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QUALIFICATIONS AND EXPERIENCE

| am a graduate of the University of Manchester, being a Bachelor of Arts and
Bachelor of Town Planning. By way of professional qualification, | am a member of

the Royal Town Planning Institute.

| have worked in the Planning Department of the London Borough of Haringey and as
a planning consultant with Halcrow Fox and Associates. | joined Nathaniel Lichfield &
Partners Ltd (NLP), development planning, urban design and economic consultants,

in 1987 and have been a Director of the Company since January 1998.

| have a wide experience in advising clients from both the public and private sector on
a range of planning issues, and have worked for a number of clients involved in the
development of housing, both in greenfleld and urban settings including substantial

mixed use developments.

| have gained a significant amount of local knowledge over a number of years acting
as a planning consultant on projects in this part of the Midlands. My experience
includes advising in relation to the planning and development of the Daventry
International Rail Freight Terminal (DIRFT) since 1990; British Timken, Northampton;
advice to South Northamptonshire District Council on responses to the MKSM draft

SRS; and Leicestershire Eco-town for the Co-operative Group.

| am familiar with the planning policies of Daventry District Council and
Northamptonshire County Council. | am also familiar with National and Strategic
Planning Guidance and have extensive knowledge of the appeal site, having been
advising in relation to the potential for development on all or part of the land since
2002.
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SCOPE OF EVIDENCE

My  proof of evidence has been prepared following an appeal
(APP/M9570/A/08/2071505 and APP/Y2810/A/08/2071504) by the Danetree Village
Consortium (DVC) on the grounds on non-determination in respect of an outline
planning application for a sustainable urban extension to Daventry. The planning
application was submitted to Daventry District Council (DDC) and the West
Northamptonshire Development Corporation (WNDC) (Refs DA/2007/0450 and
07/0096/OUTWND) respectively in February 2007.

My evidence focuses on the acceptability of the appeal proposals in the context of
prevailing planning policy at all levels in respect of the growth agenda for West

Northamptonshire and, in particular, the town of Daventry in Daventry district.

In considering the prevailing planning policy context, | have regard to the relevant
policy of the Government in various PPG’s and PPSs and those of the East Midlands
Regional Assembly (EMRA), Northamptonshire County Council (NCC) and Daventry
District Council (DDC). Planning-related documents prepared by West
Northamptonshire Development Corporation (WNDC) are also considered where

these represent material considerations.
My evidence is structured as follows:

Section 3.0 - | provide a high-level review of the growth agenda for Daventry district. |
emphasise the background to the designation of Daventry district as a location to
accommodate policy-led housing and employment growth and the role that the town

of Daventry is expected to play in accommodating that growth.

Section 4.0 - | establish the housing requirement for Daventry district and the Sub-
Regional Centre of Daventry. | consider the extent to which this need has been

addressed to date and the implication of this need being met by the appeal proposals.

Section 5.0 - | consider the locational issues at Daventry relevant to where at
Daventry the identified need for further housing and employment growth should be

met.
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Section 6.0 — | describe the appeal proposals, commencing with a description of the
site and surrounding area insofar as it is relevant to the planning consideration and |

describe the content of the appeal proposals

Section 7.0 — | review the relevant development planning policy and other policy and

guidance which is relevant to the consideration of the appeal.

Section 8.0 — | give consideration to the reasons for refusal and putative reasons for
refusal applied by WNDC and DDC.

Section 9.0 — | describe the process by which the appellants have decided to adopt
an approach to securing the planning benefits of the scheme through a S106 planning
obligation and the terms of that planning obligation. | also consider the terms of
conditions that | consider necessary to accompany a grant of outline planning

permission.

Section 10.0 — | consider the matters raised by the Inspector at the Pre-Inquiry
Meeting and those by the Secretary of State in recovering the appeals insofar as
these are relevant to my evidence and are not addressed by me in considering other

issues.

Section 11.0 — | set out my overall conclusions.
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THE GROWTH AGENDA FOR DAVENTRY AND OVERVIEW OF MERITS OF THE
APPEAL PROPOSALS

Daventry has been the focus for growth in Northamptonshire for many years, having
been designated as an overspill town for Birmingham in 1964. Daventry has grown
rapidly from that time and was the preferred location for growth in the form of strategic
development in the early 2000’'s following the adoption of the Northamptonshire
Structure Plan in 2001. Daventry is now identified as the only Sub-Regional Centre to
accommodate substantial growth in Daventry District associated with the
Government’s Communities Plan reflected in the Milton Keynes South Midlands Sub-

Regional Strategy which forms part of the area’s development plan.

National Agenda - Sustainable Communities: Building for the Future

The Office of the Deputy Prime Minster published its Sustainable Communities Plan
in 2003. Milton Keynes and the South Midlands is one of four areas identified in the
Plan towards which major development will be directed. The Plan indicates potential
growth to 2031 of 370,000 homes in the Milton Keynes South Midlands area and sets
the national context for the designation of Daventry as a growth point for development
This growth agenda is reflected in the Milton Keynes and South Midlands Sub
Regional Strategy (MKSMSRS) (adopted 2005) which forms part of the Regional
Spatial Strategy for the East Midlands (RSS8).

Regional Agenda - The Milton Keynes and South Midlands Sub-Regional Strategy
(March 2005)

The objectives of the MKSMSRS are to achieve a major increase in the number of
new homes in the area and for this to be accompanied by economic growth and the
necessary infrastructure. Rather than focusing on delivering an increase in housing
numbers within the area, both the Communities Plan and the MKSMSRS highlight the
need for the growth to be infrastructure led. Section 17 of the MKSMSRS refers to the
substantial levels of resources that will be required to deliver strategic infrastructure

and it indicates that:

“unless these needs are met it may not be possible to provide the levels off
housing and economic growth set out in the Sub-Regional Strategy”
(MKSMSRS para 17)
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Section 3 of the MKSMSRS ‘Effective Delivery’ highlights the need to secure the
“timely delivery of infrastructure and services necessary for the sustainable growth of
the Sub- Region” and indicates that the MKSM inter-regional board will establish the

infrastructure priorities required to deliver the growth area proposals.

The MKSMSRS identifies Daventry as a ‘Sub Regional Centre’ and a location for
significant growth. Northamptonshire Policy 1 of MKSMSRS requires 540 dwellings
per annum (or 10,800 dwellings for the period 2001-2021) to be accommodated in
Daventry district. The policy states that development should be “focused at the Sub-
Regional Centre of Daventry” and that development outside Daventry “should be
limited with the emphasis on meeting local needs and the provision of local services”.
Supporting text to the Policy envisages that the population of Daventry will grow to
around 40,000 by 2021.

RSS Review

A subsequent review of RSS8 has now reached an advanced stage (anticipated
adoption in early 2009), with the Secretary of State’s Proposed Maodifications having
concluded their final consultation in October 2008. The RSS8 Review will roll forward
the annual housing allocation to include the period 2021-2026. This results in a
requirement for 13,500 dwellings to be provided in Daventry district for the period
2001-2026.

The Government has also announced a further ‘Partial Review’ of RSS8 (CD1.10) (up
to the year 2031). This Partial Review will develop a range of spatial planning options
and identify the scale and general location of new housing required across the region
up to 2031. | anticipate that this additional further review of RSS8 will further increase
the housing requirement for Daventry because both the adopted and soon to be
adopted RSS take the suggested growth set out in the Milton Keynes South Midlands
Study and apply this to the relevant development plan period.

Local Agenda - Local Plan Policy

Against the context of the Daventry Local Plan which is significantly out of date (and
does not make provision for any of the growth set out in RSS8 and its emerging
reviews), and substantial delays to the West Northamptonshire Joint Core Strategy

and associated DPDs (which are unlikely to be adopted until, at the earliest, January
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2011 and October 2012 respectively), DDC is unable to allocate sites through the
Development Plan process within a timescale that will enable it to meet regional
growth requirements. Indeed, DDC has acknowledged that is unable to identify a 5

year supply of housing as required by Planning Policy Statement 3 — Housing (PPS3).

In circumstances where RSSs are in development or subject to review, PPS3 states
that Local Planning Authorities (LPA’s) should have regard to the level of housing in
the RSS (paragraph 53 PPS3). Paragraph 72 of PPS3 also makes it clear that

applications should not simply be refused on the grounds of prematurity.

It is in the context of the strategic planning policy of the adopted plans that the appeal
proposals have been submitted as a planning application. | set out below why |
consider the appeal proposals to be the right location to meet the strategic housing
requirement for Daventry and the consideration that has been given to these matters
by the appellants and the local planning authorities. There is a pressing urgency to
meet the needs of the area for housing and strategic planning policy directs this to
Daventry. At the local level, there is no prospect of the LDF progressing to a position
where land will be allocated for development in the short term. Substantial delays
have already occurred in the preparation of Local Development Documents, which
suggest that timescales for the finalisation of a spatial plan to support a planning
application, if this has to be awaited, may not be available until 2012/13. | consider
the implications of waiting for this Local Development Framework to arrive later in my
evidence, however, it is clear that the appeal proposals and those proposals of other
appellants at Daventry are required if there is to be any prospect of the District

meeting its strategic housing requirement by 2026.

The Government's Communities Plan and the subsequent Sub-Regional Strategy
establish the importance of infrastructure delivery, including the provision of
employment land to support the proposed growth of Daventry. The quantum of
development, based on 13,500 new houses between 2001 and 2026 and the
associated infrastructure is substantial. The quantity of development represented by
the three appeal proposals at Danetree, Monksmoor and Church Fields represents an
opportunity to secure the funding needed for this infrastructure. Without this quantum
of development at one location, where a clear functional relationship between
development and S106-funded infrastructure can be established, it is unlikely that the
infrastructure required could be secured. The Danetree proposal, as the largest of the

three development proposals, will provide a substantial part of the required
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infrastructure as the scale of the site allows for the provision of community facilities
and Green Infrastructure (Gl). The employment land represents the only substantial
area of job creation proposed at Daventry, such that this component of the appeal
proposals represents a vital resource to support the development plan—led growth of
the town. In considering the appeal proposals at Planning Board on 2 December
2008 (CD 5.22) WNDC acknowledged the importance of this component of the
appeal proposals to meeting the economic needs of an expanded Daventry.
Significantly, WNDC states that the employment development within the appeal site is
an appropriate response to the employment needs arising from the development and

in the context of the longer term employment needs of the town (para 9.97).

The appeal proposals involve the creation of a sustainable urban extension to the
east of Daventry and north of the A45 road that will contribute towards meeting the
growth needs of the town. The proposed sustainable urban extension comprises
5,150 residential dwellings, and a range of other uses including mixed use
neighbourhood centres, 10.98 hectares of employment development, education and

community facilities, highways works and public open space.

The appeal site is not subject to any saved Local Plan environmental or other
constraint designations (e.g. green wedge, rural access or nature conservation area)
that seek to restrict development, other than policies relating to housing in the

countryside.

The appeal proposals will result in a highly sustainable form of development and the
design principles behind the proposals, which have been positively reviewed by
CABE, are described in the evidence of Mr Lowndes. In terms of the way in which the
proposals integrate with the existing landscape and Green Infrastructure, the merits of

the appeal proposals are considered by Mr Reid.

No other locations to accommodate the required growth of Daventry have come
forward or have been otherwise identified. | am aware, through discussions with
landowner’'s agents in the area, that WNDC has been approaching landowners to
persuade them to suggest that land under their control could be brought forward and
to bring this to their attention in the context of this appeal. | anticipate that such sites
may be presented to the Inquiry by WNDC and/or DDC. However, other than the

three appeals before this inquiry, no other locations have been identified as
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appropriate to meet the strategic housing needs of Daventry by either WNDC or DDC

and no other sites have been the subject of applications for planning permission.
Summary

3.16 The growth allocated to Daventry district and to Daventry town is set by a national
policy agenda which seeks to accommodate the growing requirements for new

housing and employment in areas of the South East of England.

3.17 Within the Milton Keynes South Midlands area, the required housing growth has been
identified and set within development plan policy. Development plan policy requires
the growth to be accommodated within this area between 2001 and 2026. A further
review of regional planning policy to 2031 is commencing which is likely to increase
the housing allocated to Daventry district, again, in accordance with the adopted

spatial strategy of focussing the growth at the Sub-Regional Centre of Daventry town.

