in the adopted Parish Plan. 

 Pedestrian crossing outside Milton Malsor Primary School would improve safety for 

parents and children where there currently is no safe crossing. 

 The site itself is well contained and well related to Milton Malsor, adjoining the 

settlement boundary of a Secondary Service Village as categorised in the settlement 

hierarchy of the adopted Part 2 Local Plan and closely located to Northampton. As a 

third tier settlement with its own services and facilities, the village is a sustainable 

location for an appropriate scale of residential development, but the proximity to and 

connectivity with Northampton also increases the site’s sustainability credentials.   

 The proposal site is well served by regular bus services (no.88) to Northampton 

providing options for both commuter and leisure trips. Northampton town centre and 

railway station can be reached within a circa 25 min cycle ride and a circa 15-minute 

bus journey.  A large supermarket can be reached within 12 minutes.  There is also 

good pedestrian and cycle access. 
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 The site is located outside of the Conservation Area that lies to the south and there is 

not considered to be any potential for adverse impacts to the setting of these heritage 

assets as a result of development. 

4.3 The following factors should be afforded moderate weight in the positive determination of the 

application: 

 The creation of 2.6 hectares of publicly accessible area of open space and footpath 

for recreational use; 

 Biodiversity net gains can be delivered including substantial new tree planting to 

create a ‘green gateway’ to the village in accordance with the aspirations in the 

adopted Parish Plan; and, 

 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. 

4.4 The only elements of harm that would result from the proposal are: 

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

which 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 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 and enhanced. 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. 

4.5 Notwithstanding our views on five year housing land supply, applying a traditional (flat) planning 

balance weighing up all the above material planning considerations alongside the adverse 

weight that should be applied to the acknowledged conflict with the development plan, it is 

considered that in this case there are significant positive material planning considerations that 

would outweigh the harm. This would accord with officers’ recommendations in the August and 

September committees for similar proposals adjacent to villages in the District.  

4.6 We therefore request that the application is recommended for approval and members endorse 

that recommendation. 
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5. Appendices 

EP1. Viridian Landscape Response 

EP2. Response from Dr Robin Davies re ALC 
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Your ref:  

Our ref:  2738/NJE/LAE  

 

28 August 2020 

 

Stephen Harris 

Director 

Emery Planning 

2-4 South Park Court 

Hobson Street 

Macclesfield 

SK11 8BS 

Dear Stephen, 

MILTON MALSOR: RESPONSE TO SOUTH NORTHAMPTONSHIRE COUNCIL’S COMMENTS OF 

08/07/2020: LANDSCAPE AND VISUAL ISSUES  

 

GENERAL COMMENTS  

 

Landscape and Visual Impact Assessment  

 

A Landscape and Visual Impact Assessment (LVIA) was prepared as part of the planning application, 

and although the officer refers to the LVIA, we note that there are no comments on either its landscape 

or visual findings.  

 

The LVIA found the following effects on landscape receptors: 

 

• During construction, the effects on the published Landscape Character Type are predicted to 

be Not Significant, largely as a result of the relatively small size of the site in relation to the 

type and because few of the key characteristics would be affected. The character of the site 

would experience Moderately Significant adverse effects due to the disturbance caused by 

construction activities.  Effects on trees and hedges on site are predicted to be Not Significant 

as very few would be impacted by construction.     

• On completion, adverse landscape effects for the published Landscape Character Type, and 

trees and hedges on the site, remain as Not Significant. Adverse effects of Moderate 

Significance remain for the landscape character of the site as, although construction activity 

would have ceased, the mitigation planting would not have matured sufficiently to reduce the 

magnitude of effects arising from the newly constructed buildings and access road.  

• 15 years after completion, adverse landscape effects for the published Landscape Character 

Type remain as Not Significant. Landscape effects would reduce to Minor Significance for the 

landscape character of the site, as the proposed mitigation planting would be maturing and 

becoming effective by this stage.  However, for trees and hedges on site, a beneficial effect of 

Moderate Significance has been assessed, as there would be substantially increased planting 

throughout the site, as well as management of existing trees and hedges for landscape and 

ecological objectives rather than agricultural objectives.   

