
 
 

  
 
 

 
 
 
 
 
 
 
PLANNING COMMITTEE:      17th December 2013 
DIRECTORATE:                      Regeneration, Enterprise and Planning  
HEAD OF PLANNING:            Susan Bridge 
 
N/02013/0912:                Outline planning permission for redevelopment of 

the site as a new campus for the University of 
Northampton, including site clearance and 
enabling works comprising remediation and re-
levelling of the site, demolition of all buildings on 
the site (except the Grade II listed structures). The 
proposal includes up to 40,000m2 university 
floorspace; up to 15,000m2 university expansion 
floorspace; up to 35,000m2 commercial (B1-
offices) floorspace; up to 3,550m2 of retail 
floorspace (up to 1,800m2 of A1, up to 150m2 of 
A2, and up to 1,600m2 A3/A4); up to 1,500 beds of 
student accommodation; up to 760 car parking 
spaces for University use; up to 1,100 car parking 
spaces for commercial / leisure use; a hotel of up 
to 7,000m2 (up to 150 bedrooms); sports hall and 
floodlit sports facilities; reuse of listed 
locomotive shed (520m2) and curtilage listed 
office building; an energy centre of up to 600m2; 
a new road bridge and junction on to Bedford 
Road including reconfiguration of Midsummer 
Meadow car park; a new pedestrian foot/cycle 
bridge connecting the site to Beckett’s Park; and 
retention of the existing road access via Nunn 
Mills Road at land for redevelopment, Nunn Mills 
Road, Northampton. 

 
WARD: Delapre & Briar Hill 
 
APPLICANT: University of Northampton 
AGENT: Savills Planning 
 
REFERRED BY: Head of Planning 
REASON: Major Project & Legal Agreement 
 
DEPARTURE: NO 
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APPLICATION FOR DETERMINATION: 

 
1. RECOMMENDATION 

1.1  APPROVAL IN PRINCIPLE subject to the following: 
 

 (1) Completion of a suitable legal agreement to secure:  
 

 A financial contribution towards key infrastructure and sustainable 
travel related works; 

  

 A financial contribution towards Monitoring – this is used to pay the 
costs of the monitoring compliance of the legal agreement. 

 
(2)   Subject to conditions as set out below and the issue being raised by the 

Highway Agency being addressed and for the following reason:   

 
 The proposal demonstrates that the scheme could be designed to respect the 

character of its locality and would not adversely impact upon residential 
amenity, visual amenity, heritage, transportation, biodiversity and flood risk 
and drainage related matters and is considered to be acceptable on its 
planning merits. For these reasons, the proposal would comply with Policies 
1, 4, 3, 5, 6, 8, 9, 10, 15, 25, 28, 29, 30 and 36 of the Central Area Action 
Plan 2013, the West Northamptonshire Joint Core Strategy Submission and 
the National Planning Policy Framework. 

 
1.2 It is also recommended that in the event that an appropriate legal agreement 

is not signed and completed within six calendar months of the date of this 
Committee meeting, delegated authority be given to the Head of Planning to 
refuse or dispose of the application at her discretion on account of the 
necessary financial contribution not being secured in order to make the 
proposed development acceptable in line with the Policies in the Central Area 
Action Plan and National Planning Policy Framework.  

 
2.0  THE PROPOSAL 
 
2.1 This application forms part of a series of planning applications relating to the 
redevelopment of Avon Nunn Mills and its environs by the University of Northampton 
and as part of a wider regeneration strategy for Northampton, promoting a mixed 
used proposal and economic growth within the Waterside Enterprise Zone.            
 
2.2 Members should note this is an outline planning application. The purpose of an 
outline application is to establish whether or not a development is acceptable at a 
location. Outline applications are required to contain information about: 
 

 Use (including the uses of any distinct zones within the site) 

 Amount of each use 

 Indicative layout (showing separate zones where appropriate) 

 Scale parameters (upper and lower limits for the dimensions of each building)  

 Indicative access points. 
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2.3 With an outline planning application any of the following matters may be reserved 
for later approval: Layout; Scale; Appearance; Access; and Landscaping. 
 
2.4 A Design and Access Statement (DAS) has been submitted, it explains how the 
applicant has considered what is appropriate and feasible for the site in its context. 
This document plays a particularly important role in linking the outline permission and 
the consideration of the reserved matters.  
 
2.5 This outline planning application seeks to provide a new University Campus, new 
commercial offices, access arrangements, a hotel and sporting facilities at this site.  
 
2.6 Whilst the application is an outline form, details of access form part of this current 
planning application. The other issues are reserved for subsequent approval. These 
access details relate to details of a new road layout at Bedford Road Junction; 
vehicular access and bridge over the River Nene; the principle a new footbridge and 
vehicular access at New South Bridge Road. Matters relating to layout, scale, 
appearance and landscaping would be reserved and subject to separate reserved 
matters applications in the future. 
 
2.7 The proposal development involves the following key elements: 
 
The University Campus 
 
2.8 The western and southern part of the site is intended to be occupied by the 
University of Northampton which would relocate from its existing campuses based at 
Park Campus and Avenue Campus. This proposal seeks to permit up to 40,000m2 of 
university floorspace for its academic and social buildings and a further 15,000m2 
floorspace to allow for future university expansion. 
 
 
2.9 The overall University element incorporates the following key elements;  
 

 Up to 40,000 m2 of academic floorspace (including ancillary University 
Facilities: gym, sports hall, sports pavilion, Junior and Senior Common 
rooms); 

 

 Up to 15,000 m2 of University expansion floorspace; 
 

 Up to 3,550 m2 of retail floorspace (up to 1,800 m2 A1, up to 150 m2 A2 and 
up to 1,600 m2 A3/A4); 

 

 On-site student accommodation to serve up to of 1500 students; 
 

 Up to 760 car parking spaces for University use; 
 

 Change of use of listed locomotive shed (520 m2 to a gym for the University 
and reuse of the curtilage listed office building; 
 

Commercial office space  
 
2.10 Up to 35,000 m2 of commercial (B1 offices) floorspace in separate or 
combined buildings; 
 
Hotel 
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2.11    A hotel of up to 7,000 m2 (up to 150 bedrooms); 
 
Sports facilities 
 
2.12 Applicant propose to provide a floodlit, full size Astroturf sports pitch to replace a 
facility at Park Campus. The pitch would provide the following: 
 

 Provide training facilities for the University’s sports team 

 Provide a much wider range of training facilities in the evenings 

 Facilitate a more intensive use 

 Provide facilities for Lacrosse 

 Pitch would be designed to accommodate football, ruby, American football or 
Hockey (dependent on surfacing) 

 The facilities would be made available to the local community 
 
2.13 It should be noted that a gym would be provided within the former locomotive 
shed and four tennis courts are indicated but this facility could be accommodated by 
a new sports hall. Again these facilities would be available to the community. 
 
Ancillary Uses 
 
2.14 Other uses include up to 3,550m2 of retail floor space (up to 1800m2 of 
A1(retail), up to 150m2 of A2 (Financial & Professional Services), and up to 1600m2 
A3/A4 (Restaurants/cafes/drinking); 
 
(All floor space figures referred to above are gross external area). 
 
Highway Works and Access Details 
 
2.15 The Bedford Road towards its junction with Nunn Mills Road would be realigned 
and improved and made accessible by a traffic light controlled junction. A new road 
and pedestrian bridge would be provided cutting through part of Midsummer Meadow 
adjacent to the existing car parking area over the River Nene from Bedford Road.  
 
New Road Bridge  
 
2.16 The main vehicular and pedestrian access to the site would be via a new road 
bridge with a new signal controlled junction from Bedford Road. This would be a new 
junction east of the existing car park on the edge of Midsummer Meadow.  This 
would be the main vehicular access to the site and this part of the access 
arrangements is submitted in full. The proposed structure would be a reinforced 
concrete deck supported by a single span arch crossing the River Nene. The clear 
span between the arch springing points is 51 metres and the total length of the bridge 
would be 62 metres. The bridge would achieve a clearance of 3 metres above 
waterline. Details of the materials of the road bridge would be subject to condition. 
 