3.18 Regional development plan policy identifies the town of Daventry as a Sub-Regional
Centre where the growth in Daventry district should be focussed. The housing growth
is to be accompanied by required infrastructure. The quantum of development

proposed at Daventry creates an opportunity to secure that infrastructure.
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MEETING THE NEED FOR GROWTH — HOUSING LAND SUPPLY

RSS8 requires that 10,800 dwellings are provided for within Daventry District from
2001 to 2021. The Spatial Policy, (Northamptonshire Policy 1) requires that the

development is focussed at the Sub-Regional Centre of Daventry.

The RSS8 Review increases the housing allocation to Daventry district with the same
spatial strategy (i.e. to focus development at Daventry town) to 2026, requiring 13,500

dwellings to be provided for between 2001 and 2026.

The supporting text to Northamptonshire Policy 1 states that the town of Daventry will
grow towards a population of 40,000 by 2021. Such plan-led levels of growth have
been experienced before at Daventry. The overspill status of Daventry, confirmed in
1964, resulted in the town growing from a population of 5,860 in 1961 to 11,518 in
1971 and then to 16,096 in 1981 and to 18,099 in 1991. The town’'s population in
2001 was 21,734. The rate of growth between 1981 and 2001 was 35%. The
proposed growth in RSS8, which suggests that the town will grow to around 40,000
by 2021, will result in a further 84% increase in the size of the town’s population, over

a similar 20 year period.

DDC cannot demonstrate a 5-year housing land supply. Insufficient land has been
identified by the Council to meet housing needs and land in suitable locations has not
been brought forward for development through the planning system in the form of
windfall sites. | estimate that the 5-year supply is actually 1.07 years which puts the
district well behind in terms of its ability to meet the urgent open market and

affordable housing needs of its residents and in-migrants.

In the absence of information from Daventry District Council relating to the location of
planning permissions granted since 2001, | have looked at available completions
information and sought to attribute this to locations since 2001. This analysis
suggests that of 3,735 completions since 2001, 2,278 have been at Daventry town,
with the balance (1,457) being built in rural areas of the district. Many of these
completions will relate to planning permissions granted before 2001, so it is difficult to
assess the extent to which DDC has followed a policy of concentrating development
at Daventry in line with the 2001 Structure Plan and the adopted RSS8.What is clear,

however, is that this balance of housing provision does not reflect the current
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strategic policy of focussing growth at the Sub-Regional Centre of Daventry This, in
my view, adds weight to the case for concentrating development between now and
2021 and 2026 at Daventry town

| attach two housing trajectories for Daventry, prepared by Nathaniel Lichfield and
Partners at Appendix 1 (Tables 1 and 2). These trajectories have been developed in
consultation with the appellants at Monksmoor and Church Fields and set out a
phased delivery of housing within each of the three appeal sites at Daventry in the
context of the required growth of RRS8 and the draft RSS8 Review. The first
Trajectory at Appendix 1 (Table 1) is based on Church Fields delivering 4,000
dwellings to 2026; the second trajectory (Table 2) is based on a lower delivery of
3,465 dwellings to 2026 as referred to in the revised Design and Access Statement

for Church Fields. The trajectories demonstrate the following:

a) without the appeal proposals at Danetree Village, the required RSS8 housing
to 2021 or 2026, which is required to be focussed at Daventry, cannot be

achieved;

b) by focussing housing growth at the Sub-Regional Centre of Daventry in
accordance with the spatial policy requirements of RSS8, by the approval of
the three appeal proposals before this inquiry, the RSS housing requirement
for 2021 cannot be met without a contribution (between some 165-542

dwellings) from housing elsewhere in the district;

c) the concentration of housing development at Daventry suggests that, taking
an average East Midlands household formation rate projected for the mid-
range of the period (2.19 at 2016), the resident population of Daventry would
rise towards between 41,005 and 41,831 by 2021. While this is an estimate,
failure to grant planning permission for the appeal proposal and the other
developments proposed at Daventry, would seriously undermine the likelihood

of the town’s population rising towards the figure indicated in RSS8 at 2021;

d) for the RSS8 requirement for Daventry district to provide 13,500 dwellings by
2026, all three appeal sites before this Inquiry need to be contributing to their
full extent from 2010/11;

e) the rate of development required from the three appeal sites is considerable.

However, wherever the development is to be provided, this rate of housing
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completion would be required in order to meet the housing needs of the area
as established by RSS8.

| consider that the trajectory produced by my company represents a realistic
indication of the required rate of housing development in Daventry. The distribution of
development, with the majority focussed at Daventry town, is consistent with the
spatial policy of RSS8. The trajectories demonstrate that, failure to grant planning
permission for the appeal proposals and those developments proposed at
Monksmoor and Church Fields represents ‘planning for failure’ in terms of the delivery

of the regionally required housing and other associated infrastructure at Daventry.

| have prepared a summary schedule outlining what | consider to be the current 5-
year housing supply in Daventry and attach this at Appendix 2. This demonstrates
that Daventry has only a 1.07 year supply of housing. Further, Local Development
Documents, as | outline below, have not been reviewed to take into account PPS3
advice. Consequently, as advised by PPS3, the appeal proposals should be

considered favourably.

With reference to the housing trajectory at Appendix 1, planning permission for the
appeal proposals would only add 0.42 years of housing to this supply, taking this to
1.49 years. Should the other two appeal proposals also be granted planning
permission, the five year housing supply would be raised to 2.04 years. Granting
planning permission for the Danetree appeal on its own or with the other two
proposals at Daventry would therefore not result in an oversupply of housing in the
forthcoming 5-year period. This is due to the lead-in times required for major
development sites and would arise under any scenario of housing delivery for
Daventry or elsewhere. The effect of the appeal proposals with or without the other
two appeal sites at Daventry is, however, not the critical matter. The appeal site (and
the other two development proposals at Monksmoor ad Church Fields) are required if
there is to be any prospect of achieving the housing growth at Daventry to 2026. The
trajectory demonstrates that all three sites need to be ‘in full production’ in order to
achieve the required housing development and, even if planning permission is
granted now, the RSS required delivery of 540 dwellings per year will only be
achieved in 2012/13.

If the adoption of a Joint Core Strategy for West Northamptonshire is awaited before

planning applications for development can be submitted (which is the desire of DDC
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in relation to both the Church Fields and Danetree proposals and the desire of WNDC
in respect of the Danetree proposals) then preparation of applications for planning
permission and associated Environmental Impact Assessment would commence in
2011/12 at the earliest, with planning applications being submitted, potentially in
2014/15. As the trajectories at Appendix 1 (Tables 3, 4 and 5) show, this would result
in only 6,735 dwellings being delivered by 2021 and 10,635 by 2026, if all sites are
delayed to await the LDF. Further, no contributions to required infrastructure such as
highway works necessary to support the growth of Daventry would be secured in

advance of the grant of these planning permissions.

If only the appeal site is delayed to await the LDF Core Strategy, Table 4 shows that
in 2021, 9,435 dwellings could be provided and in 2026, 12,860, assuming the high
delivery at Church Fields. Thus, if the appeal is not allowed, a shortfall of between

4765 and 5,300 dwellings would be guaranteed at Daventry at 2026.

The commitment of DDC to delivering the RSS8 growth within the District and at the
Sub-Regional Centre of Daventry is questionable. All LDD-related background work
(the DIS and Daventry Master Plan) has considered growth to 2021 only, which is the
period up to which DDC has accepted that the growth of Daventry would proceed
towards a population of 40,000.

The resistance of DDC to any consideration of growth at Daventry beyond 2021 has,
in my view, stifled WNDC in its consideration of the appropriate level of development
at the appeal site and other sites at Daventry. Despite the initial welcoming of the
DVC application by WNDC officers, since the application has been submitted, officers
at WNDC have failed to acknowledge that levels of growth would need to address the
period to 2026. As recently as the presentation to CABE, WNDC officers were only
considering levels of growth to 2021. The first acknowledgement by WNDC of the
potential requirement to consider growth to 2026 emerged on the publication of the
Planning Obligations Strategy where WNDC clearly recognised that the quantum of
infrastructure required to support Daventry’'s growth can only be delivered by the
levels of housing growth required by the RSS8 review to 2026, although it has never
been stated by WNDC officers that the planning applications at Daventry should

address growth requirements to this planned date.

4.14 The past attitude of DDC to levels of growth at Daventry in RSS8 beyond 2021 and

potential for DDC to either resist RSS8 growth to 2026 and beyond, or at least make
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little or no progress with their LDF in the short term, is evidenced by the statements in
the Council’'s response to the Secretary of State’s proposed changes to the RSS8
Review (Appendix 3 — paras 4.7 and 4.11). My concerns in this regard are further
supported by the statement of DDC in the Committee Report, of 15" December 2008,
on this appeal (CD 5.20 — para 6.4).

My concern is that if the Secretary of State is tempted to defer the decision on the
development of the appeal site to the conclusion of the LDF process as suggested by
DDC and WNDC, the Secretary of State will have been induced to abandon a firm
and clear commitment in national policy to supply housing to meet acknowledged
requirements and will, consequently, set up a position whereby the delivery of

development plan-led growth will be guaranteed to fail.

Summary

Daventry as a town has accommodated planning policy-led growth in housing since
the 1960s. The rate of housing growth required by current planning policy is less than

the rates delivered over previous timescales.

Due to poor performance in meeting local development plan document preparation
and low numbers of new housing related planning permissions since 2001, the district
has fallen behind its required housing delivery targets. The district has not had a
secured 5-Year housing land supply since the introduction of PPS6 in March 2005
when a requirement to maintain and monitor this supply was introduced, and in my
view, was unlikely to have had a 5-year housing land supply for some years before
that.

The appeal proposal is required to ensure that the growth for Daventry, required by
the Regional Spatial Strategy has any chance of being met. Further, the other two
appeal proposals before this inquiry are also required to assist in meeting the policy-

led growth agenda.

Granting planning permission for the appeal proposals will result in the town of
Daventry growing to a population of 34,111 in 2021. If all three appeal proposals are
granted planning permission, Daventry could grow to a population of between 41,005
and 41,831 in 2021. Thus, both the appeal proposals and the other two developments
are required if the suggestion in RSS8 for Daventry’s growth to 2021 is to have any

realistic chance of being secured.
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By granting planning permission for the appeal proposals of DVC and those
proposals at Monksmoor and Church Fields, the majority of growth will be focussed at
Daventry with a requirement for some housing (approximately 542) to be located
elsewhere in the district to meet local needs to 2021, (assuming the lower total
dwelling provision from Church Fields). This spatial distribution conforms to the

spatial requirements of regional planning policy.

The engagement of WNDC with the appellants in relation to the required levels of
growth has been hindered by the failure of DDC to accept that any growth in line with
the RSS Review should be located at Daventry. The appeal proposals have been
considered by WNDC and DDC against this 2021 policy background. Previous delays
in bringing forward the LDF for West Northamptonshire as well as the resistance of
DDC to anything beyond natural levels of growth at Daventry beyond 2021, raise
doubts as to the ability of the authorities to deliver the levels of growth set out in the

RSS8 review through the LDF process in a timely manner.
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WHERE SHOULD THE NEED BE MET — LOCATIONAL CONSIDERATIONS

The previous overspill status of Daventry has meant that the town does not have
substantial areas of industrial dereliction apparent in many other UK towns and cities.
Rather, urban capacity assessments carried out by DDC conclude that the town has
very limited capacity to meet its housing land needs within the urban area. It is
therefore necessary to release land outside the urban area to accommodate the
town’s development plan growth requirements. Locations for the further growth of
Daventry have been the subject of consideration by Daventry District Council (DDC)

since the late 1980s. These include:

the identification of part of the appeal site as a housing allocation in the Deposit Draft

Daventry Local Plan in 1993;

the promotion of part of the appeal site as a Strategic Development Area (SDA)

following the publication of the Northamptonshire Structure Plan in 2001; and

the consideration by DDC of land at the appeal site as one of the locations that could
meet the housing land requirements of the Milton Keynes South Midlands Sub-

Regional Strategy.