 

The LVIA found the following effects on visual receptors: 
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• During construction, effects of Moderate Significance are predicted for pedestrians and 

residents at Viewpoint 3, owing to the open view of construction activities close to the 

viewpoint. Effects of Minor Significance are predicted for pedestrians at Viewpoint 2, motorists 

at Viewpoint 3 as, although close to the site, it would be a fleeting view, and motorists and 

pedestrians at Viewpoint 4. All other visual effects for this period are assessed as Not 

Significant. 

• On completion, effects of Moderate Significance are predicted to remain for pedestrians and 

residents at Viewpoint 3 as, although construction activity would have ceased, the mitigation 

planting would not have matured sufficiently to reduce the magnitude of effects arising from 

the newly constructed buildings and access road. Effects of Minor Significance are predicted 

to remain for pedestrians at Viewpoint 2, motorists at Viewpoint 3, and motorists and 

pedestrians at Viewpoint 4.  

• 15 years after completion, Visual effects for pedestrians and residents at Viewpoint 3 are 

predicted to reduce to Minor Significance, and for motorists to Not Significant, as the new 

planting would be mature and effective by this stage. All other effects are Not Significant.  

 

Function of Site in the Landscape 

 

The officer suggests that the site forms the rural setting to Milton Malsor. Although it could be argued 

that any field adjacent to existing development could form part of its rural setting because of proximity, 

the important issue is the role of that land in interpreting or placing that settlement in the landscape. 

In this instance, the interface between development and the rural landscape is provided by back 

gardens and a dense and frequently regular pattern of the rear of houses (Viewpoint 3 from the LVIA).  

 

The LVIA at 2.7.22 describes the site as:  

 

a largely featureless rectilinear and sloping field, with mainly trimmed boundary hedges to the north and 

west (as shown on Viewpoint 3) and sections of outgrown hedge along the eastern parts of the northern and 

southern boundaries… 

 

Landscape design has been an integral part of the proposal from its earliest stages, and the objective 

has been to provide an improvement to the approach to the village. That would be achieved by having 

a more sympathetic and organic edge to development than is currently the case, which will integrate 

the scheme into the landscape rather impose it upon the landscape. Articulated front elevations of 

new dwellings will face outwards, looking over an enhanced landscape setting of new hedges, 

hedgerow trees and meadowland, extending from the new edge of development to the existing 

hedgerow along the northern boundary, which itself would be enhanced with new hedgerow tree 

planting to reflect the pattern of the wider landscape.  

 

Along the eastern edge of the site, towards the railway, as it matures a new woodland belt will provide 

a backdrop to the new development along the skyline and a sense of scale.  

 

The proposed landscape treatment to Lower Road will provide an interface between the road and the 

new houses, setting the houses behind an area of open space and reflecting the meadows within the 

Conservation Area that give the central part of the village its strong character.  
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As a result, the proposal would not be a bolt-on, but a sympathetic extension to the settlement, which 

would be an improvement when compared with the bleak arable field that is the baseline.  It would 

also provide a carefully considered and designed setting to the edge of development.  

 

ALTERNATIVE LAYOUT 

 

In terms of the suggested positioning of development in the south-west corner for landscape 

character reasons, it is not explained what those reasons are or what the benefits might be. The field 

is open and at the edge of the settlement. Development in the south-west corner would not change 

that, although it would consolidate development nearer to Lower Road.  

 

However, in response to the officer’s comments, an alternative scheme has been developed, shown 

at this stage as a parameters plan, drawing number PARAM01, which removes proposed development 

from the upper, south-eastern part of the site, and instead extends the development northwards 

across the site and further along Lower Road. The two schemes are compared below.  