2.17 The existing Nunn Mills Road would remain as the entrance / egress serving the 
Avon Headquarters and improved to provide advanced pedestrian and cycle facilities 
to improve non – car access to the rest of the site. 

 
New Pedestrian Footbridge  
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2.18 A new pedestrian footbridge is proposed across the River Nene via the Marina 
at the north western edge of the site to Beckett’s Park, which provides a direct link to 
the town centre and the nearby Morrison’s. Details of the design of the foot bridge 
would be subject to condition. 
 
Access at New South Bridge Road  
 
2.19 An existing vehicular access at New South Bridge Road would be reinstated 
and improved. This would provide a pedestrian and vehicular access to the south 
east corner of the site on to New South Bridge Road. This would provide access to 
450 car parking spaces for University staff. There would be no through road for 
vehicles (apart from buses) between the new access off Bedford Road and New 
South Bridge Road. Details of this access are submitted in full. 
 
Alteration to Midsummer Meadow Car Park  
 
2.20 This proposal would involve the reconfiguration of the Midsummer Meadow car 
park with a reduction from 220 to 170 spaces.  
 
Energy Centre  
 
2.21 It is proposed to construct an energy centre of up to 600m2 which would 
accommodate gas CHP engines, peak gas boiler plant and auxiliary components 
such as thermal storage, water pumps, gas supply and intake controls. The energy 
centre would be a double height space, with a ceiling height of 6 metres. Modular 
CHP plant and boilers would be installed, potentially consisting of two CHP engines 
and four gas boilers. Each unit may have an individual flue and, subject to detailed 
design considerations would result in a total of six flues. The flues could terminate at 
a height of not less than 3 metres above the height of adjacent buildings, however 
this would be subject to more detailed analysis of flue emissions. In the case of the 
largest thermal plant capacity, i.e. serving the whole site with potential for University 
expansion, the energy centre is expected to require a footprint area of 450 m2 and a 
double-height space, with an estimated flue height of 16 m for the boilers and 14 m 
for the CHP unit. 
 
Other related works 
  
2.22 The proposals would include site clearance and enabling works including 
remediation and re-levelling of the site and would facilitate the demolition of the 
façade of the remaining power station fronting onto the River Nene which is required 
to facilitate the new road bridge and vehicular access and the demolition of unlisted 
buildings adjacent to the locomotive shed. 
 
 
Former Locomotive Shed 
 
2.23 Proposals do involve the retention and refurbishment and changes of use of a 
former listed locomotive shed, these considerations are the subject to separate 
applications, which would be considered at a later date. 
 
New secondary substation  
 
2.24 Planning permission has recently been granted for the relocation of one the 
existing substation to a new secondary substation is adjacent to the existing 
substation on the south east corner of the site. 
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Car Parking Provision 
 
2.25 The proposed car parking numbers for the proposed uses would be as follows: 
 
University 
 
2.26 760 spaces on two surface level car parking areas comprising: 650 staff spaces, 
70 visitor spaces and 25 spaces for people with disabilities and 15 student halls of 
residence spaces. 
 
Commercial  
 
2.27 1,000 spaces are proposed on the east of the site within a 2 storey car park. 
 
Hotel and leisure 
 
2.28 100 spaces are proposed with a separate surface level car park. 
 
2.29 A parking facility for a coach would be provided in the vicinity of the sports pitch. 
 
Cycle Parking 
 
2.30 With regard to cycle parking the following numbers are proposed: 
 
University and student accommodation – 874 spaces 
Commercial – 163 spaces 
Hotel and leisure – 15 spaces 
 
2.31 As part of their planning strategy the Universities have identified the following 
key objectives for the new campus: 
 

 To provide an open style campus where the community would be encouraged 
to visit the site and use the facilities; 

 Create an accessible campus with pedestrian and cycle routes throughout the 
campus, linking the town centre with Delapré Abbey; 

 Promote sustainable travel; 

 Promote a sustainable low/zero carbon campus, with a Combined Heat and 
Power Plant that would deliver at least ten per cent of the campus' energy 
needs from renewables; 

 Provide a landscaped setting with open green spaces using sustainable 
materials. 

 
2.32 The applicants have submitted a schematic masterplan which provides an 
indication of how the site could accommodate the proposed development. The 
precise details of scale, appearance, layout and landscaping of the development 
would be defined in subsequent reserved matters applications. This outline 
application seeks to establish the principle of mix of uses, height, maximum quantum 
of floorspace and the broad locations for these on the site.  
 
2.33 In terms of general layout, the existing Avon headquarters office is outside the 
redline boundary and located at the north and centre of the site and would remain 
unaltered. The River Nene forms a natural barrier across the northern perimeter of 
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the site. The applicants propose to site the academic buildings on the western and 
southern boundaries of the existing Avon building. 
 
2.34 The proposed student accommodation would be concentrated within the south 
west corner of the site. The commercial office floor space would be sited at the north 
eastern corner of the site. The hotel would be sited centrally in the eastern block and 
the sports facilities would sit to the south of the site. 
 
Environmental Statement 
 
2.35 The planning application is accompanied by an Environmental Statement. The 
process of Environmental Impact Assessment is governed by the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2011.   
 
2.36 The application is also supported by the following additional documents: 

 Planning Statement  

 Heritage, Design and Access Statement  

 Sustainability Statement  

 Ecological Reports & Additional Reptile & Bat Surveys (Oct 2013) 

 Revised Archaeological Strategy (Dec 2013)  

 Revised Transport Assessment  (Dec 2013)  

 BREEAM Report  

 Energy Statement  

2.37 The applicants have also submitted a number of detailed drawings with the 
application which show the maximum parameters of the development in terms of 
floorspace and height and also identify the mix of uses and their location across the 
site which include an illustrative Landscape Masterplan. The key plans for approval 
with this outline submission and are as follows: 

 Parameter Plans: 

 Access and Movement (drawing no. 0116-Z(01)002) 

 Land Use (drawing no. 0116-Z(01)000) 

 Building Heights (drawing no. 0116-Z(01)001) 

 Site Levels (drawing no. 5695.203_E ) 

 Green Infrastructure (drawing no. 5695.201_F) 

 
2.38 A community consultation and engagement exercise has been undertaken by 
the University prior to submission of the planning application. A Consultation Report 
accompanies the planning application documentation.  
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3.0 SITE DESCRIPTION 
 
3.1 The site is approximately 25 ha and is located on the south eastern edge of 
Northampton town centre, on the south side of the River Nene and opposite 
Beckett’s Park (approximately two kilometres from Northampton train station). The 
site originally contained Avon’s manufacturing, operation and distribution buildings. 
Following the cessation of manufacturing operations in 2003 the site became vacant 
with the exception of the Avon UK Headquarters offices. The Nunn Mills power 
station was also located on the site until the 1970’s. The facade of the power station 
is the only part of that building remaining. A Grade II Listed engine shed is located 
adjacent to the railway line. A small office building near to the west of the engine 
shed is within the curtilage of the listed building. 
 
3.2 The application site comprises the majority of the two sites known as the Avon 
Nunn Mills site and the former Nunn Mills Power Station site, occupying land to the 
west and east of Nunn Mills Road.  The main access into the site is via Bedford Road 
and over the River Nene to the north, with secondary access via Cotton End and 
New South Bridge Road to the west. The Nunn Mills Road runs north – south through 
the centre of the site.  The River Nene forms the northern boundary of the site.  The 
southern boundary is formed by a disused railway line and sidings running east west. 
To the further south lies Delapre Lake and Delapre Park Conservation Area. Within 
Delapre Park the former Abbey is listed Grade II*. 
 
3.3 The site is adjacent to the Registered Battlefield of Northampton (1460) which 
bounds along the southern eastern. Midsummer Meadow, Nene Meadows and 
Barnes Meadow form areas of largely green open space and are located to the north 
across the site over the River Nene. Becketts Park accommodates a 78 berth 
Marina. The site is located within the Waterside Enterprise Zone. 
 