All strategic considerations of where development should be directed at Daventry
have identified land to the east of Daventry, north of the A45, as one of only three
locations which, together, are required to accommodate the level of growth allocated
to the town in the Regional Spatial Strategy to 2021. Land in addition to these sites

identified to meet strategic growth requirements to 2026 is required.

1993 Deposit Draft Daventry Local Plan

The deposit draft Local Plan included the allocation of land at Burnt Walls Park, for
housing development to meet the identified housing requirements of the
Northamptonshire Structure Plan 2001. | attach an extract from the Deposit Draft Plan
Proposals Map at Appendix 4 as well as the extract from the Local Plan Inquiry

Inspector’s report which recommended the deletion of the relevant policy.

Draft Policy H7, allocating land at Burnt Walls Park for development was included in

the draft Local Plan by DDC because it was considered by the Council to be an
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appropriate location for housing development in the context of the District’s
requirement to allocate sufficient land for housing. The land proposed to be allocated
for housing in the southern part of the appeal site, was the only area of land outside
of the urban area proposed for development in the draft Local Plan. The Inspector
considered that the likely circa 750 dwellings on this part of the appeal site would, by
virtue of the way in which the development had been planned (with its separate
school and local centre — para 4.61), be separate from Daventry town and that
residents would rely on the A45 vehicular access to Daventry, which he considered to
be unsatisfactory in comparison to alternative potential housing locations within the
town, which would have a better relationship with the town centre economy (para
4.61). No consideration, at that time, to a public transport access strategy was
evident. However, in coming to this conclusion, the Inspector had regard to the
availability of other sites within Daventry that could meet the Structure Plan housing
requirements and his conclusion on the proposed allocation was set in that context
(paragraph 4.63). With regard to the effects of development on the nearby Scheduled
Ancient Monuments of Burnt Walls and Borough Hill, the Inspector concluded
(paragraph 4.58) that:

“l am not convinced that residential development with its associated
measures would be so damaging to the setting of the SAMs to make it
totally undesirable.”

The Inspector confirmed, in to coming to his view on the merits of the proposed Burnt

Walls Park housing allocation, that:

“it would be wrong to regard Burnt Walls Park other than in relative terms”
(para 4.62)

and that in relation to the conflict with Structure and Local Plan policies protecting the

countryside:

“if necessity dictates, these considerations sometimes have to be put
aside” (para 4.59)

and:

“However, his (the loss of the land to development) is not an unfamiliar
scenario in planning terms and, if needs must, one that is accepted in
the name of progress” (para 4.60)
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In my view, the Inspector's conclusion to delete the proposed allocation of land at
Burnt Walls Park must be seen in the context of the other options available for
meeting the district’'s housing need at Daventry at the time. The Inspector clearly
acknowledged that effects on the area and conflict with established policies may need

to be set aside where housing or other land use needs became paramount.

Northamptonshire Structure Plan 2001

The Northamptonshire Structure Plan was reviewed and subsequently adopted in
2001. The new Structure Plan responded to growing pressure for increased housing
in the County by proposing to provide for the delivery of this housing, in part, by the
development of Strategic Development Areas (SDAs) adjacent to identified
settlements. Daventry was identified as the settlement within Daventry district where

one or more SDAs should be provided.

In response to the Structure Plan policy, land adjacent to Daventry at the Appeal Site,
along with land north east of Daventry (part of what is now the Church Fields appeal
site) was promoted on behalf of the owners of these areas of land for allocation as an
SDA. Neither of these sites were the subject of planning applications for
development, but in the context of the then emerging Daventry Local Plan Review,
public consultation was undertaken and a summary of the pre-application public
consultation that was undertaken (from 2005) in respect of the appeal site is attached

at Appendix 5 of my evidence.

DDC issued a Local Plan Review Issues Paper in June 2002 in respect of which DVC
submitted representations promoting the development of land at Danetree as a
sustainable urban extension. A copy of these representations are attached at

Appendix 6.

Milton Keynes South Midlands Sub-Regional Strategy

Before substantial progress could be made by Daventry District Council in relation to
the Local Plan review and the allocation of land to accommodate the Structure Plan’s
requirement for one or more SDAs, the Milton Keynes South Midlands Study was
prepared and the draft Sub-Regional Strategy, reflecting the recommendations of that

study, issued. Daventry District Council reacted positively to the consultation in
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respect of the Sub-Regional Strategy and had accepted that substantial development,

accompanied by infrastructure, could be accommodated at Daventry town.

From Mid 2003 DVC was involved in a series of meetings with DDC to discuss the
content of responses to the MKSMS EIP, this included discussions relating to
infrastructure requirements and timescales. Responses were requested from
developers to feed into the framework document. DVC provided comments on the
draft Part 1 Infrastructure Report that was prepared in respect of the MKSM growth to
be directed to Daventry town. This report highlighted the need for careful
consideration of infrastructure requirements, for central government funding for the
Flore/Weedon Bypass and consistency in respect of highway delivery mechanisms.
DVC submitted representations to EMRA in respect of the consultation draft

MKSMSRS of July 2003 and these representations are attached at Appendix 7.

In order to address the potential housing land requirements of the emerging Sub-
Regional Strategy, DDC engaged with land owners and promoters of development at
Daventry to seek a comprehensive approach to delivering the required housing of the
Sub-Regional Strategy. The Daventry Implementation Group (DIG) was established
and comprised of representatives of the three appeal sites before this Inquiry and
officers and the Leader of the District Council. The precise extent of development to
be accommodated within each of the three sites was not resolved during the
meetings of DIG, but it was accepted that all three sites needed to contribute to the

growth agenda for Daventry.

The changes to the planning system, introduced by the Planning and Compensation
Act 2004, resulted in the abandonment of the Local Plan Review and the
commencement of the preparation of a Core Strategy for Daventry district. To assist
the preparation of the Core Strategy, DDC appointed WS Atkins to undertake a
Strategic Development Options Study for Daventry to review the general locations
where the growth requirements of the Sub-Regional Strategy could be met and to

inform the emerging LDF.

e Stage | of the assessment identified broad areas with the potential to deliver the
proposed growth.

e Stage Il drew up a number of Strategic Development Options (SDOs) for each of
the broad growth scenarios and assessed their impact against environmental,
social and economic sustainability criteria.
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The first draft of the ‘Strategic Development Framework’ prepared by WS Atkins in
October 2004 assessed the environmental constraints to development around
Daventry and concluded that the only land where development could be
accommodated were the three locations which were being discussed during the DIG
process and which are appeals at this inquiry. In relation to the Danetree proposals,
the first draft of the Atkins Report 2004 considered that development in this location

would result in the least environmental impact stating that ;

“The third option although similar two (sic) Scenario Two, chooses

sites with fewer environmental constraints over those which could be

developed most sustainably”. (Extract attached at Appendix 8).
This was deleted from the final draft of the report of April 2005 and the Atkins
Strategic Development Framework published by DDC [CD 3.15] identified only the
southern part of the appeal site as a potential development option. DVC responded to
the Strategic Development Framework as DVC considered there to be a number of
flaws in the process whereby development option recommendations were identified.
The representations of DVC in respect of both drafts of the Atkins Report are

attached at Appendix 9.

The consideration by DDC and their consultants (Atkins) of locational options for

growth at Daventry assessed development needs up to 2021 only.

The West Northamptonshire Development Corporation (WNDC) was established
through a Parliamentary Order in 2004 with its planning functions coming into force in
April 2006. With development control powers ceding to WNDC, the DIG process was
abandoned by DDC. However, DDC supported the formation of the development
Corporation. | attach the Hansard extract of the presentation by the Chief Executive of
DDC to the Parliamentary Select Committee on West Northamptonshire Development
Corporation of October 2004, at Appendix 10. This extract confirms DDC’s support for
the establishment of WNDC and sets out the acknowledgement that land north and
east of Daventry, which clearly includes the appeal site along with land at the other
two sites subject to appeals at Daventry, are those locations which “are likely to be
allocated” and that it is “already known” that the land to accommodate growth will be
to the north and east of the town (paragraph 1412). This is because only these sites

were being considered by DDC at the time to accommodate the growth of Daventry.
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DDC continued to give consideration to how the required RSS8 development,
directed to Daventry town to 2021 shall be accommodated. In December 2006, DDC
approved a Daventry Masterplan (CD 3.6) as “an interim statement of the Council’s

vision for the desirable development of Daventry.”

The document prepared by Marcini Curran Associates was not the subject of public
consultation, or consultation with landowners promoting development in or around
Daventry, even though the identity of these parties was known to DDC through the
DIG process and Council officers had acknowledged that these locations were to only
ones where development would be located to 2021. The document was intended to
be the subject of further discussions with WNDC and NCC and thereafter subject to
further consultations. | am not aware whether the further consultations with WNDC
and NCC occurred. However, no public consultation was undertaken. | consider the
document to have very limited weight as one which can be relied upon to determine
planning applications as a result of the absence of any public consultation.
Notwithstanding this, the Daventry Masterplan identified land within the southern part
of the appeal site, south and south east of Borough Hill and surrounding the
Scheduled Ancient Monument at Burnt Walls, as being a desirable location for B1
office-led development and high quality B2-industrial development. The Masterplan
identified new residential development to the north east of the employment area,
generally located where the early phase of residential development proposed by DVC

is located.

Since the publication of the 2001 Structure Plan, no sites other than the appeal site or
the other two proposed developments before this Inquiry have been identified by DDC
or WNDC as possible locations to accommodate the growth of Daventry. It may be
that DDC and /or WNDC will present possible alternative locations to the Inquiry as |
am aware of approaches that have been made to landowners and their agents in the
area. However, the fact is that no sites other than the three before this inquiry have
the history of being regarded as appropriate locations for development and subject to
applications for planning permission, although there has been every opportunity for
planning applications to have been made. Indeed, with a substantially less than five
year housing land supply evident for some time, there existed every incentive for

landowners or developers to make such applications.
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In August 2007, WNDC appointed URS consultants to produce the Daventry
Infrastructure Strategy (DIS). The DIS, as the ‘Content and Brief’ section of the

Summary and Recommendations states, is intended to:

“...form part of WNDC’s evidence base and will be a material
consideration that will help to inform decisions about the future
expansions of the town and the infrastructure required to support that
growth” (my emphasis).
The DIS seeks to evaluate the current infrastructure constraints and opportunities at
Daventry required to deliver development in the medium and long term (defined as to
2021) “having regard to development up to 2026 and beyond”. (Summary and
Recommendations — 5" para, 2" bullet). The DIS includes land use budgeting which

refers only to Daventry growing to a population of 40,000 by 2021.

The appellants retain concerns in respect of the aims of the DIS. In response to
informal consultation on the Method Summary and Criteria Schedule for the DIS in
December 2007 and a subsequent consultation on the draft DIS in July 2008 DVC
submitted representations, which | attach at Appendix 11. The primary concern of the
appellants is the spatial dimension of the DIS and that, whilst it purported only to
consider infrastructure requirements at Daventry, was also a document that had a
locational component which, in the view of DVC, falls outside the remit of WNDC
which is not a plan-making authority. The consideration of the DIS, on development at
Daventry to 2021 only, and not to 2026 as required by the soon-to-be-adopted RSS

review, is also a major concern of the appellants.

The DIS was formally adopted by WNDC’s Board in October 2008. WNDC has
amended the title of the document to “Daventry Infrastructure Studies” to try and
dilute fear, expressed by DVC during consultations, that the document predetermined
development locations. However, at paragraph 14 of the October 2008 Board Report

the Planning and Development Director states:

“In order to clarify the position, the DIS now makes it clear that its
purpose is to bring together an undertaking of sustainable locations for
infrastructure provision to support development and in specific cases,
the relationship to proposed growth set out through the Regional
Spatial Strategy.”

| do not consider that the amendments made to the draft DIS alter the position taken
by DVC, that this document predetermines development locations. This is because

the location of infrastructure to support development necessarily has a spatial
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relationship to that development. The horizon date of 2021 is also a major criticism of
the DIS. Irrespective of the above and also due to the limited consultation on the
document, | consider that the DIS should have no weight as a document to which
reference should be made when determining the appropriate location of development

at Daventry.