 

Landscape Effects 

 

Both schemes have extensive areas of open space to provide integration into the landscape and a 

setting for the development. The submitted scheme has open space along the northern side of the 

site, between 45m and 95m deep from the proposed buildings to the hedge along the northern 

boundary, and at least 60m from the eastern boundary along the railway. The revised scheme has the 

open space to the north reduced to about 15 to 20m, whilst to the east it is increased to a minimum 

of 85m from the railway boundary. The proposed development edge does not extend beyond the 

existing eastern edge of development at its maximum extent, and curves to the north-west, increasing 

the separation from the railway and the amount of open space on the upper part of the slope. The 

change  

 

has responded to the officer’s observation that, with the submitted scheme, development would 

extend beyond the existing building line towards the railway.  

 

Both schemes have a network of new hedges with hedgerow trees, new trees along the existing hedge 

on the northern boundary, a new community orchard of traditional species in the north-eastern part 

of the site, a woodland belt along the boundary with the railway and, along the boundary with Lower 

Road, there would be open space, tree planting and an attenuation pond.  Both schemes show 

wildflower meadows on the open spaces.    

 

In terms of landscape character, both have similar objectives, but with the revised scheme, the space 

between the northern boundary and the development edge is greatly reduced, so that the opportunity 

for subdivision with hedges is diminished and the open space in that area becomes a wide greenway. 

However, the land available for open space to the east is increased, compensating for the reduction 

of space to the north. With the submitted scheme, the open space along the northern edge becomes 

a series of small fields, subdivided by hedges with greater distance between the proposed 

development edge and the countryside beyond the northern boundary.   

 

However, for the revised scheme the balance of beneficial and adverse effects is such that the 

assessment of significance of landscape effects would be the same as those set out in the LVIA for the 

submitted scheme.   



 

Lower Road, Milton Malsor_Response to Council’s Comments 

 

Visual Effects 

 

In the wider landscape, the distance and limited number of viewpoints, the scale of the existing 

landscape, and the extent of intervening vegetation and development, means that the difference 

between the two schemes would not be apparent.  

In closer views from footpath KX10 (Viewpoints 1 and 2) to the south-east, beyond the railway, the 

effects during construction and on completion may be reduced if moving the development edge 

means that views of the development are no longer possible. However, as detailed design of the 

scheme is not available at outline stage, it is better to assume the worst case and the effects would 

remain unchanged from those set out in the LVIA.    

 

From the viewpoints along Lower Road, in the revised scheme development would be removed from 

the upper part of the slope but would be nearer the northern boundary, and therefore nearer to the 

viewpoints. As a result, it is likely that the new development would be about 2m lower than the 

submitted proposal. 

 

However, the changes are not sufficient for the assessment of significance of visual effects for 

Viewpoints 3, 4 and 5, as set out in the LVIA, to change.   

 

CONCLUSIONS   

The submitted scheme and the parameters set for the revised scheme have been assessed, and there 

is likely to be no difference in terms of landscape and visual effects between the two. Both provide 

enhancement in terms of planting and management, as well as providing a better edge and setting to 

development when compared with the existing, in both layout and landscape design. The site as 

existing has no landscape features of note, apart from the boundary hedges. With both the submitted 

and the revised schemes, there would be significant benefits to trees and hedges because of:  

 

• the planting of new woodland, along the eastern boundary, which would create a wooded skyline; 

• hedge planting within the open spaces to subdivide them into fields and greatly increase the 

length of new hedges; 

• new tree planting along the existing and proposed hedges, which would help compensate for the 

decline of hedgerow trees in the wider landscape, as well as enhance the landscape of the 

currently barren, bleak site;   

• new planting at the entrance to the site from Lower Road, providing a new gateway to the village 

and reflecting open space in the core of the settlement; and 

• provision of new wildflower meadows across the open spaces, managed to enhance biodiversity. 

 

The tree planting would accord with the desire, expressed in the Parish Plan, to increase tree planting 

within the village.  

 

There would inevitably be changes to the character of the site and in some views, but that is to be 

expected with any greenfield development. In any event, the few moderate effects would be reduced 

as the mitigation planting matures, and there would be long term benefits to trees and hedges.  