4.0 RELEVANT PLANNING HISTORY   
 
4.1 WN2006/0014 (2004) (within redline) Outline Application by Gallagher Estates 
and Avon Cosmetics. Mixed Use Development, incorporating residential, community 
facilities, local leisure and retail centre, plus access arrangements at Bedford Road 
and Southbridge Road for up to 1,250 dwellings. 
 
Resolution to grant planning permission by WNDC given in 2007, subject to 
completion of a S106 Agreement. Scheme not progressed post 2007. Application 
lapsed. 
 
4.2 WN/2006/0016 (2006) (outside redline) Outline planning application by English 
Partnerships and Network Rail. Residential development for 800 residential units and 
community facilities, local leisure and retail centre. Resolution to grant planning 
permission given in 2007 subject to completion of a S106 Agreement. Scheme not 
progressed. Permission not granted.  
 
Revised scheme being brought forward by the HCA in partnership with Kier. Pre-
application discussions are currently underway planning application due  for 
submission early 2014. 
 
4.3 WN2006/0171 (2006) (outside redline). Full application by Avon Cosmetics. 
Demolition of existing buildings and erection of a 5 Storey Office Building.  
Planning permission granted in 2007 and implemented. 
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4.4 WN07/0406 (2007) (within redline) Full application by Avon Cosmetics. 
Construction of an access road from Bedford Road to the former Nunn Mills Power 
Station and Avon office sites. Included a signal-controlled junction. 
 
George Wimpey Planning Permission (full application) granted in 2008 but has since 
expired, as not implemented by the applicant. 
 
4.5 WN2011/044 (2011) (within redline) Application by WNDC. New road to link Nunn 
Mills Road with Ransome Road. The proposal incorporated three new bridges 
(including a bridge over the existing rail crossing) improvements at the Bedford Road 
/ Nunn Mills Road junction and a reconfiguration of the existing public car park 
adjacent to Bedford Road. - Permission (full application) granted 6 December 2011.  
 
The proposal has not been implemented and does not form any part of the current 
application.  
 
4.6 N/02013/0440 EIA Scoping Report - Redevelopment of the existing site to 
provide up to 30 buildings to facilitate the relocation of the University of 
Northampton’s facilities, including demolition of remaining redundant factory building 
and existing power station façade and relocation and extension of substation, to 
provide academic and student accommodation, provision of up to 30,000 sq m 
commercial (B1) floorspace, up to 3,250 sq m of retail floorspace, a hotel, leisure 
centre, sports pitches, an energy centre up to 600 sq m based on a centralised gas-
fired combined heat & power plant (CHP) & site-wide heat network, the retention and 
refurbishment of listed engineering building and office for ancillary use, creation of 
new road bridge and pedestrian river crossings and associated landscaping and 
parking provision. Decision Letter issued August 2013. 
 
4.7 N/2013/0334 (2013) (within redline) Application by the University for change Of 
Use to Visitors Centre Including Exhibition Space and Café. Restoration of Former 
Locomotive Shed and Office and Replace Roof with Insulated Slate Tile Roof. 
Formation of Landscaping Access Road and Car Parking Spaces. Awaiting 
Determination. 
 
4.8 N/2013/0335 (2013) (within redline) Application by the University for Removal Of 
Outbuildings And Restoration Of Grade II Listed Former Locomotive Shed and Office 
Including New Internal Room And Mezzanine Floors. Roof To Locomotive Shed To 
Be Removed And Replaced With New Insulated Slate Tile Roof. Awaiting 
Determination 
 
4.9 N/2013/0333 (March 2013) (within redline) Outline Planning Application by 
Persimmon Homes Ltd, Taylor Wimpey PLC & Avon Cosmetics Ltd for Development 
Of Mixed-Use Neighbourhood Comprising: 12.7Ha Of Residential Land Comprising 
Up To 750 New Dwellings (Class C3) Of Mixed Type And Tenure Including 
Affordable Housing; 1.4Ha Of Employment Land. Awaiting Determination. 
 
5.0    PLANNING POLICY 
 
5.1 Development Plan 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires a 
planning application to be determined in accordance with the Development Plan 
unless material planning considerations indicate otherwise. The Development Plan 
comprises the Northampton Central Area Action Plan (2013), saved policies of the 
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Northampton Local Plan (1997) and West Northamptonshire Joint Core Strategy 
(Submission 2012).  
 
5.2 National Policies 
 
 National Planning Policy Framework (NPPF) 

 
5.3 Central Area Action Plan (CAAP) 
 
 Policy 1 – Promoting Design Excellence 
            Policy 3 – Public Realm 

Policy 4 – Green Infrastructure 
Policy 5 – Flood Risk & Drainage 
Policy 6 – Inner Ring Road 
Policy 8 – Safeguard Public Transport Route 
Policy 9 – Pedestrian & Cycle Movement Framework 
Policy 10 – Parking 
Policy 15 – Office & Business Use 
Policy 25 – The Waterside 
Policy 28 – The Waterside: Avon/Nunn Mills/Ransome Road  
Policy 29 – Beckets Park 
Policy 30 – The Waterside Nene Meadows 
Policy 36 – Infrastructure Delivery 
 

5.4 West Northamptonshire Joint Core Strategy (Submission 2012) 
 
 Policy C2 –    New Developments 

Policy E2 –    New Office Floorspace 
Policy E6 –    Education Skills & Training 
Policy S1 –    Distribution of Development 

 Policy S7 –    Provision of Jobs 
Policy S10 – Sustainable Development Principles 
Policy BN1 – Green Infrastructure Connections 
Policy BN2 – Biodiversity  
Policy BN5 – Historic Environment 
Policy BN7 – Flood Risk 
Policy BN8 – River Nene Strategic Corridor 
Policy BN9 – Planning For Pollution Control 
Policy RC1 – Delivering Community Regeneration  
Policy INF1 – Approach to Infrastructure Requirements 
Policy INF2 – Contributions to Infrastructure Requirements  

  
5.5 Supplementary Planning Guidance 
 Northamptonshire County Parking Standards SPG 2003 
 Planning Out Crime in Northamptonshire SPG 2004 
 Nene Meadows SPD – Consultation Draft    
 
5.6     Other Material Considerations 

Northampton Growth Management Scheme Memorandum of Understanding 
26 March 2012 

           Nunn Mills Parameter Plans – 12 November 2012 
 
6. 0 CONSULTATIONS   
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6.1 Northants Police Crime Prevention Design Adviser – has no objection to the 
application as proposed subject to conditions relating to Secured by Design 
principles which include CCTV and appropriate lighting.  
 
6.2 NCC County Archaeologist –   Provided initial comments on the Environmental 
Statement to the applicant. The revised Archaeology Strategy in conjunction with the 
Archaeology and Heritage chapter of the ES provides an appropriate basis for the 
evaluation and mitigation of the heritage assets both known and as yet to be 
discovered within the application area.  It is envisaged that the Archaeology Strategy 
would form the basis for more specific and detailed Written Schemes of Investigation 
to be undertaken in advance of the specific impacts within the development area. No 
objection subject to conditions. 
 
6.3 NBC Heritage – No objection to principle of development, relating to the listed 
locomotive shed and WW2 Pill boxes subject to safeguarding information. Matters 
relating to the Northampton Battlefield Site and Archaeology have been left to 
English Heritage and the County Archaeologist to advise on.  
 
6.4 NBC Environmental Services – No objection to principle of development, 
subject to conditions requiring contamination noise and issues air quality, being 
addressed.   
 
6.5 NCC Planning Management – request financial contributions towards fire 
hydrants and other similar provisions. 
 
6.6 English Heritage – Initially advise that they are encouraged that the applicants 
Archaeological Advisors have taken on board advice given at pre application stage. 
The initial submitted Archaeological Strategy needs to form a very robust but flexible 
baseline to inform future decisions about their content of the Written Specifications of 
Investigation for the site. The impact on the Registered Battlefield and its setting 
would need to be carefully scrutinised to ensure that the battlefields is not put at 
further risk, whilst carefully targeted conservation mechanisms are the key to 
ensuring that the Archaeological Strategy and the subsequent Written Schemes of 
Investigation are appropriate and tailored specifically to knowledge held about this 
particular development site.  
 