In considering the appeal proposal, WNDC’s Board Report (CD 5.13) stated at
paragraph 8.11.1:

“Work undertaken in connection with the DIS has been useful in
allowing WNDC to begin to reach views about the comparative benefits
of development in various locations in and around Daventry.”
This recent statement by WNDC officers confirms DVC'’s suspicions that the role of
the DIS has been extended to include determining the location of development at

Daventry.

Summary

The suitability of land around Daventry to accommodate additional housing and
employment growth has been the subject of consideration by DDC and the appellants
since the late 1980s. Land at the appeal site was the subject of a housing allocation
promoted by DDC in the last Local Plan Review. While it was not allocated due to the
availability of land within the town’s urban area to accommodate the required levels of
housing development, the land was not subsequently subject to any constraint

policies.

More substantial strategic policy-led growth focussed at Daventry was introduced in
2001 and the level of growth to be accommodated at the town has increased in

subsequent reviews of strategic planning policy.

Consideration by DDC of the suitability of locations for sustainable urban extensions
at Daventry have focussed only on a horizon date of 2021, rather than the soon-to-
be-adopted RSS horizon date of 2026, or the 2031 date included in the now

commenced RSS review.

All assessment of locations to accommodate growth at Daventry has confirmed land
at the appeal site as being suitable and necessary to accommodate housing and
employment development. As the Council only considered growth to 2021 in all

assessment work, not all of the land subject to the appeal has been included in the
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identified extent of land required to form part of an urban extension to the east of

Daventry.

5.32 In addition to the appeal site, the land subject to the other two appeals at this inquiry
has also been identified in all spatial option assessments as suitable to accommodate
sustainable urban extensions at Daventry. There have been no other sites that have
been assessed as suitable candidates to accommodate the required growth of

Daventry over this 7-year period.
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THE APPEAL PROPOSALS

Site and the Surrounding Area

The appeal site comprises 207.35 ha of land to the east of Daventry town, in the West
of Northamptonshire. A detailed description of the appeal site and surrounding area is
contained within the Planning Statement of Common Ground agreed with DDC and
WNDC.

The appeal site comprises undulating, predominantly agricultural land falling to the
east and south east from the lower slopes of Borough Hill, which is a major feature
accommodating a former iron-age hill fort and latterly a radio transmitting station. The
higher area of Borough Hill is a Scheduled Ancient Monument (SAM). In the south,
the appeal site immediately abuts the Marches Industrial Estate which lies to the
south east of Daventry Town Centre. The southern boundary of the appeal site is
formed by the A45 road and the northern boundary by the Norton Road, which
separates the appeal site from land subject to the appeal by Croudace Homes
Limited (Church Fields).

Immediately to the east of the appeal site, land is allocated in the Northamptonshire
Minerals Local Plan for the extraction of minerals. The appeal proposals will not
prejudice the extraction of minerals from the Dodford minerals site and this has been
confirmed by the County Council as minerals authority. Rather, once the site
becomes operational, the close proximity of the appeal site to a potential source of
construction materials will allow for the use of these minerals locally such that the
potentially negative effects of transporting these minerals to more distant

development locations can be substantially reduced.

Development Content

A description of the appeal proposals has been agreed with WNDC and DDC and is
set out in the Planning Statement of Common Ground (SoCG). The appeal proposals
represent a truly sustainable mixed use community, well related to, and ultimately
forming part of the established town of Daventry. The following description of the

proposals establishes the main components of this mixed use development.
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Housing

The Danetree proposals will provide 5,150 dwellings. Subject to further consideration
and discussion on an overall package of provisions to be included in a S106 Planning
Obligation, particularly with regard to outstanding issues on costs of highway
infrastructure, 35% of these dwellings will be affordable housing in the form of social
rented or shared ownership accommodation. This equates to 1,785 affordable
dwellings, of which 70% will be social rented dwellings and 30% shared equity
homes. The proposals include provision for the development of a range of dwelling
types and these are described in the Design & Access Statement accompanying the
application. The affordable housing will include provision for Lifetime and Mobility

Homes.

Four major UK house builders, Bellway Homes, Redrow Homes, Barratt and Taylor
Wimpey have secured positions within the Danetree Village Consortium to deliver the
proposed housing. The house builders signed pre-emption agreements in April 2007.
The proposals have been designed with the input of these house builders who have
also contributed to the details of development phasing, for example, as set out in the
housing trajectories (Appendix 1). The decision of the house builders to form part of
the Danetree Village Consortium, demonstrates the suitability of the site as a housing

location and the deliverability of the appeal proposals.

DVC has entered into an arrangement with one of the major Registered Social
Landlords (RSL) in the Northamptonshire area to provide affordable housing within
the site. Construction of socially rented and shared ownership housing to provide for
the needs of households unable to secure open market housing, including those on
the local authority’s housing waiting list, is not subject to the same market conditions
as private open market housing. Consequently, this element of the housing
component of the appeal proposals could be constructed irrespective of prevailing
market conditions at the time of the grant of planning permission. | provide a letter
(Appendix 12) from the Bromford Group, a major RSL active in providing affordable
housing in the region, which confirms its interest in progressing with the site at
Danetree. The Bromford Group has now entered into an in-principle agreement with

DVC to provide the affordable housing at Danetree.

I have sought information in relation to the housing waiting list at Daventry DC, but

this has not been supplied. However, from records in the Housing Strategy Statistical
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Appendix on the DCLG web site, the following information is available which shows a
stubbornly consistent and growing housing waiting list that has failed to be addressed
by housing supply in the district over the last six years, which will be addressed by the

delivery of the appeal proposals:

2002 1,660
2003 903

2004 1,255
2005 2,425
2006 1,744
2007 1,919

The appeal proposals also include the provision of all physical and social
infrastructure necessary to support the new community. | describe the main

components of this on-site infrastructure below.

Employment

The major source of employment opportunity at Danetree is provided for by the
business hub in the southern part of the site adjacent to the A45 immediately to the
east of the Marches Industrial Estate to the south of Borough Hill. Within this business
hub, it is proposed that knowledge based business and office activities are stimulated
to diversify the employment base of Daventry. 10.98 hectares of employment land for
these activities is provided for in this location and WNDC supports the location and

quantum of employment development at the appeal site (CD 5.22 para 9.100).

The provision of substantial employment land within the appeal proposals is a vital
component of proposed urban extension. To be a genuine mixed use proposal, large
scale residential development should come forward with large scale employment
opportunities. This enhances the possibility for achieving higher levels of sustainable
travel within the development and within Daventry as a whole. As Mr Brader
describes, the sustainability credentials of the appeal proposals are enhanced by the
ability of residents of Danetree to walk or cycle to work as a result of the integration of

the employment land within the development. The provision of over 10 hectares of
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employment land at the business hub will also help to support the high quality public

transport proposals as described by Mr Brader.

The appeal proposals locate the employment land adjacent to the A45 and to the
immediate east of the Marches Industrial Estate. The intention of the appellants is
that development of knowledge-based industries at Danetree will support
environmental and economic regeneration of the Marches Industrial Estate, which is
also an objective of DDC. DVC has commenced working with DDC to produce an
Area Action Plan (AAP) for the Marches Industrial Estate in order to secure these
regeneration advantages. Work on the AAP has stalled pending progression of LDDs.
A letter from DDC dated 9" March 2006 confirming DDC’s commitment to the
regeneration of the Marches Industrial Estate and continued support for the

development of the Marches Area Action Plan is attached at Appendix 13.

Employment opportunities will also be generated within the neighbourhood centres
through the development of retail and community facilities including shops, cafes and

offices.

Looking at the growth of Daventry in a wider sense, the provision of employment land
within the Danetree proposal is critical to the delivery of a balanced community, which
takes advantage of opportunities to increase levels of self-containment within
Daventry and reduce out-commuting to other employment centres by Daventry
residents. | estimate that approximately 3000 new jobs (2,335 direct on-site
employment) will be created at the business hub within the appeal site together with a
further 800 additional ‘spin-off’ jobs. The figures for direct on site jobs have been
calculated by applying the floorspace rates contained in the Employment Densities
Report (2001) produced for English Partnerships. The figure for ‘spin-off’ jobs has
been derived using employment multipliers based on a combination of information
derived from NLP research and the material contained in English Partnerships
‘Additionality Guide’. This level of development will meet the employment needs of

the residents of Danetree.

In giving consideration to the appeal proposals at the 2 December Board meeting (CD
5.22), WNDC considered that the appeal proposals will have a role to play in meeting
the employment needs of residents of other areas of Daventry (para 9.93). WNDC
considers the employment element of the appeal proposals to be acceptable (para

9.100). However, WNDC also considers that the appellant should contribute towards
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the delivery of employment opportunities elsewhere in Daventry. | do not accept that
the appeal proposals should contribute in this way. This is because the Danetree
development provides for at least the requirements of the residents of the scheme if
not more. WNDC relies upon research undertaken by Ancer Spa on behalf of DDC to
support their requirement for contributions. An analysis of this research demonstrates
that the appeal proposals would have been expected to provide 1,750 business park
jobs plus a proportion of jobs in neighbourhood centres. Taking account of this,
Danetree’s ‘share’ of employment would be some 2,580 jobs The appeal proposals
provide 2,335 direct jobs and will create spin-off employment elsewhere in excess of
this level. Differences in employment ‘yield’ can be explained by the different job
density ratios assumed (Ancer Spa assumed 1/20 sg.m. for B1, we have assumed
1/25 sq.m. to reflect wider B1 business activities). If a range of B1 employment ratios

were used, the appeal proposals could provide 2,335-2,750 jobs.

In order to justify a contribution towards employment provision, it would be necessary
to also consider what any contribution would be actually used for and how the
‘strategic fit' in employment terms, of that particular development, would be improved.
The exact purpose of the contributions is not specified by WNDC. Since, other than
the direct employment created by the appeal proposals, jobs are expected to be
created by development elsewhere in Daventry — for example in the town centre, at
DIRFT and Drayton Fields in the west of the town. It is therefore questionable how
much of a contribution towards an employment ‘strategic fit’ these contributions would
make. In the case of the appeal proposal, however, this would be entirely unjustified

due to the substantial employment creation component of the development.

Green Infrastructure

As Mr Reid and Mr Lowndes describe, the proposals have been developed with
reference to the existing landscape and Green Infrastructure which has formed an
integral component of the master planning of the development. Not only does the
surrounding area provide a context for setting out open spaces within the urban
extension, but the adjacent Borough Hill represents an opportunity to embrace this
impressive feature and, through appropriate management, add value to the place that
Danetree will become. The Masterplan has taken advantage of this opportunity and

this has been acknowledged by CABE in their review of the appeal proposal.
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The appeal proposals include 63.42 hectares of public open space, which represents
just over 30% of the development area included within the application site. In addition
to this, areas around the lower slopes of Borough Hill, which fall under the control of
the appellant, are proposed to remain open and contribute to both the setting of
Borough Hill and the recreational needs of the resident population of the appeal

proposal, other proposed urban extensions and existing Daventry residents.

Land under the control of the appellants east of Daventry, amounts to approximately
334.5 hectares. This land is identified on the plan at Appendix 14. The application site
represents only 76% of the land potentially available for development. This
demonstrates that considerable care has been taken to place the proposed
development within its landscape setting rather than, for example, seeking to

maximise development within an ownership boundary.

The appeal proposals will result in a number of ecological benefits as a result of
habitat creation / enhancement and greater diversification. The site is currently
dominated by arable and improved grassland with hedgerows. The appeal proposals
include a network of improved grasslands, rich species hedgerows, native woodlands,
and wetland habitats which connect to the wider landscape. The creation of acidic
grassland is considered to represent a significant contribution to the GI of
Northamptonshire as this habitat is generally fairly sparse and scattered across the
County. Significant areas of diverse habitat creation and managed areas on the
southern flanks of Borough Hill have the benefit of allowing public access but also

providing potential for the creation of a Local Nature Reserve or Country Park.