 

If you have any queries, please do not hesitate to contact me. 
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Kind regards, 

 

Nigel 

 

Nigel Evers CMLI 

Director 

Viridian Landscape Planning 
3 Fairfield Close, Backwell, Bristol BS48 3PS 

M: 07552 276782 
E: nigel@viridianlandscape.co.uk 
W: viridianlandscape.co.uk 
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Christian Orr

From: Soil Environment Service Ltd <rd@soilenvironmentservices.co.uk>
Sent: 03 August 2020 5:57 PM
To: Christian Orr
Subject: RE: Lower Road, Milton Malsor

Dear Christian, 
 
Thanks for your email. 
 
My statement on Page 8 of the report refers to the situation known as the ‘Pattern’ limitation and is detailed as below 
in the MAFF 1988 ALC Guidance (Pages 7 & 8). 
 
A degree of variability in physical characteristics within a discrete area is to be expected. If the area includes a small 
proportion of land of different quality, the variability can be considered as a function of the mapping scale. Thus, small, 
discrete areas of a different ALC grade may be identified on large scale maps, whereas on smaller scale maps it may only 
be feasible to show the predominant grade. However, where soil and site conditions vary significantly and repeatedly 
over short distances and impose a practical constraint on cropping and land management a 'pattern' limitation is said to 
exist. This variability becomes a significant limitation if, for example, soils of the same grade but of contrasting texture 
occur as an extensive patchwork thus complicating soil management and cropping decisions or resulting in uneven crop 
growth, maturation or quality. Similarly, a form of pattern limitation may arise where soil depth is highly variable or 
microrelief restricts the use of machinery. Because many different combinations of characteristics can occur no specific 
guidelines are given for pattern limitations. The effect on grading is judged according  to the severity of the limitations 
imposed by the pattern on cropping and management, and is mapped where permitted by the scale of the survey. 
 
I have referred to the ‘narrow strip’ which has an even narrower band at the centre and thus could make cropping these 
almost two discrete  parcels separately from the bulk of the field as practically and economically unviable. 
 
I hope this helps explain my thinking and please contact with any further queries. 
 
Regards,  Robin 
 
 
Dr Robin Davies 

Soil Environment Services Ltd 
01661 844827 
07776474028 
www.soilenvironmentservices.co.uk 
 

From: Christian Orr <christian.orr@hsland.co.uk>  
Sent: 03 August 2020 17:42 
To: Soil Environment Service Ltd <rd@soilenvironmentservices.co.uk> 
Subject: Lower Road, Milton Malsor 
 
Dear Robin 
 
The planning officer dealing with our application on the above site has queried the conclusions in your Agricultural 
Land Classification report (Ref: SES/HSL/LR/#1).  The survey found that the land is largely Grade 3b with a strip of land 
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along the northern edge classified as Grade 2.  The report refers to the fact that the land “may need to be farmed as if 
Grade 3b land”. 
 
Could you please explain this professional judgement further and quote (in full) any specific guidance relied on in 
your response?  We will forward your response to the planning officer who may not have the guidance to hand. 
 
Kind regards, 
Christian 
 
Christian Orr MTCP 
Land & Planning Executive 

 
On behalf of Hollins Strategic Land  |  Suite 4, 1 King Street, Manchester, M2 6AW 
M: 07793 068989  |  www.hsland.co.uk  | christian.orr@hsland.co.uk 
 

     
 
This is an e-mail from Hollins Strategic Land LLP. The contents of this e-mail are confidential, may be legally privileged and are strictly for use by the 
addressee only. If this e-mail is received by anyone other than the addressee, do not read it or in any way use or copy it. You must not reveal its 
existence or contents to any person other than Hollins Strategic Land LLP or the addressee. Please e-mail it back to the sender and permanently delete 
it. Internet e-mail is not totally secure and we accept no responsibility for any change made to this message after it was sent. Hollins Strategic Land LLP 
is a limited liability partnership registered in England and Wales under registration number OC330401. Registered office: Suite 4, 1 King Street, 
Manchester M2 6AW. A full list of members may be obtained from the registered office.  