6.7  Network Rail – No objections. 
  
6.8 Natural England – Raise no objections subject to conditions including a 
requirement for a Great Crested Newt survey to be carried out and request an 
updated version of the Management Plan for Biodiversity is submitted prior to any 
development covered within taking place. This should include details of how all of the 
biodiversity commitments made at the outline stage within the Environmental 
Statement, Design and Access Statement and other application documents would be 
implemented. This should include mitigation for bats and otters as well as mitigation 
and enhancements for other habitats and species. Collating all of these measures 
within the Management Plan for Biodiversity is appropriate as many of the 
commitments are already recorded here and it is intended for the document to act as 
a long term plan to inform site management.  
 
6.9 Environment Agency – Has no objection to the proposed development, as 
submitted, and consider that the proposed development will meet the requirements of 
the National Planning Policy Framework (NPPF) if the measures detailed in the Flood 
Risk Assessment (FRA) and its addendum letter submitted with the application are 
implemented and safeguarding  planning conditions are attached.  
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6.10 Highways Agency - Draws attention to the Scheme (NGMS) Memorandum of 
Understanding (MoU) agreed in March 2012, since which time the Highways Agency 
has been working with the relevant partners to enable growth in the area, by 
calculating contributions in accordance with the principles set out in the document. 
On being consulted on the current planning proposal the Highways Agency has 
applied the principles set out in the MoU has resulted in the Agency requesting a 
financial contribution of £1.6 million contribution to the A45 trunk road and a holding 
objection was raised. However due to the importance of the scheme towards the 
regeneration of the Town, and its effect on the viability, the Agency is now willing to 
put aside the financial request. 
 
6. 11 NCC - Natural Development Officer advises that the site is within the Nene 
Valley Nature Improvement Area (NIA) and optimising the site’s environmental, 
economic and social returns for true sustainability would require a very special 
development.  
 
6.12 NCC – Highway Authority has initially advised that the principle of a signal 
controlled access junction onto Bedford Road is acceptable and there are no 
objections to the alterations to the end of New South Bridge Road. Would like to 
secure financial contributions towards highway works, TROs and a section of 
transport corridor on former railway land. Consent would be required for the use of 
non-standard highways street - furniture and materials. On the issue of Public Rights 
of Way, consideration needs to be given to which Public Rights of Way will be 
affected by the development proposals, and how these will be incorporated in to the 
development site.  
 
Would also like a vehicular link to be provided to the boundary of the development 
with the former railway land, to include a temporary turning head, to be dedicated as 
public highway.  Prefers the developer to design this vehicular link and the separate 
pedestrian connection across the former railway land, to include proposed ground 
levels on both sides, and to consider how the transport corridor proposed for the 
former railway land will cross these connections. The developer will be required to 
fund half the cost of providing these links, once they have demonstrated that the links 
can be provided, and that the proposed development will not be prejudicing the 
delivery of these schemes.  The proposal to agree a ‘Public Transport Service Level’ 
to secure the provision of the required public transport services required to facilitate 
the proposed development is acceptable. Any further formal comments received will 
be reported. 
 

6.13 The Wildlife Trust – Welcome the ecological survey reports in connection with 
the development and finds their scope and content to be both broadly acceptable. 
Recommend that all of the mitigation / compensation measures, and enhancement 
provisions, as set out by Betts Ecology, are made the subject of suitable and 
strongly-worded planning conditions and that their implementation is enforced by 
NBC in the future. 
 
6.14 NBC – Urban Design – Supports the principle of the development and that it 
would accord with the design objectives of the Central Area Action Plan and good 
urban design principles set out in good urban design practice and guidance. The 
strategy for public realm and landscaping should be responsive to the site. 
 
6.15 CPRE Northants – The proposal would enhance the Meadows Gateway 
entrance. There would be less traffic implications than if the site was used for 
housing. Flood risk issues are a concern and should be adequately addressed. 
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6.16 Ramblers Association (Northants) – Welcome emphasis given to 
pedestrian/cycle routes connecting to existing paths. A public right of way (Footpath 
HW30) approaches the site from the east side of the south bank of the river and ends 
the application boundary. Consideration should be given for this pedestrian route to 
be extended through the meadow area to link to existing routes. The applicant has 
been made aware of this issue. 
 
6.17 NBC – Aboriculturalist - Has considered the tree survey prepared by Betts 
Ecology. Overall within the development site the proposals require the removal of 
mainly low quality trees and are therefore acceptable. The alterations to create the 
new vehicular access and bridge from Bedford Road would involve the loss of trees, 
however it is considered acceptable given the proposed replacement planting within 
the site. Advises that the mitigation measures within the overall landscaping strategy 
are acceptable as are the tree protection measures.   
 
6.18 – Nene Valley NIA River Restoration Advisor – Suggests the developers 
should reach an agreement on construction and technical related matters, drainage 
related matters, prior to the works commencing.   
 
6.19 WNDC - Regeneration Team – Support Proposal 
 
7. 0 REPRESENTATIONS 
 
7.1 A statutory press notice and 25 site notices were displayed and individual letters 
were sent to nearby occupiers/business. The development proposals were subject to 
extensive pre-application discussions, the details of which are set out in the 
Consultation Report submitted with the application. 
 
7.2 Letters of support for the proposal have been received from Taylor Wimpey, 
Persimmon Homes and Avon Cosmetics. 
 
7.3 A letter of representation has been received from a resident requiring the 
retention of the old power station facade to be retained and incorporated into the 
development. The applicants planning consultants have contacted the resident to 
explain the planning rationale for the removal of the power station façade and 
advised that where possible its materials would be salvaged and recycled and 
incorporated into the design of any final scheme including public realm works.   
 
7.4 A separate letter of representation has been received requesting that access 
issues for all people with disabilities are taken into account and that the relevant 
groups us are consulted. The applicants have been made of this and full would be 
consider as the scheme develops to the next detailed design stage.   
 
8.0 APPRAISAL 
 
8.1 The key issues in connection with this application relate to the impact on visual 
amenity, heritage, transportation, biodiversity and flood risk. As part of the 
assessment of this application, mitigation measures were proposed in the 
Environmental Statement designed to limit or remove any significant adverse 
environmental effects of the development. The Environmental Statement has been 
carefully assessed to ascertain how the mitigation measures proposed in the 
Environmental Statement would be secured. 
 
Principle of Proposed Uses 
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8.2 The Central Area Action Plan Policy 28 supports a comprehensive mixed use 
development on the site which includes commercial and educational uses. One of the 
objectives of the Central Area Action Plan is to not only bring people into the town 
centre but also draw a more diverse mixture of people in to the centre and in 
particular make them remain for a longer period to consolidate and contribute to the 
success of the area.  

8.3 There is therefore no objection to the principle of the proposed uses and 
associated ancillary activities. 
 
8.4 The following core planning principles set out within the National Planning Policy 
Framework (NPPF) are considered of particular relevance; 
 

 The promotion of mixed use development and the encouragement of multiple 
benefits of land, recognising open land can perform many functions including 
wildlife recreation and carbon storage; 

 Conserving heritage assets in a manner appropriate to their significance, so 
that they can be enjoyed for their contribution to the quality of life of the 
present and future generations; 

 Actively managing patterns of growth to make the fullest possible use of 
public transport, walking and cycling and focus significant development in 
locations which are or can be made sustainable; 

 Contribution of scheme towards the conservation and enhancement of the 
natural environment and the reduction pollution; 

 The need to deliver high quality design solution; 

 Encourage the effective use of land by reusing previously land; 

 Take account of opportunities to improve health, social wellbeing for all; and 

 Support to a low carbon future taking account flood risk and encourage the  
      Use of renewable resources; 
 

Heritage  
 
8.5 Protecting and enhancing the historic environment is an important component of 
the National Planning Policy Framework (NPPF). Any decisions relating to heritage 
related assets and their settings must address the statutory considerations of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 as well as satisfying 
the NPPF and the Central Area Action Plan. The conservation of heritage assets 
whether designated or non-designated in a manner appropriate to their significance 
is a core planning principle. Heritage assets are viewed as an irreplaceable resource 
and effective conservation delivers wider social, cultural, economic and 
environmental benefits. Conservation is viewed as an active process of maintenance 
and managing change. It requires a flexible and thoughtful approach to get the best 
of assets as diverse as listed buildings, buried archaeological and historical interest. 
There is a need to ensure that heritage assets are conserved and where appropriate 
enhanced in a way that is consistent with their significance and thereby achieving 
sustainable development. The value of a heritage asset is because of its heritage 
interest, that interest may be archaeological, historical or architectural. It should be 
noted that significance derives not only from a heritages asset’s physical presence 
but also its setting. Thus, heritage assets may be affected by direct physical changes 
or by changes to their settings. Those elements that make a positive contribution to 
better reveal the significance of the asset should be treated favourably. A key test for 
the applicants has been to be able to properly assess the nature, extent and 
importance of the significance of the designated and non-designated heritage assets 
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and also upon their setting to understand the potential impact and acceptability of 
development proposals.  
 