In terms of specific species, the extensive network of hedgerows proposed is
considered to improve the habitat for dormouse. The creation of ponds will provide
habitat for a range of wildlife including great crested newts. The enhancement of
bankside habitats including that of Dodford Brook will benefit a variety of aquatic
fauna including water vole, white clawed crayfish and otter. Whilst the increased level

of open space and diversification of habitats will be of benefit to invertebrates.

There are no objections to the appeal proposals on ecological grounds. This is, in my
view, a major achievement given the Development Corporation’s own consideration

that the appeal site exhibits a “deeply rural” character (CD 5.22 — para 9.49)
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Public Transport

The appeal proposals have been brought forward following a master planning
process that has included an integrated approach to transport and land use. This
process, which is described by Mr Lowndes and Mr Brader, has resulted in a
disposition of land uses which is compatible with the delivery and continued operation
of a high quality public transport service for residents of the site and those working

within the development.

The location of the Danetree proposals, between the A45 and Norton Road, offers the
opportunity to implement the most efficient of public transport networks, linking the
urban extension with the town, and the town centre in particular, with a rapid bus
service that can operate on a ‘turn up and go’ basis. The public transport concept is
that people wishing to use the rapid bus service between the Danetree development
and other parts of Daventry do not have to consult a timetable. The high frequency of
the service on a loop system can be delivered due to the location and design of the
development which lends itself ideally to such a system. The details of the proposed
public transport network for Danetree and the effects of this in securing a high modal

shift towards the use of non-private car modes is explained by Mr Brader.
Education

The appeal proposals will meet the education needs of the new development by
providing for three new primary schools and one new secondary school. These
education facilities have been provided for within the master plan and their provision

will be secured in the S106 Planning Obligation.

The proposed secondary school will meet the education requirements of all
secondary school-aged children within the development and provide capacity for
children from elsewhere in Daventry, including those living in other proposed urban
extensions. The land proposed for the secondary school is sufficient to ensure that
community college facilities can be included on the site such that shared community
use of sports and other facilities would be secured. A Statement of Common Ground
has been agreed with the Education Department of Northamptonshire County Council
which confirms that the secondary school site within the Danetree appeal site is the
preferred location for such a facility and that the proposed contributions towards

education within the S106 Planning Obligation are appropriate. WNDC (CD 5.22 para
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9.110) concludes that this matter can be satisfactorily resolved through a S106

Agreement.

Local Health Facilities

The appeal proposals include land to accommodate local health facilities in the form
of primary care such as a doctor’'s surgery, dentist and community health centre.
These will be located in one or more of the neighbourhood centres. The S106
Planning Obligation provides for the provision of these facilities within the
development and any contributions to more centrally located facilities serving the

wider Daventry area.
Open Space and Sports Pitches

The appeal proposals provide substantial areas of public open space. The
amendments to the scheme design have further enhanced open space provision. Mr
Lowndes and Mr Reid provide a more detailed description of the open space and its

role in the design of the sustainable urban extension.

Formal sports pitches are provided for on the basis of policy requirements. DDC has
not completed an assessment of provision and requirements as required by PPG 17.
Consequently, DVC has referred to saved policy RC1 of the Daventry Local Plan and
the standards as set out by the Fields in Trust document, ‘Planning and Design for
Outdoor Sport and Play’ Applying the requirements of these two policy/guidance
documents would require between 20.2 and 20.3 hectares of formal playing field
provision. The appeal proposals incorporate 20 hectares and include dual use of
school playing fields as agreed with the Education Authority, thus making the efficient
use of land within the area and reducing the extent of land required to be developed
to accommodate the growth of Daventry in this location. The location and specific use

of the playing fields within the appeal site is described in the evidence of Mr Lowndes.

Sport England has raised concerns regarding the provision of sports pitches within
the development and has suggested conditions to secure an adequate provision. As

Mr Lowndes explains, sufficient provision is made within the scheme design.
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Community Infrastructure

The appeal proposals include land for the provision of community centres, a fire
station and police station, satellite library facilities and place of worship if these are
required. Provision for contributions to secure the inclusion of these facilities within
the site or elsewhere is made in the S106 Agreement, which | describe at Section 9.0
below. Discussions will be held with service providers in the context of the growth of
Daventry to ensure that these facilities are provided for in a way that best meets the
operational needs of the service providers. Land reserved for the accommodation of
these facilities within the appeal site means that the appeal proposals do not
prejudice the delivery of this infrastructure on site if this is the preferred outcome.

Alternatively, the appellant would contribute to the provision of facilities elsewhere.
Summary

The appeal proposal occupies land east of Daventry and has been designed within
the established landscape setting provided by Borough Hill and the landscape
character of the countryside to the east of Daventry. They also respond to the
immediate proximity of the Marches Industrial Estate and the main south eastern

approach to Daventry provided by the A45 corridor.

The appeal proposals are accommodated on a fraction of the land under the control
of DVC and have been designed in response to the landscape setting rather than a
function of the land available for development. This is apparent from the extent of

green infrastructure forming part of the proposals which is described by Mr Reid.

The housing, which forms the largest component of the appeal scheme, will be
designed to meet modern housing requirements and respond to the emerging agenda
for sustainable homes. The layout of the development, as described by Mr Lowndes,
allows for this design approach. The housing will provide 35% affordable dwellings
for locally identified needs. DVC comprises four major house builders who have
contributed to the planning of the appeal proposals and whose involvement
demonstrates the deliverability of the Danetree proposals. DVC has agreed terms
with a major affordable housing provider to deliver the affordable housing. The
affordable housing can be brought forward irrespective of the prevailing economic

circumstances which may impact on delivery of market housing.
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6.35 The employment land which forms a substantial component of the appeal proposals
is a critical land use element to secure local jobs for new and existing residents of
Daventry and to ensure that this growth is delivered in as sustainable a way as
possible. The appeal site provides the majority of new employment land as part of

Daventry’s growth.

6.36 The appeal proposals will deliver all required physical and social support facilities and

infrastructure to the new community.
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PLANNING POLICY REVIEW

This section of my evidence gives consideration to the appeal proposal in the context
of planning policy. | set out what comprises the development plan applicable to the
appeal and establish the extent to which the appeal proposal complies with this
policy. | consider those policies relating to housing and employment growth, design
and sustainability, starting within each category, with the policies of the development

plan, then national planning policy guidance and other material considerations.

The appeal site falls within the jurisdiction of two authorities, with the majority of the
site falling within the jurisdiction of the West Northamptonshire Development
Corporation (WNDC) and the remainder under Daventry District Council. The
Development Plan is the same for the consideration of both parts of the appeal site as

set out below:

The Development Plan

The Statutory Development Plan for the appeal site comprises:

¢ The Regional Spatial Strategy for the East Midlands (RSS8) (March 2005)
incorporating the Milton Keynes and South Midlands Sub Regional Strategy
(MKSMSRS);

e The saved policies of the Northamptonshire Structure Plan (2001)

e The Northamptonshire Minerals Local Plan (2006)

The saved policies of the Daventry District Council Local Plan (1991-2006).

The main Development Plan policy designations applicable to the appeal site and
therefore relevant to the consideration of the appeal proposals relate to:

e Policies relating to housing and employment growth;

e Design; and

e Sustainable development

The remainder of this section of my evidence provides a discussion of the planning
policy that is of key significance to the appeal proposals. A list of those policies that

are relevant to the appeal is contained within the Planning Policy Statement of
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Common Ground. Where these policies are relevant to the Danetree appeal, a fuller

summary of these policies is enclosed at Appendix 16 of my evidence.

Housing and Employment Growth

The relevant development plan policy is that contained in the Regional Spatial
Strategy (RSS) and that in the emerging Draft RSS which, as described above,

should be given very considerable weight given the imminence of its adoption

Adopted Regional Spatial Strategy for the East Midlands (RSS 8)

RSS8, including within it, the Milton Keynes South Midlands Regional Spatial Strategy
(MKSMSRS) was published in March 2005 to guide future development in the East
Midlands. One of the core objectives of RSS8 is to focus on regenerating
disadvantaged areas to address social exclusion and regional inequalities in the

distribution of employment, housing, health and other community facilities.

The objectives of the MKSMSRS are to achieve a major increase in the number of

new homes in the area accompanied by economic growth.

Strategic Policy 1 outlines how the towns will be the focus of the majority of

development within the Sub-Region, stating:

“Provision is encouraged to be made in urban areas including
sustainable urban extensions well served by public transport” (p.12).
Daventry town is not one of the towns identified in Strategic Policy 1 as one of the
‘major locations of growth’. Paragraph 18 of the SRS outlines the other locations

within the Sub-Region that will accommodate growth, stating:

“Although growth will be focussed on the above locations [as identified
in Strategic Policy 1], there will continue to be some development in
other parts of the Sub-Region, such as Daventry and Towcester”

(p-13).

Figure 1 of the SRS designates Daventry town as an ‘other location for growth’.

Paragraph 120 of the SRS outlines the location of growth outside the major areas of

growth in Northamptonshire, stating:

“Outside these towns [Northampton, Corby, Kettering and
Wellingborough] smaller amounts of development will be located at the
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Sub-Regional Centre of Daventry and in the other small towns within
the county... In other rural settlements new development will be limited
to that required for local needs” (p.35).

7.12 Northamptonshire Policy 1 defines Daventry as a ‘Sub-Regional Centre’ and states
that:

“Beyond these main urban centres [the Northampton Implementation
Area (NIA) and the neighbouring growth towns of Corby, Kettering and
Wellingborough], development should be focussed at the Sub-Regional
Centre of Daventry, the smaller towns of Desborough, Roswell, Burton
Latimer, Rushden, Higham Ferrers and Irthlingborough and rural
service centres of Towcester, Oundle, Raunds, Thrapston and
Brackley” (p.35).

The policy adds that:

“In the remainder of the county, the rural hinterlands, development
should be limited with the emphasis on meeting local needs and the
retention of basic services and facilities” (p. 35).

7.13 Paragraph 124 outlines the role of the Sub-Regional Centre of Daventry, Paragraph

124 states:

“Daventry will grow towards a population of about 40,000 by 2021,
seeking to consolidate and extend its role by revitalising and extending
the role of the town centre as a Sub-Regional Centre offering improved
shopping facilities and a wider range of jobs and services. Sustainable
growth will take place both by means of intensification within the
present built-up area and expanding onto greenfield sites through one
or more sustainable urban extensions. The exact scale, nature and
location of this growth will be determined through the preparation of
appropriate Local Development Documents prepared by the District
Council in consultation with relevant partners”.

7.14 Northamptonshire Policy 1 of MKSMSRS makes provision for 540 dwellings per
annum (or 10,800 dwellings for the period 2001-2021) to be accommodated in
Daventry District. The policy states that development should be “focused at the Sub-
Regional Centre of Daventry” and that development outside Daventry “should be

limited with the emphasis on meeting local needs and the provision of local services”.

7.15 The proposed modifications to the RSS continue the annual rate of housing growth
for Daventry District and the spatial component of the policy directing the growth to

Daventry town with only local needs being met elsewhere is continued.

7.16 RSS8 outlines a sequential approach to the selection of land for development (Policy

2) in accordance with the following priority order:
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“I) ...suitable previously developed sites and buildings within urban
areas that are, or will be, well served by public transport;

i) other suitable locations within urban areas not identified as land to
be protected for amenity purposes;

iii) suitable sites in locations adjoining urban areas which are, or will
be, well served by public transport, particularly where this involves
the use of previously developed land; and

iv) suitable sites in locations outside of (that is not adjoining) urban

areas which are, or will be, well served by public transport,

particularly where this involves the use of previously developed

land” (p.15).
Policy 3 also sets out a number of criteria in order to assess the suitability of land for
development including; availability of previously used land, accessibility to non car
modes, capacity of existing infrastructure, physical constraints, viability and suitability
for mixed use development (see Appendix 15) It was against these policies that
WNDC considered that to achieve growth at Daventry to 2021, sites at Monksmoor
and Church Fields were "more likely to meet more closely the locational and
sustainability criteria set out in RSS policies 2 and 3" (CD 5.13 WNDC Board Report
paragraph 8.11.2).

The proposed modifications to RRS8 combine these policies and the new RSS will
require that new growth and regeneration is located in areas which can, most

sustainably, provide sites for development.

Policy 13 sets out the spatial priorities for development in the southern sub-area, in
which Daventry lies. The policy outlines how Development Plans, Local Development
Frameworks, Local Transport Plans and Economic Development Strategies should
ensure that new development is concentrated in, or in planned extensions to, existing
urban areas. The appeal proposals comply with the spatial requirement for

development set out by this policy.

RSS8 (para 4.1.2) seeks to ensure that good quality housing is available to all within
the East Midlands. Paragraph 4.1.2 highlights a number of points of particular

importance in this regard including:

e ensuring that sufficient additional housing is provided to meet requirements,
taking into account anticipated growth based on past trends and future prospects
in the region;
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e ensuring that sufficient housing is provided which is affordable according to local
circumstances; creating sustainable neighbourhoods by using water, energy and
other resources in an effective and efficient manner; encouraging the use of
higher densities to make more efficient use of land;

¢ providing well designed and landscaped neighbourhoods that have a clear identity
and are diverse, attractive and successful places to live and work and contribute
to the regeneration of local communities;

Par 4.1.2 identifies the need to provide affordable housing. The appeal proposals will
deliver 35% of the proposed dwellings as affordable housing in the form of social
rented or shared ownership accommodation. This will equate to approximately 1,800
dwellings and DVC has engaged one of the major Registered Social Landlords

operating in Daventry in order to deliver the affordable housing.

Paragraph 4.2.11 states that in areas identified for growth within the southern Sub-
Region there will be a need to ensure that there are adequate employment sites to

match the needs arising from increased levels of population.

Policy 22 outlines how local authorities and sub-regional strategic partnerships should
work together to; ensure that there is an adequate supply of good quality employment
land, bring forward allocated sites, ensure allocations remain relevant and monitor

gains and losses in supply (p31).

Paragraph 35 identifies several dynamic employment sectors in the sub-region that
will be promoted to secure continued growth. Among those listed is ‘knowledge based

industries’.

The appeal proposals will provide for over 10 hectares of land to accommodate

knowledge-based industries as required by RSS policy.

Northamptonshire Structure Plan 1996-2016

The Northamptonshire Structure Plan (March 2001) was the subject of a High Court
Challenge that resulted in the quashing of 6 of its policies relating to the South
Northamptonshire SDA. Of the remaining polices that were due to expire in
September 2007, eight were saved under the provisions of the Planning and

Compulsory Purchase Act 2004.
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Policy SDA1 is one of the saved policies and identifies Daventry as the location of
one of the Strategic Development Areas (SDA) needed to accommodate some of

Northamptonshire’s growth. Policy SDA1 required development within SDAS:

e adjacent to and integrated with existing urban areas;
e large enough to support a range of facilities and services;
e provide a broad balance and range of housing and employment;

e incorporate a local centre with civic spaces, a community centre, local
employment, shops and retail services and other facilities;

¢ include schools, nurseries, open spaces and play areas;
¢ include local waste management facilities; and

e incorporate various identified measures to encourage walking, cycling and the use

of public transport and reduce dependency on the private car.
Although the Structure Plan’'s development strategy sought to concentrate
development within urban areas, it recognises that because of environmental and
physical constraints, additional locations need to be identified outside the urban areas
to accommodate some of Northamptonshire’s future growth. The Structure Plan
identified SDAs where it is envisaged that high quality, mixed-use developments
which provide a wide range of facilities and services and are well served by public
transport will be created (paragraph 6.1). The identified SDAs are required to be
large scale, located adjacent to existing settlements, contain a wide range of facilities,
and be well served by public transport (paragraph 6.2). While the scale of
development now required at Daventry in the more up to date RSS exceeds that
envisaged by the Structure Plan, the principles of development in the form of an SDA
remain. The appeal proposals adhere to the principles established by this policy, in
particular, the integration of the new development with the existing urban area and
the critical importance of combining employment land provision alongside housing
growth.

Daventry District Local Plan 1997

There are no saved policies of the Daventry District Local Plan that are relevant to the
consideration of housing numbers or location of housing development in the context
of the levels of growth proposed for Daventry in the adopted and emerging RSS. In

terms of directing housing development, policies HS6, 10, 22 and 24 remain in force
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but can be afforded very little weight given the requirements of the saved policies of
the Structure Plan, the policies of the RSS and emerging RSS which will require
development in the form of sustainable urban extensions at Daventry on land

identified as countryside.

The only saved housing allocations policies of the plan are HS2 Land north of
Northampton part of the (Northampton Implementation Area) and Policy HS4 which
includes the Monksmoor development area. All other housing allocation policies have
not been saved. All allocated sites have been completed, with the exception of land
allocated under Policy HS8D North of Abbey Street (Site 16).

Planning Policy Statement 3 — Housing (2006)

PPS3 sets out the national planning policy framework for delivering the Government’s
housing objectives. One of the principle stated aims of PPS3 is to underpin the
necessary step change in housing delivery, through a new more responsive approach

to land supply at the local level.

Reflecting the principles of “Plan, Monitor, Manage”, Local and Regional Planning
Authorities are required to develop policies and implementation strategies to ensure
that sufficient, suitable land is available to achieve their housing delivery objectives
(paragraph 52). In doing this, Local Planning Authorities are required to have regard

to the adopted and (where relevant) emerging RSS (paragraph 53).
In terms of housing supply, Paragraph 71 states that:

“Where Local Planning Authorities cannot demonstrate an up-to-date
five year supply of deliverable sites, for example, where Local
Development Documents have not been reviewed to take into account
policies in this PPS or there is less than five years supply of deliverable
sites, they should consider favourably planning applications for
housing, having regard to the policies in this PPS.”
| have established earlier in my evidence that there is not a 5-year housing land
supply at Daventry. If the appeal proposal is granted, the district could still not
demonstrate a 5-year housing supply. The low provision of land for housing at
Daventry means that even with all three appeal sites being approved following this

Inquiry, only a 2.04 year housing supply would be secured.
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Design

Regional Spatial Strategy

The RSS seeks to promote the highest standards of design and encourage
sustainable development. Policy 4 outlines how all stakeholders should work together

to achieve this. (p.16).
Saved Local Plan Policy

Policy GN2 sets out criteria against which proposals will be judged, including design
considerations, access, infrastructure, and the impact on archaeological sites and

their setting.

PPS3 — Housing

PPS3 seeks to encourage a good mix of high quality housing that reflects the needs
of the community. It seeks to ensure that land is used effectively and efficiently and

consideration is given to the environmental sustainability of housing sites.

PPS3 places a lot of emphasis on the need for good design and this is reflected in a
number of the paragraphs including para 12 and 13. Paras 16 and 17 set out the
matters to be considered when assessing design quality. | refer to the evidence of Mr
Lowndes and Mr Brader to describe how the appeal proposals comply with this policy

advice

Paragraph 10 identifies that the specific outcomes that the planning system should
deliver are:
¢ High quality housing that is well-designed and built to a high standard.

¢ A mix of housing, both market and affordable, to support a wide variety of
households.

¢ A sufficient quantity of housing taking into account need and demand and seeking
to improve choice.

e Housing developments in suitable locations, which offer a good range of
community facilities and with good access to jobs, services and infrastructure.

o A flexible, responsive supply of land — managed in a way that makes efficient and
effective use of land
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Mr Lowndes describes the approach of the appellants to design and the extent to
which this approach accords with the policies of the development plan and other

policy advice and guidance.

Sustainable Development

Regional Spatial Strategy

Strategic Policy 3 sets out a range of principles for achieving sustainable communities
which includes; good design, high standards of environmental performance; good
accessibility and public transport, access to public services, protecting cultural assets,
providing green infrastructure, ensuring access to country side, improving skills,

range and mix of housing, and the provision of renewables.

Paragraph 31 outlines the key requirements needed in order to build sustainable
communities which include; flourishing local economy, quality public services, safe
and healthy local environment, relationship to surrounding landscape, availability of

public transport:
As part of its strategic promotion of sustainable movement, Paragraph 41 states:

“Where sustainable urban extensions or other major developments are
planned, measures will need to be incorporated from the outset to
promote sustainable travel patterns. In particular strong public
transport connections to town centres and employment areas will need
to be provided. It will also be important for developments to connect
into and where possible enhance existing footpath, cycleway and
bridleway networks” (p.17).
Policy 27 outlines how sustainable development should ensure the protection,
appropriate management and enhancement of the region’s natural and cultural assets

(and their settings).

Policy 30 sets out the RSS'’s priorities for the management and enhancement of the
region’s landscape. The policy outlines how Development Plans, future Local
Development Frameworks and other strategies of local authorities and agencies
should both be informed by landscape character assessments to underpin and act as
key components of criteria-based policies for the consideration of development

proposals in rural or urban fringe areas.
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Policy 31 sets out the RSS’s priorities for protecting and enhancing the historic
environment. The policy outlines how Development Plans, future Local Development
Frameworks and other strategies should seek to understand, conserve and enhance
the historic environment of the East Midlands (in recognition of its own intrinsic value
and its contribution to the region’s quality of life). In areas where growth or
regeneration is a priority, particular attention should be paid to promoting the sensitive
change of the historic environment, retaining local distinctiveness by identifying and
assessing the significance of specific historic and cultural assets (including their
settings), as well as using characterisation studies to understand their contribution to

the landscape or townscape in areas of change.

Policy 36 sets outs the RSS's approach to managing flood risk. It states that
sustainable drainage will be required on all new development where practicable and
that development should not be permitted if either alone or in conjunction with new
development it would result in an unacceptable risk of flooding without suitable

mitigation.

Planning Policy Statement 1: Delivering Sustainable Development (April 2005)

PPS1 outlines how sustainable development is the core principle underlying planning.
Paragraph 5 of PPS1 states that:

“Planning should facilitate and promote sustainable and inclusive
patterns of urban and rural development by:

e making suitable land available for development in line with
economic, social and environmental objectives to improve
people’s quality of life;

e contributing to sustainable economic development;

e protecting and enhancing the natural and historic environment,
the quality and character of the countryside, and existing
communities;

e ensuring high quality development through good and inclusive
design, and the efficient use of resources; and

e ensuring that development supports existing communities and
contributes to the creation of safe, sustainable, liveable and
mixed communities with good access to jobs and key services
for all members of the community” (p.2-3).
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Paragraph 27 requires that in preparing development plans, planning authorities
should seek to bring forward sufficient land of a suitable quality in appropriate
locations to meet the expected needs for housing, for example. Planning authorities
should also promote the more efficient use of land through higher density, mixed use

development and the use of suitably located previously developed land and buildings.

PPS1 also highlights the importance of good design with Paragraph 35 emphasising
that:

“High quality and inclusive design should create well-mixed and
integrated developments which avoid segregation and have well-
planning public spaces...” (p.14).

Planning Policy Statement 1: Climate Change Supplement

The Climate Change Supplement sets out how spatial planning should contribute to
reducing emissions and stabilising climate change and take into account the

consequences of climate change.

PPS1 requires applicants to demonstrate in broad terms how the proposed
development will comply with the target carbon emission rate applicable through
Building Regulations. It also requires applicants to explain the contribution to be
secured through decentralised energy supply systems including from on-site

renewable sources (para 29).

Emerging Policy Framework

Daventry Local Development Framework

DDC is at an early stage in the preparation of its LDF. Although DDC consulted on a
draft Core Strategy (Issues and Options) Paper in 2005 this was subsequently
abandoned as following a direction from DCLG DDC, South Northamptonshire
Council and Northampton Borough Council subsequently agreed to prepare a Joint
Core strategy and joint Supplementary Planning Documents. All Local Development
Documents (LDDs) have therefore been delayed as they are dependent upon the

Core Strategy.
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West Northamptonshire Joint Core Strategy

The West Northamptonshire Joint Core Strategy is being prepared by West
Northamptonshire Joint Planning Unit which comprises of councillors from Daventry
District Council (DDC), Northampton Borough Council, South Northamptonshire

Council and Northamptonshire County Council.

The Joint Core Strategy Issues and Options Paper was published in September 2007
for public consultation but little progress has been made since the conclusion of that

consultation exercise.