Archaeological Impact 
 
8.6 In terms of evaluation, in order to gain a better understanding of the 
archaeological potential of the site, trial trenches have been dug and further trial 
trenches will be dug over the next few months. In order to prepare the site for the 
development a series of enabling works are proposed within the Archaeological 
Strategy. These include the following four key areas of activity/intervention: 
 

 Archaeological Supervision during the site development; 

 Palaeo-environmental sampling; 

 Battlefield Archaeology; and 

 Building recording of the power station façade. 
 
8.7 The revised Archaeological Strategy has pointed out that no known buried 
archaeological remains have been recorded within the application site. Furthermore a 
fundamental aspect of the application site has been its position adjacent to the River 
Nene. Whilst the development would focus on the southern bank of the river the 
proposed access road and bridge will cross from its northern bank. The River Nene 
has been identified by English Heritage as forming a focus of human activity for a 
significant period of time. It is therefore recognised that the river would provide 
opportunities for new information to be provided which should be reflected within the 
archaeological record. 
 
8.8 The Battle of Northampton was located in the area around Delapre Abbey south 
of the River Nene which took place on 10 July 1460. This battlefield is included on 
the English Heritage Register of Historic Battlefields. The Northampton Battlefield is a 
designated heritage site of the highest significance. A Conservation Management 
Plan for the Battlefield is currently under preparation.  
 
8.9 The proposed development site borders the registered battlefield area along its 
south eastern edge. The battle took place on plough land south of the Nene and 
south of Delapre Abbey. The northern edge of the battlefield is covered by the former 
railway sidings, however the majority of the battlefield remains open and appreciable. 
Much of the battlefield lies also within a Locally Important Landscape Area.  The 
possibility that features and artefacts related to the battle survive on the site is 
recognised. It is known that a defensive camp was established close to the river and 
following the Lancastrian rout troops retreated to the river in an attempt to escape to 
the perceived safety of Northampton. It therefore lies within the setting, in visual, 
functional and historical terms, of the protected site and probably lies within the area 
where the fighting took place.  
 
8.10 The potential for battlefield archaeology on the site appears to relate mainly to  
evidence for the defensive encampment, artefacts of the period, especially weaponry 
or martial dress items and human remains. Any evidence on the site for the 
defensive encampment and human remains would be identified during the 
archaeological supervision works.  
 
8.11 The location of artefacts of the period will rely on the discovery of largely metal 
based material that might survive on or close to any buried land surfaces. Where 
surviving land surfaces would be revealed during the enabling works excavation 
these will be subject to a metal detector search as specifically required by English 
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Heritage. Should any features, deposits or artefacts that appear to relate to the battle 
be located, an appropriate expert, with experience and knowledge of late medieval 
conflict, will be called in to support and advise on recording and sampling strategies. 
 
8.12 Significant revised heritage information has been submitted by the applicant’s 
Archaeology advisors relating to the archaeological implications arising from this 
application site particularly the designated battlefield site.  The County Archaeologist 
and English Heritage have been proactively involved advising on this project and 
conditions are recommended to ensure further work is carried as set out within the 
Archaeology Strategy, including the provision of archaeological interpretation panels. 
English Heritage is satisfied that the applicant has taken account of the previous 
advice it has provided in relation to the formation of this Archaeological Strategy and 
that this now forms a robust basis for investigation of the development site. 
 
Other Archaeological Issues 
 
8.13 A baseline survey has also identified the potential for deposits of Roman date, 
buildings formerly associated with a medieval watermill and post-medieval corn mill, 
the remains of a medieval road and post-medieval field boundaries. This matter 
would also be investigated through a programme of works identified in the 
Archaeology Strategy. 
 
8.14 The archaeological implications arising from this application site have been 
sufficiently addressed. 
 
Listed Locomotive Engine Shed  
 
8.15 The southern side of the site includes a former locomotive engine shed of 1873 
which is listed Grade II, there is also railway office building of similar date (curtilage 
listed) and the remnants of the railway infrastructure.  Separate planning application 
and listed building consent applications relating to alternative the uses and 
alterations are to be considered separately. It is considered that adequate heritage 
information has been submitted relating to the proposed works and uses on the listed 
locomotive shed and its setting. The applicant has demonstrated a clear 
understanding of the significance of the heritage asset and its setting in developing 
their proposals to minimise harm. The University has committed to refurbishing and 
re-using the listed buildings within the site. The proposed alterations and uses of the 
locomotive shed have been subject to detailed discussions and the uses and 
alterations proposed are likely to cause the least harm to the significance of the 
asset, not just through initial changes but also as a result of subsequent wear and 
tear. There are no objections to the principle of the alterations and potential uses 
proposed for these buildings, the details of which will be the subject of a separate 
determination in due course. 
 
8.16 Consideration has also been given to the impact of the proposals on Delapre 
Park Conservation Area and the listed Delapre Abbey and ensure that the proposals 
do not have any negative impact on their setting or where appropriate these are 
enhanced.  
 
Non-Designated Assets 
 
Northern façade of former Power Station 
 
8.17 The site includes the remnants of a power station the northern façade of this 
structure survives. This structure would be removed to facilitate the new road bridge 
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and would be occupied by the commercial office operator. A letter of representation 
received from a resident seeking to retain this structure. In response to this request 
the applicant has stated the design team had given consideration to whether the 
retention of the façade was feasible. In summary the long term structural integrity of 
the existing façade is uncertain and the façade is supported by temporary propping. 
The remaining power infrastructure needs to be removed as part of the primary 
substation relocation. Furthermore in order to successfully remediate the site to avoid 
sterilising a significant area of the River Nene frontage, the  remediation strategy and 
wider site proposals recommend that the building be removed so that the ground 
underneath can be properly remediated.   
 
8.18 The existing facade is not listed or included on the local list.  The applicant has 
also been advised that a high quality landmark design would be required for the 
commercial offices in whatever form they take that replace the former power façade 
with a particularly vibrant frontage and a sense of place along embankment of the 
River Nene.  
 
8.19 The University has committed to the re-use of any salvageable brickwork in the 
buildings or landscape features. Prior to the demolition of the Power Station façade a 
detailed record of the structure would be undertaken, subject to gaining safe access / 
egress. The reuse of the materials from the power station in a creative manner within 
the design or landscaping within the application area would achieve the objective of 
leading to a link with the past and sense of place and make a positive contribution to 
the historic environment’s local distinctiveness.  
 
WWII pillboxes 
 
8.20 A survey of the site has revealed the presence of three of WWII pillboxes at the 
eastern end of the proposal site, one of which lies within the application site 
boundary. The pill boxes would remain and would be enhanced through 
improvements to their condition and context. A condition is recommended to ensure 
that these are maintained.   
  
8.21 In summary a proper assessment of the impact of the sites heritage context has 
been taken into account by the applicant’s advisors, it is proportionate to the 
significance of the heritage related assets and their relevant setting. This proposal 
would not result in the loss of or damage to these features.  There is some potential 
to better reveal features and or artefacts related to them in the proposed site 
preparation works that would help explain their origin and function. 
 
Biodiversity/Green Infrastructure 
 
8.22 The National Planning Policy Framework seeks to encourage the effective use 
of land by reusing land that has been previously developed (brownfield land), 
provided that it is not of high environmental value.  This means that planning needs 
to take account of issues such as the biodiversity value which may be present on a 
brownfield site before decisions are taken as to its reuse. The National Planning 
Policy Framework also states that the planning system should protect soils from loss 
or pollution.   Planning decisions have the potential to affect biodiversity outside as 
well as inside designated areas of importance for biodiversity.  Planning authorities 
are also encouraged to seek opportunities to work collaboratively with Local Nature 
Partners, to develop and deliver a strategic approach to protecting and improving the 
natural environment based on local priorities and evidence.  Equally, they should 
consider the opportunities that individual development proposals may provide to 
enhance biodiversity. 
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8.23 The National Planning Policy Framework is clear that pursuing sustainable 
development includes moving from a net loss of biodiversity to achieving net gains 
for nature, and that a core principle for planning is that it should contribute to 
conserving and enhancing the natural environment. Biodiversity offsets are 
measurable conservation outcomes resulting from actions designed to compensate 
for significant residual adverse biodiversity impacts arising from a project such as 
development after mitigation measures have been taken.  The goal of biodiversity 
offsets is to achieve no net loss and preferably a net gain of biodiversity.   Planning 
Authorities are encouraged to take a pragmatic approach – the aim should be to fulfil 
statutory obligations in a way that minimises delays and burdens on developers. 
 
8.24 Nene Meadows is also located within the Nene Valley Nature Improvement Area 
(NIA).The NIA is an interconnected network of wildlife habits intended to re-establish 
thriving wildlife populations, help species respond to the challenges of climate 
change and provide shared vision for better future for people and wildlife. it extends 
from Daventry to Peterborough and includes the River Nene and its main tributaries. 
NIAs are ecological networks recognised in the National Planning Policy Framework 
The Nene Valley NIA project aims to create a resilient ecological network within the 
project area. The application  site lies entirely within the NIA and in a key location for 
ecological connectivity, surrounded as it is by designated sites including the Upper 
Nene Valley Gravel Pits which a site of Special Scientific Interest and a Special 
Protection Area.. The proposal would not affect this site.  
 
8.25 Barnes Meadow Local Nature Reserve (LNR) is located to the north east of the 
site and straddles the River Nene which has resulted in the site being transformed in 
to a complex of permanent pools and seasonal and seasonal wet scrapes over time. 
This has been particularly attractive to wildlife. This area has low usage partly due to 
the need to protect the ecological interest of the area. The site is considered to be 
fragile and a diverse wetland site. In addition it should be noted that the LNR 
encompasses part of the designated Northampton Battlefield. The development 
proposals represent an opportunity to capitalise on the conservation and educational 
values offered by the wildlife of the LNR and its historic element within the registered 
boundary of the Battle of Northampton. The Wildlife Trust is responsible for the 
management of the LNR. The Central Area Action Plan supports requirements to 
provide green links between Becketts Park, the application site and Delapre Park. It 
also seeks the delivery of a continuous riverside path. The ornamental garden at 
Delapre Abbey, is a site of Acknowledged Nature Conservation Value, as are the 
margins of the lake. The old course of the Nene is a Local Nature Reserve. 
 
8.26 In considering how biodiversity benefits could be delivered through the planning 
system, it is useful to consider the following policy context: 
 

 the policies and commitments in Biodiversity 2020  

 the contents of existing biodiversity strategies local biodiversity action plans  

 the potential effects of the development on the habitats or species on the 
Natural Environment and Rural Communities Act 2006 section 41 list (in 
Biodiversity 2020)  

 Guidance on fulfilling statutory obligations in regard to international and 
national designated sites of importance for biodiversity  

 the factors listed in guidance on local ecological networks that supports 
National Planning Policy Framework paragraph 117. 
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8.27 Where Local Planning Authorities consider there is a reasonable likelihood of a 
protected species being present and affected by development they should require 
ecological surveys. Assessments should be proportionate to the nature and scale of 
proposed development and the likely impact on biodiversity. The applicants‘ 
Ecologists have carried out various ecological investigations and surveys. In 
summary bat surveys were carried out and, in particular, an underground void on the 
site was explored as it was considered that this could have been a potential bat 
roost. No evidence of use of the void on site by bats has been found. This void would 
need to be closed under licence as it has previously been used by bats. Mitigation 
measures are recommended included an updated Management Plan.  
 
8.28 The Environmental Statement referred to the use of River Nene and locality by 
otters, mitigation measures relating to the protection of riverbanks, otter passes being 
in the proposed bridges and the creation of otter holts are considered acceptable. 
Reptile surveys were carried out. During the initial first survey, only one juvenile 
common lizard was observed under an artificial refuge. No other reptiles of any 
species were found at that time of this survey.  
 
8.29 There are a number of water bodies in close proximity to the site which could 
possibly be suitable for Great Crested Newts. No survey can now be carried out until 
April 2014 to establish or discount the presence of this species on the site. Natural 
England has considered this issue and as the proposed development offers some 
degree of flexibility and there is adequate vegetation which if required could provide 
replacement habitat cover via natural landscaping have advised a condition be 
attached requiring the necessary survey work to be carried out. 
 
8.30 Locally designated sites (which include ‘Local Wildlife Sites’) make an important 
contribution to ecological networks and are overseen by Local Sites systems.   
 
8.31 Biodiversity enhancement in and around development was led by a local 
understanding of ecological networks and sought to include: 

 habitat restoration, re-creation and expansion;  

 improving links between existing sites;  

 buffering of existing important sites;  

 new biodiversity features within development; and  

 securing appropriate management procedures for long term enhancement.  
 
8.32 An illustrative landscape plan has been submitted with the outline planning 
application, which sets out the approach to landscaping on the site. The 
redevelopment of the site is identified as offering an opportunity to enhance the 
landscaping on the site and this would form an integral part of the proposed scheme.  
The Design and Access Statement and illustrative landscaping material explain the 
landscaping strategy proposed. In summary, it is proposed that there will be three 
landscaping zones: Riverside, Campus core and Eco zone and these will reflect the 
different characteristics of the site. The Central Area Action Plan states development 
on the site to be complemented by the requirements to provide green links between 
Beckets Park the application site and Delapre Park. It also seeks the delivery of a 
continuous riverside path. The applicant’s proposals would achieve these as part of 
their submission. 
 
8.33 It considered that a network of multi-functional green space can be created, 
which is capable of delivering a wide range of environmental and quality of life 
benefits for both the local community and wildlife. Sufficient green infrastructure 
would be designed into a development to make the proposal sustainable.  This green 
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infrastructure would help to mitigate any significant harm to biodiversity. Key 
commitments have been made by the applicants to relating to the treatment of the 
Riverside, creation of an eco-zone as well as the use of green roofs. Various areas of 
new habitant would be created. Overall Natural England is supportive of the range of 
proposals in relation to biodiversity and green infrastructure information submitted as 
part of this application proposal. 
 
8.34 In summary significant harm to wildlife species and habitats has been minimised 
and mitigation is proposed where harm is unavoidable, through good design and the 
use of effective mitigation measures that can be secured by conditions. Information 
on biodiversity impacts and opportunities have been utilised to inform all stages of 
development design, particularly through the pre-application consultation  process as 
well as the application itself.  Significant pre-application discussions assistance was 
provided by Natural England, The Wildlife Trust and County Council’s Natural 
Development Officer. Planning conditions would be appropriate in order to provide for 
monitoring, biodiversity management plans and further surveys where these are 
needed. Natural England recognises that the applicant’s landscape and ecology 
advisors have embedded the principles of green infrastructure and ecology into a 
single entity to guide the development with finalised details being submitted for 
consideration at the reserved matters stage. Existing assets of ecological and 
landscape value would continue to be protected and enhanced. 
 
Transportation 
 
8.35 Paragraph 32 of the National Planning Policy Framework (NPPF) seeks to 
achieve a balance of land uses and encourage multiple benefits from the use of land 
and also actively manage patterns of growth to make the fullest possible use of 
public transport, walking and cycling and, in essence, states the aim of planning 
policies should be to encourage people to minimise journey lengths for employment, 
shopping, leisure, education and other activities.  There is a requirement for planning 
authorities to be sensitive to existing circumstances and support appropriate 
development and economic growth. The NPPF goes on to state that development 
should only be prevented or refused on transport grounds where the residual 
cumulative impacts of development are severe.  
 