A revised Local Development scheme (LDS) which sets out the project plan for the
Joint Core Strategy (JCS) and other documents within the LDF was agreed by the
first meeting of the West Northamptonshire JCS Committee on 21% October 2008,
and the LDS has now been formally submitted to GOEM. According to the LDS the
JCS is expected to be published in November 2009, submitted to the Secretary of
State in March 2010 and adopted in January 2011. | consider this to be an ambitious
target and one that is not likely to be achieved. Evidence to date is that progress is
not being made towards the production of a JCS. In October 2008, for example, the
Planning Manager resigned and the Joint Planning Unit narrowly avoided government
intervention due to its poor performance. The JPU now needs to embark on major

recruitment drive to secure resources to meet its LDS targets.

On the basis of the above, | consider that there is no prospect of housing land, either
to meet the required 5-year supply required by PPS3, or to make any progress
towards meeting the RSS8 growth requirement for Daventry in the short or medium
term without the appeal proposals and, potentially, those proposals at Monksmoor

and Church Fields, being granted planning permission.

The housing trajectory at Appendix 1, demonstrates the effect on housing land
delivery if decisions on the appeal proposals are delayed to allow the JPU to
determine the location and extent of urban extensions at Daventry following progress
being made on a Joint Core Strategy. This demonstrates that leaving decisions to
await the JCS and site allocations LDD would result in further failure to deliver the
housing growth (at Daventry or within the district) resulting in a shortfall against RSS8
requirements of between 1,365 — 1,742 dwellings at 2021 and between 640 -1,175
dwellings at 2026.
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| consider that there can be no justification for delaying a decision on the appeal
proposal at Danetree on the basis, as | demonstrate with the other appellant
witnesses, that the appeal proposals meet the requirements of policy to secure a
sustainable urban extension and that since the Structure Plan was adopted in 2001,
consideration by all parties concerned with this appeal has not revealed any site to
accommodate development other than those before this inquiry. As | demonstrate
later in my evidence, without the scale of development represented by the Danetree
proposal and other schemes, the required infrastructure to support the housing

growth is unlikely to be secured.
Summary

Saved Local Plan policy does not contain any designation specific to the appeal site

that constrains development.

Local Plan policy relating to housing growth at Daventry is out of date and, in terms of
spatial priorities for accommodating development, has been superseded by policy in
the 2001 Structure Plan. With regard to housing numbers, the Local and Structure
Plans have been superseded by the adopted RSS8. The soon-to-be-adopted RSS8
review adds further growth to Daventry district, to be focused at the Sub-Regional
Centre of Daventry and should be given very considerable weight in the determination

of the appeal.

Strategic development plan policy requires Daventry district to accommodate 10,800
dwellings in the period 2001-2021. The RSS8 Review increases this to 13,500
between 2001 and 2026. A further review of RSS8 has now commenced and is likely
to increase this level of growth further to 2031. While not forming part of policy, RSS8

text suggests that Daventry town will increase its population towards 40,000 in 2021.

Development plan policy seeks development to be focussed within urban areas and
thereafter in sustainable locations. There are very few opportunities to accommodate

new development within Daventry’s urban area.

Development plan policy requires a range of well designed housing to be provided to
meet the needs of residents. This includes affordable housing at 35% to meet
identified local needs. Policy also requires that an adequate supply of employment
land is provided and that knowledge based industry is one of the sectors that should

be promoted to secure continued economic growth.
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National planning policy on housing requires that a 5-year housing supply is
maintained by Local Planning Authorities. A 5-year supply is not available at Daventry
and government advice is that development proposals are considered favourably in

such a situation.

Planning policy requires high design quality in new development and the design
approach of the appellants is described by Mr Lowndes, who, along with Mr Brader,

also describe the high levels of sustainability that the appeal proposals will achieve.

In the context of the urgent requirement to secure the required levels of housing and
employment development at Daventry as set out in national and regional policy, the
preparation of a Joint Core Strategy for West Northamptonshire has been very slow.
There is no likelihood of a Joint Core Strategy being in place before 2011 at the very
earliest. The appeal site is required as well as those sites subject to other appeals
before this inquiry if the growth of Daventry is to have any chance of being
successfully achieved by 2026. Under these circumstances, there can be no
justification for delaying a decision on the appeal proposals, which comply with

planning policy in all regards.
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REASONS FOR REFUSAL / PUTATIVE REASONS FOR REFUSAL

This section of my evidence summarises the position of DVC in relation to each of the
putative reasons for refusal resolved by WNDC at their Planning Boards of 10 June
and 2 December 2008 and DDC at their Planning Committees of 11 June and 17
December 2008, respectively. Where relevant, | cross refer to the evidence of other

witnesses of DVC and relevant Statements of Common Ground.

WNDC Reasons for Refusal

Reason for refusal (a) expresses WNDC's view that the location, scale, connectivity,
layout, density, urban form and physical relationship of the appeal proposals with the
existing town (and town centre) of Daventry would fail to deliver a sustainable urban
extension and would, therefore, represent an unjustified departure from development
plan policy. The Board of 2 December (CD 5.22) resolved to retain this reason for

refusal following consideration of amendments to the appeal proposals.

The evidence of Mr Lowndes and Mr Brader demonstrates that the appeal proposals
will deliver a highly sustainable form of development and that the relationship of the
development to the town centre of Daventry is such that access by public transport or
other non-private car modes is likely. Further, CABE, in reviewing the appeal
proposals in the context of having obtained an understanding of the issues relevant to
master planning the growth of Daventry, considered the Danetree appeal proposals

as having:

..... much to admire in the proposals for Danetree Village, and think
that the site’s location adjacent to Borough Hill provides an opportunity
to create a unique and special place”

Also that the Proposal has:

..... unusual scope for high levels of sustainable design on a site
where large scale development is proposed”

The approval by WNDC of the first reason for refusal came as a surprise to me

because it followed positive discussions at the pre-application stage which culminated

in a final pre-application meeting on 24™ January 2007 (note of meeting attached at

Appendix 17). At no time during any of the pre-application meetings in respect of the

appeal proposals was the view of WNDC Officers expressed that the appeal
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proposals were, in principle, located in the wrong place or otherwise locationally
unacceptable. Subsequently, the Planning and Development Director presented a
progress report on the major planning applications at Daventry, including the appeal
proposal, to the WNDC Board on 22 January 2008 and advised that the Danetree
proposal had established a ‘strategic fit (WNDC Board Paper Agenda Item NO.6,
Board Meeting 22 January 2008 — Appendix 1 attached at Appendix 18 of my

evidence.)

| consider that the Design and Access Statement submitted with the planning
application demonstrates an approach to design which is focussed on delivering a
highly sustainable form of development embracing Borough Hill in an innovative and
sensitive away. Further, the extent of Green Infrastructure incorporated within the
appeal proposals and the evidential way in which development had been placed in its
landscape setting rather than, for example, seeking to maximise development within a
land ownership, demonstrates that the appeal proposals represent an urban
extension which fully complies with the planning polices reproduced in reason for

refusal (a).

WNDC's further consideration of the location of the proposed development and
prematurity (CD5.22 — paras 9.14-9.22), in the light of the comments on the locational
aspects of the proposals for CABE referred to above, acknowledged that in order to
meet future growth requirements, sustainable urban extensions to Daventry would

“need to comprise a significant element of any delivery strategy” (para 9.17).

WNDC considers that the release of all three appeal sites before this inquiry will result
in a significant overrun against the 2026 total housing requirement for Daventry
district. The total yield for the three appeal sites is, however, overestimated as the
revised Design and Access Statements for the Monksmoor and Church Fields
proposals reduce the total housing likely to be provided. Further, WNDC (CD 5.22
para 9.19) suggest that “if” they are completed on time and “if’ other sites come
forward in Daventry district, this overrun could be an eventuality. As | have outlined
above, the RSS spatial strategy is to focus the growth to 2026 at Daventry and there
are no other sites being promoted for substantial housing development other than the
three before this inquiry. At para 9.21, WNDC acknowledges that because of its
specific objections to the appeal proposals at this stage, it would not be appropriate to
release the appeal site for development “now” but that the site could be brought

forward in the future. This is, in my view, a clear acknowledgement that the appeal
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site is in a location appropriate for development and that no other site is likely to come
forward, as one has not in the last 7 years of considering locations for the growth of

Daventry.

The extent to which the appeal proposals represent a truly mixed use development
have been overlooked by the local authorities. The inclusion of employment land, for
example, means that the appeal proposals will secure employment opportunities for
residents of the development and the wider Daventry area. In preferring the proposals
at Monksmoor and Church Fields (CD 5.22 - para 9.22) WNDC fails to understand the
extent to which the appeal proposals are essential to deliver sustainable development

at Daventry.

Reason for Refusal (b) refers to reason (a) and considers that by virtue of not
complying with the polices set out in that reason, the appeal proposal also fails to
comply with saved Local Plan polices relating to development in the countryside and

PPS7, as relating to development in the countryside.

As | have explained above, the appeal proposal accords with the polices reproduced
to support reason for refusal (a). The policies seeking to protect open countryside do
not, therefore, apply. There are no saved Local Plan constraint policies applicable to
the appeal site. Further, | have demonstrated that the saved policies of the Local Plan
should be given limited weight when considered alongside the saved polices of the
Structure Plan requiring additional development at Daventry to be provided for in the
form of one or more sustainable urban extensions and RSS8 requiring 13,500

dwellings to the provided in Daventry district to 2026 — focussed at Daventry.

In considering the appeal proposals, WNDC (CD 5.22 — para 9.21) acknowledges that
the site is likely to be allocated for development but object to its release now. Thus,
policies relating to the countryside status of the land are acknowledged to be capable
of being set aside in the context of an up-to-date development plan housing
requirement and the absence of alternative sites on which to accommodate this
development. This echoes the comments made by the Inspector into objections to the
draft Daventry Local Plan, where land at the appeal site was being promoted by DDC

as a housing allocation.

Reason for refusal (c) considers that the appeal proposals will have a significant and

adverse impact on the landscape character of the area. WNDC considers (CD 5.22 -
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paras 9.44 and 9.51) that whilst the cumulative impacts of Danetree, Monksmoor and
Church Fields developments have been suitably addressed, it questions whether the
Landscape and Visual Impacts Assessment is adequate in assessing the impacts of
the development on landscape character or visual amenity based upon the extent of
the revisions to the scheme landscape and visual impact. In this regard, WNDC
considers that the Regulation 19 request has not been fully met. | rely on the
evidence of Mr Lowndes to describe the way in which the appeal proposals have
been designed within the landscape setting and the evidence of Mr Reid to describe
the acceptability of the proposals in terms of the impact on that landscape. Mr Reid
also explains that the terms of the Regulation 19 request have been met and that
WNDC has misunderstood the scheme changes in relation to their effect on Borough
Hill.

Reason for Refusal (d) Relates WNDC's objection to the appeal proposal on the
grounds that the proposals did not demonstrate how the additional traffic to be
generated could be accommodated on the highway network and what mitigation
would be deliverable or desirable. This reason also considers that the planning
application fails to demonstrate a satisfactory public transport strategy including

details of bus priority measures.

A Statement of Common Ground on Transport issues has been agreed between the
appellants and NCC as highways authority. This statement confirms the view of the
Highway Authority that the appellant's Transport Assessment has satisfactorily
identified the effects of the development on the surrounding highway network and has
established and proposed the required mitigation to accommodate the development
on the local and strategic highway network. In relation to off-site highway
infrastructure improvements, work is ongoing to confirm the likely requirements to
accommodate the planned growth of Daventry and it is anticipated that the
conclusions of this technical assessment will identify the consequent requirements for
each of the appeal sites to contribute to the provision of necessary off-site highway
infrastructure. WNDC confirms (DC 5.22 — para 9.24) that this reason is maintained
only in the absence of the agreement on these matters which is pending the

completion of this technical assessment.

WNDC raises concerns about the ability of the proposed public transport strategy to
achieve the modal shift suggested by the appellant (CD 5.22 — para 9.40) as well as

concerns over the quality, deliverability and extensiveness of the pedestrian/cycleway
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network proposed (para 9.37). The evidence of Mr Brader describes the public
transport strategy proposed by DVC and the quality, deliverability and extensiveness
of the proposed pedestrian and cycleway provision. Mr Brader demonstrates that the
high frequency and quality of the rapid bus service will secure a modal shift to non-
private car modes by residents of the development and those accessing jobs in the
employment zone (the business hub). NCC as highway authority agrees that the rapid
bus service will have this beneficial effect on sustainable travel patterns and the
Transport Statement of Common Ground confirms this. As a result, and in the
context of understanding that the traffic modelling exercise will identify an appropriate
level of off-site highway infrastructure mitigation to be secured through the S106
Agreement, | consider that the appeal proposals comply with the policies reproduced

by reason for refusal (e).

Reason for Refusal (e) relates to WNDC'’s request for further information under
Regulation 19 of the EIA Regulations. WNDC indicates that a result of a lack of
information on a number of matters it is not possible to fully assess the environmental
impacts of the scheme, whether such impacts can be appropriately mitigated in terms
of transport, archaeology, agriculture and soils, noise and vibration, air quality,
landscape and visual impact, and flood risk, or compliance with development plan

policies.

To demonstrate compliance with Regulation 19 of the EIA Regulations, DVC
submitted further information on 1%' August 2008 and 13" October 2008. Although in
its report to the Board (CD 5.22) WNDC indicates that there is a lack of information in
respect of noise, air quality, and agriculture and soils it also indicates that these
matters are ‘still under consideration’ and no specific criticisms have been made. With
regard to flood risk work is ongoing with both WNDC and the EA accepting that all

outstanding matters are likely to be resolved in advance of the Inquiry.

In respect of Landscape and Visual Impact, WNDC has indicated that whilst the
cumulative impacts of the Danetree, Church Fields, and Monksmoor developments
have been suitably addressed, the revised Masterplan is significantly different to the
original scheme and the Landscape and Visual Impact Assessment is not considered
adequate in assessing the impact of the development on landscape character or
visual amenity. As a result the Regulation 19 request remains outstanding. The
adequacy of the further information submitted in response to the Regulation 19

request on Landscape and Visual Impact is dealt with in detail in Mr Reid’s evidence.

LON2006/DANE1 2 Planning Proof Justin Gartland.doc 52



8.19

8.20

8.21

8.22

8.23

8.24

DANE/1.2 Planning Proof

In respect of Archaeology, WNDC considers that outstanding Regulation 19 matters
remain in respect of the cumulative impacts of development on the SAMs of Borough
Hill and Burnt Walls and questions whether the assessment work within the
Supplementary ES relates to the revised Masterplan. WNDC also considers that the
cumulative impact of Danetree with the other developments upon the SAM has not
been considered. | consider that this point has been adequately addressed both in the
Supplementary Environmental Statement (SES). Chapter C ‘Archaeology’ clearly
states that this matter (Point 5 of the Regulation 19 request) will be dealt with in
Chapter | of the SES. This point is also dealt with in detail in the evidence of Mr Reid

and to a lesser extent Mr Chadwick.

With regard to sub-surface archaeology, WNDC confirms (CD5.22 — para 9.68) that
any remaining issues relating to this matter could be dealt with through a suitably

worded condition.

The adequacy of the further information submitted in response to the Regulation 19

request on Transport issues links to reason (d) above.

A Statement of Common Ground has been agreed between the appellants and
WNDC establishing the position with regard to the information submitted under
Regulation 19. In relation to transport and landscape and visual impact, and
archaeology these matters are addressed by Mr Brader, Mr Reid and Mr Chadwick,

respectively.

Reason for Refusal (f) related to the absence of a S106 planning obligation securing
affordable housing and infrastructure to support the proposals. The reason
anticipated the completion of a S106 planning obligation to secure funding for
infrastructure and as | set out below, this has now been achieved by the appellants.
The reason also indicated that this would be pursued in relation to affordable housing
only if the appellants failed to produce a S106 obligation to provide affordable housing

in accordance with the requirements of an up to date assessment of housing needs.

The S106 planning obligation submitted to the inquiry includes provision for all
necessary infrastructure and this includes the provision of 35% of the dwellings on
site to be provided as affordable housing. This extent of affordable housing is in

conformity with the policy of RSS8 as proposed to be modified and, as such is based

LON2006/DANE1 2 Planning Proof Justin Gartland.doc 53



8.25

8.26

8.27

8.28

8.29

DANE/1.2 Planning Proof

on an up to date assessment of the needs of the West Northamptonshire Housing
Market Area (HMA).

WNDC indicates (CD 5.22) that it still seeks additional detail in respect of site specific
obligations together with further information on how the delivery of the infrastructure
would be managed and what provision is being proposed to support the efficient

delivery and monitoring of phases of the development.

In relation to transportation, WNDC highlights that as some of the impacts (and hence
costs) have not been finalised the adequacy or otherwise of the current S106
proposals is not known, but, it concedes that the responsibility for this will need to be

delegated to officers at the Inquiry.

Reason for Refusal (g) Identifies WNDC’'s concerns relating to the alleged
prematurity of any decision on the appeal proposals, requiring decisions about the
location and scale of development in Daventry to be made through the LDF process.
DDC also expresses similar concerns in respect of its ground of refusal (7). | have
provided a full response to the issue of prematurity earlier in my evidence (specifically

at paragraphs 3.8 and 4.10).

Reason for Refusal (h) indicates that the proposals fail to demonstrate appropriate
guantitative and qualitative provision for formal and informal recreation and open
space. WNDC (CD 5.22 — para 9.156) indicates that it is not possible to establish
whether the appropriate level of open space / recreational uses and facilities will be
made available as part of the scheme. WNDC has also indicated that it considers that
there is a significant under provision of formal playing pitches against the policy
requirement. | have outlined the policy requirements for the provision of formal
playing pitches within developments at section 6.0 above. Mr Lowndes has explained
how this provision is accommodated by the appeal proposals. With the level of
provision and the appropriate intensification of use of areas as agreed with NCC, the

policy requirements for formal playing pitch provision is met by the appeal proposals.

Reason for Refusal (i) sets out WNDC's view that insufficient land is made available
within the District / Neighbourhood Centres to provide a full and appropriate range of
community facilities. DVC considers that areas of land have been identified that are
capable of accommodating an appropriate level of community facilities. Mr Lowndes

sets out a schedule of accommodation within the proposed neighbourhood centres in
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his evidence and demonstrates that the full range of facilities required to support an
urban extension of this scale are provided. The application allows for the on-site
provision of these facilities or, secured through the S106 Agreement, contributions to

secure off-site facilities, depending on the priorities of the service providers.

Reason for Refusal (j) that ‘having regard’ to advice from English Heritage (EH) the
proposals would have an adverse impact on the setting of the Borough Hill Scheduled
Ancient Monument and that the proposals fail to adequately consider the cumulative

impact of the development on the setting of Borough Hill.

| have described the extent to which the appellants have given consideration to the
setting of Borough Hill above and this is explained in greater detail by Mr Reid and Mr
Lowndes. | have also described the consideration of land at Burnt Walls Park (which
was being promoted by DDC as a potential housing allocation in the 1997 Local Plan)
by the Local Plan Inquiry Inspector who concluded that housing in this location could
be accommodated without unacceptable harm to the SAM. In 2001 at the early
stages of DVC considering the appeal site as a location to accommodate the
MKSMSRS growth for Daventry, | met with Glyn Coppack, Area Inspector for English
Heritage, to discuss the potential for housing development to be accommodated at
the appeal site and its potential effect on Borough Hill. It was conformed at this
meeting, that English Heritage would have no objection to a substantial development
at Danetree so long as the housing was restricted to the lower slopes of Borough Hill.
This view aligned with the conclusion of the Local Plan Inquiry Inspector that
agreement with English Heritage (EH) in relation to the effects of development on the
setting of Borough Hill could be achieved. The evidence of Mr Chadwick gives further
consideration to the effects of development on the nearby scheduled ancient
monuments and concludes that there will be no detrimental effect in this regard or

cumulatively with other proposals at Daventry.
DDC Reasons for Refusal

Reason for refusal (1) is similar to reason (a) proposed by WNDC with the exception
that the reason includes reference to the relationship of the proposed development to
Borough Hill. DDC considers that the large physical and psychological barrier formed
by Borough Hill would result in the proposal failing to integrate with Daventry and the

development not forming an acceptable sustainable urban extension.
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DVC has, from the outset of master planning for the accommodation of a sustainable
urban extension on land at Danetree, considered the integration of development with
the existing urban area of Daventry and, in particular, the role that Borough Hill could
play in the life of the expanded town. The evidence of My Lowndes explains this
functionality and the views expressed by CABE support the approach taken to deliver
the required housing at Daventry in the location proposed in a way which will provide
the town with a very special place. The evidence of Mr Lowndes, supported by Mr
Reid and Mr Brader demonstrates that the terms of the reason for refusal applied by

DDC are unsustainable.

Reason for refusal (2) relates to the impact of the appeal proposals on the setting of
Borough Hill and is similar to WNDC's reason (j). Whilst suggesting that any impact
on Borough Hill would be considered as unacceptable by DDC it states that the
appellants had not demonstrated why development should be accommodated in this
location, considering there to be other less harmful locations where sustainable urban
extensions could be accommodated. | have already provided a detailed response to

this point in my response to WNDC's reason (j).

Reasons for Refusal (3), (4) and (5) are identical to WNDC reasons (d), (e) and (f)
respectively. | have discussed the way in which the appeal proposals conform to the

policies which, it is alleged, are breached in relation to these matters above.

Reason for Refusal (6) indicates the DDC would apply a reason for refusal relating
to the absence of information regarding renewable energy, but anticipates that the
appellants will agree an acceptable commitment to this. | can confirm that the
appellants and WNDC have agreed a suitably worded planning condition which will
secure the provision of renewable energy generation on site, or from district-wide
resources as part of an holistic approach to renewable energy supply at Daventry

which it is hoped will also be acceptable to DDC.

Reason for refusal (7) Identifies DDC’s concerns relating to the alleged prematurity
of any decision on the appeal proposals, requiring decisions about the location and
scale of development at Daventry to be made in the context of the emerging DPD.
With reference to WNDC’s Board Report of 2 December 2008, it is clear that
prematurity is also a reason for refusal to be pursued by WNDC, which | have

addressed above.
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| recognise that RSS8, paragraph 124 suggests that the scale and location of
development at the local level should be determined through the LDD process.
However, as | have set out above, there is no realistic prospect of the LDD process
progressing to a stage where such decisions can be made in the short to medium
term, and the delay to the process that | have recorded above will result in an
unacceptable delay to the delivery of the required housing in the District if completion
of the consultation on and subsequent adoption of a Joint Core Strategy is to be
awaited. Furthermore, all work undertaken by DDC and WNDC up to this point has
identified only three sites at Daventry where the required development can be
accommodated. The appeal site is one of these locations. While only part of the
appeal site has been identified by DDC within their Development Options Study and
Daventry Master Plan, these documents identified development locations to

accommodate growth to 2021 only.

Bearing in mind the above and the absence of a 5-year housing land supply, where
PPS3 advises that consideration of planning applications should be favourable and
the extent of the shortfall against the regional policy requirement to achieve 540
dwellings per year at Daventry between 2001-2026 without the appeal site and the
other two sites at Daventry contributing to housing delivery, | can identify no
justification for supporting an objection to the appeal proposals on grounds of

prematurity.

WNDC has accepted (CD 5.22 - para 9.20) that departure from adherence to the
development plan (LDF) timetable is acceptable in order to achieve the regional
plan’s requirements for housing delivery. Further, in considering that the appeal site
suffers from fundamental objections from WNDC, the Development Corporation
states that the site should not be brought forward “now” - suggesting that in due
course, the site will be brought forward. This is, in my view, a clear recognition that in
reality, there are no other locations at Daventry that could accommodate the required
growth of Daventry to 2026.

Summary

The reasons for refusal of WNDC and DDC have been revised as a result of the
amendments to the appeal proposals and the submission of these scheme changes

as described in the Design and Access Statement, Regulation 19 responses and
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