8.36 The need for the scale, scope and level of detail required within the Transport 
Assessment was established early in the development management process in order 
to positively influence the overall nature or the detailed design of the development.  
 
8.37 The key issues that were considered at the start of preparing the Transport 
Assessment included: 

 the planning context of the development proposal;  

 appropriate study parameters (i.e. area, scope and duration of study);  

 assessment of public transport capacity, walking/ cycling capacity and road 
network capacity;  

 road trip generation and trip distribution methodologies and/ or assumptions 
about the development proposal;  

 measures to promote sustainable travel;  

 safety implications of development; and  

 mitigation measures (where applicable) – including scope and implementation 
strategy.  

 
8.38 The main points raised by the Highway Authority included the following: 

 Parking accumulation study required 
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 Trip reduction justification for the relocation of the University 

 Traffic flow clarifications 

 Additional junction assessments 
 
8.39  Local planning authorities and developers are encouraged to consider the wider 
benefits of Travel Plans, Transport Assessments and Statements such as helping to 
promote the attractiveness of a district or site to new visitors and releasing land for 
development that would otherwise be taken up by required related parking. 
 
8.40 Transport Assessments should be proportionate to the size and scope of the 
proposed development to which they relate and build on existing information 
wherever possible; established at the earliest practicable possible stage of a 
development proposal; be tailored to particular local circumstances be brought 
forward through collaborative ongoing working between the local planning authority/ 
Transport Authority, transport operators, Rail Network Operators, Highways Agency 
where there may be implications for the strategic road network and other relevant 
bodies. Engaging communities and local businesses in Travel Plans, Transport 
Assessments and Statements are identified as being beneficial in positively 
supporting higher levels of walking and cycling (which in turn can encourage greater 
social inclusion, community cohesion and healthier communities). It is also important 
to give appropriate consideration to the cumulative impacts arising from other 
committed development (i.e. development that is consented or allocated where there 
is a reasonable degree of certainty will proceed within the next three years). The 
applicant has been asked to give consideration to other developments which have 
the potential to impact on the same sections of transport network including those with 
unimplemented planning approval. 
 
8.41 A Transport Assessment (TA) was initially included within the Environmental 
Statement that was submitted with the proposal. This was subsequently revised on 
the 5 December 2013, and a new document has been submitted. This amended 
document has been used for assessing the potential transport impacts of the 
proposed development and where appropriate proposes mitigation measures to 
promote sustainable development.  Where that mitigation relates to matters that can 
be addressed by management measures, the mitigation has been used to inform the 
preparation of Travel Plans.  
 
8.42 It is envisaged the first students that would occupy the new campus in 
September 2018, therefore for the purpose of the TA this has been used as the 
opening year for the whole Waterside development including commercial and 
ancillary uses.  
 
8.43 The student and staff numbers for the proposed Waterside development are 
expected to remain consistent with the two existing campuses that it would replace. 
The numbers are summarised as follows: Student FTE Total – 8,165 (total of 9,665 
minus the 1,620 residing on both Park and Avenue campuses); and the Staff FTE 
Total – 1,029. The Applicants Highway Consultants have envisaged that part-time 
staff and students are unlikely to access the site in peak periods, some part-time staff 
and students would not enter the site in both periods. It should also be noted that 
1,500 students would reside within the Waterside Campus. 
 
8.44 With regard to car parking provision, government’s policy on parking is set out in 
the National Planning Policy Framework. The existing Park and Avenue campuses 
have a total of 1,622 car parking spaces. The Avon / Nunn Mills site is proposing a 
total of 760 spaces dedicated for university use. It is proposed to make parking 
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available to staff only, and only students with disabilities or restricted mobility will be 
able to park on campus (it may be that student parking is allowed for certain evening 
lectures or evening classes, by arrangement). The Waterside car parking will be 
managed by the issue of parking permit/passes. It is also proposed that the tariff for 
staff parking will be set much higher than it is at present which is likely to encourage 
use of more sustainable forms of travel and car sharing. No formal parking is 
proposed for the ancillary uses to encourage sustainable travel and the integration of 
trips. 
 
8.45 The location of Waterside, adjacent to Northampton town centre, provides the 
university with a more sustainably connected site. The Waterside site is located 
within approximately 1.5km of both the train station and bus station which both 
provide opportunities for multi-modal travel. Whilst the University is served well by 
UoN buses and commercial buses, a town centre location is served by significantly 
more bus services. For example, staff/students that currently drive in the absence of 
a convenient bus service between their home and the university will be far more likely 
to use a bus that stops in the town centre and walk to the Waterside site.  
 
8.46 It is considered that a ‘step change’ in student travel patterns would be achieved 
via advertising to prospective students and the provision of viable sustainable 
alternatives as discussed above. It is considered that the nature of University 
operations easily enables this ‘step change’ to take place. The students enrolled at 
the University at the current time are not the students that would be at the University 
at the time of Waterside Campus opening in 2018. Therefore the University can 
influence change via its advertising and prospectuses. It can be made clear to 
students that they will not be able to park a car on campus before they join the 
University and, moreover, they will understand that they are joining a University 
within easy walking distance of the town centre (rather than the more remote existing 
locations), and with viable alternative modes of travel.  
 
8.47 The Northampton Car Parking Strategy prepared by the County Council has 
established that whilst there are pressure points within the town centre, generally 
there is an oversupply of car parking within the town centre. Given the existing 
parking excess identified in this Strategy by the County Council as the Highway 
Authority, there is little justification in seeking further parking provision. The 
applicants state that the proposed amount of parking would suffice for their needs. 
The CAAP advocates parking demand management measures to ensure that parking 
within the site is controlled and not abused. Conditions are recommended to secure a 
green travel plan, a parking management strategy, details of sight lines, vehicular 
access details and other measures to transportation related matters to ensure 
highway safety and that adequate parking provision has been secured. Appropriate 
conditions are recommended. 
 
8.48 Turning to local public transport provision, there are existing bus stops located 
on the edge of the site on Bedford Road and Cotton End/London Road. New bus 
stops within the site would be located at appropriate locations in order to maximise 
opportunity for safe and convenient access by pedestrians. The new stops would be 
sheltered and display timetable information. The provision and condition of existing 
bus stops will be evaluated for improvement. It is anticipated that the provision of the 
new stops would provide an incentive for existing commercial services to divert their 
buses through the site. 
 
8.49 Whilst it is recognised that 400m is the desired maximum walking distance to 
bus stops normally required by the Highway Authority, it is recognised that the 
Institution of Highways and Transport (IHT) Guidelines for Providing Journeys by 
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Foot (2000) advices that the acceptable walking distance for pedestrians for 
educational establishments is 1000m and preferred maximum of 2000m. On this 
basis, a common sense approach is advocated that assumes that students would 
walk distances greater than 400m. The Bedford Road bus stops to the north are 
approximately 300m from the edge of the site and the Cotton End/ London Road bus 
stop to the west is 400m from the site. 
 
8.50 The Highway Authority has considered the latest submitted technical highway 
information and raised no objection to the information that has been submitted 
subject conditions.  The applicant proposes to develop and expand on the existing 
green travel plan to reduce the number of vehicle trips generated by the proposed 
development.   Travel Plans are long-term management strategies. The primary 
purpose of a Travel Plan is to identify opportunities for the effective promotion and 
delivery of sustainable transport initiatives e.g. walking, cycling, public transport and 
tele-commuting, in connection with both proposed and existing developments and 
through this to reduce the demand for travel by less sustainable modes.  Where there 
may be more effective or sustainable outcomes, and in order to mitigate the impact of 
the proposed development, consideration may be given to travel planning over a 
wider area.  
 
8.51 The TA concludes that it has been demonstrated that the Waterside 
development would not have a severe impact on transport in the area, therefore 
there is no transport or traffic reason why planning permission should be withheld. 
The applicant has an existing Green Travel Plan this would need to be updated and 
an appropriate condition to secure these details is recommended. This would 
continue to ensure that alternative measures to the private car are available for 
employees and students. In order to reduce the number of single occupancy car 
journeys, the key measures could include: the appointment of a travel coordinator; 
provision of an information pack giving details of public transport; limiting service 
deliveries including refuse collection to a minimum; promote car sharing, cycle / 
motor cycle usage and working in conjunction with the travel officers at the County 
Council.   
 
8.52 The draft Northampton Car Parking Strategy (2012) prepared by the Highway 
Authority established that whilst there are pressure points within the town centre, 
generally there is an oversupply of public car parking.  Given the existing parking 
excess identified in this Strategy by the Highway Authority, there is little justification 
in seeking any additional on-site car parking provision to those proposed by the 
applicant.  It is recognised that the availability of car parking does have a major 
influence on the means of transport people choose for their journeys. The 
Transportation Assessment concludes that the site is located within an area of good 
public transport accessibility, the development would not have a significantly adverse 
impact on the local highway network, and existing public parking facilities would be 
able to satisfactorily accommodate the proposed development. 
 
8.53 In November 2012, Network Rail was granted consent to delete the railway lines 
from the operational estate and to dispose of the land on the southern boundary of 
the site. The former railway line was subsequently acquired by the West 
Northamptonshire Development Corporation.  This has provided an opportunity for 
this non-operational line to be delivered for sustainable transport options in 
accordance with CAAP Policy 8. The railway corridor sits adjacent to Ransome 
Road. It is a 23 hectare site allocated for residential purposes currently under the 
control of the Homes & Community Agency. Illustrative plans have been submitted 
which demonstrate how the two links can be effectively linked by cycle and 
pedestrian routes and a bus route to Ransome Road.  
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8.54 The Highways Agency initially issued a holding objection and requested a 
financial contribution towards the development of the A45 corridor.  The applicants 
responded by stating that the requested financial requested would undermine the 
scheme. A financial viability appraisal was submitted by the University and 
considered separately and assessed independently. Complex discussions and 
meetings took place with the Highway Agency, which has now accepted given the 
risks to the developments viability and its key regeneration role within the 
Northampton Enterprise Zone, pursuing a contribution towards the NGMS in this 
instance would not be appropriate. The Highway Agency has taken a pro-active 
stance so as not deter this important development from taking place. 
 
Flood Risk & Drainage 
 
8.55 Policy 5 of the CAAP relates to flood risk and drainage highlights that parts of 
waterside are at risk of fluvial flooding. The overall aim policy aim of dealing with 
flood risk is to avoid inappropriate development in areas at risk of flooding. In areas 
at risk of flooding or for sites exceeding 1 hectare, developers are required to 
undertake a flood risk assessment.  The general approach is designed to ensure that 
areas at little risk from flooding (Flood Zones 1) are developed in preference to areas 
at higher risk. In essence the aim should be to keep development out of medium and 
high flood risk areas (Flood Zones 2 & 3) where possible. A flood risk assessment 
has been submitted by the applicant to assess the flood risk to and from the site. This 
seeks to demonstrate how flood risk will be managed now and over the life time of 
the development, taking climate change into account and with regard to the 
vulnerability of its users. The objectives of the flood risk assessment are as follows: 

 Whether the proposed development is likely to be affected by current or future 
flooding from  any source; 

 Whether it will increase flood risk elsewhere; 

 Whether the measures proposed deal to deal with these effects and risks are 
appropriate; 

 the evidence for the local planning authority to apply (if necessary) the 
Sequential Test, and;  

 Whether the development will be safe and pass the Exception Test,  
 
8.56 The NPPF and the associated technical guidance require that all risks of 
flooding to and from the site are identified and their implications assessed.  They 
encourage development to be located in areas of low flood risk and stress the 
importance of preventing increases in flooding risk off site to the wider catchment 
area.  The Environment Agency has been involved in proactive detailed negotiations 
throughout the development of the proposal. Having assessed the latest information 
submitted by the applicant in November and having carried out a modelling exercise 
with the data supplied raise no objections to the principle of the surface water 
strategy and revised flood risk statement and are conditions recommended. 
 
Impact on Character, Design and Appearance 
 
8.57 The NPPF seeks to ensure that developers provide attractive, usable, durable 
and adaptable places to live based on achieving and promoting sustainable goals 
and promotes high quality inclusive design in the layout of new development in terms 
of the quality of an area based on a sustainability approach. The submitted Heritage, 
Design and Access statement provides a reference to its surrounding context and 
demonstrates how the design has responded to the historic environment. Significant 
and complex discussions took place with the applicant’s architects and the required 
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design standards are reflected in the submitted design and access statement.  
 
8.58 The proposals were required to have regard to the existing character of the 
locality urban grain, scale, massing, and materials of its surroundings and seek to 
make efficient use of land. In particular it was felt that there was an opportunity to: 
 

 Minimise the detrimental impact on Beckett’s Park 

 Improve the environments for cycle and pedestrian access 

 Enhance the landscape setting 

 Improve the quality of the existing car park 

 Improve the relationship with the Avon Cosmetics HQ 

 Promote a design based on the principles of place making in addition to 
accommodating the necessary highway works and traffic movements. This in 
particular includes the ‘gateway entrance’ from the Bedford Rd and the 
southern edge of the site and relationship with Ransome Road.  

 
8.59 A key element of discussions with the applicants has been how to treat the 
highway works and its relationship in terms of the existing infrastructure particularly 
along the northern edge of the site from Bedford Road. The initial advice from the 
Highway Authority and the applicants was to promote a scheme dominated by a 
functional junction with traffic streams separated by unattractive ghost hatching and 
the remodelling of the Midsummer Meadows car park with an extremely standardised 
and functional layout and would have resulted in the loss of significant established 
trees on Bedford Road without any opportunity for appropriate mitigation. The 
applicant and the Highway Authority were encouraged to abandon this approach and 
take a bolder and responsive place led approach. The importance of this interface 
with Bedford Road has been recognised by the Highway Authority and they are 
willing to support the use of much higher quality materials in terms of the design 
street furniture, street lighting columns, traffic control signals, signage and road and 
pedestrian surfacing materials. Non-standard highways furniture/materials/signage is 
being therefore advocated. The new vehicular bridge over the River Nene serving the 
vehicular access from Bedford Road is to be of a single span after a number of 
alternative design solutions were considered and rejected. The agreed approach has 
been for an elegant design that would respect the riverside context and not compete 
with the quality of both existing and future buildings. The vehicular bridge from 
Bedford Road is considered to be of a simple design, a condition is recommended to 
encourage it to be appropriately illuminated not only form to a design feature but to 
minimise the use of intrusive street lighting. Further details of materials particularly 
the uppers elements of the bridge including the parapet would be required. The soffit 
of the Bridge over the River Nene would have a minimum head clearance height of 3 
metres above the normal retention level to meet with the Environment Agencies 
comments. 
 
8.60 In line with guidance relating to outline planning applications, the applicant has 
submitted parameter plans which indicate the siting, layout and the various land uses 
proposed. The parameter plans indicate the upper and lower limits for the heights for 
each building proposed on the site. The key University buildings and commercial 
offices sited to maximise the River Nene frontage would be designed to be up to five 
storeys with a maximum ridge height of 82m AOD. The proposed student 
accommodation would vary between 3 and 5 storeys with a maximum ridge height of 
69m and 75m AOD. Consideration has been given to ensure adequate separation 
can be provided on the western perimeter between the existing residential 
accommodation off New South Bridge Road and the University to prevent loss of 
outlook, privacy and light. The multi storey car park on the eastern boundary could be 
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constructed to four storeys with a maximum ridge height of 72m AOD. These heights 
are considered to be acceptable and in line to the precedent set by the existing Avon 
Head Offices and as set out in the CAAP. No objections are raised.  
 
8.61 It should be noted that as part of the proposed works up to 25 trees could be 
removed from Bedford Rd and Midsummer Meadow  to facilitate these works, NBC’s 
Arboriculturalist has considered this aspect and has raised no objections. The 
applicant’s proposals involve providing up to 100 replacement trees as part of the 
overall landscape management plan. The proposal would include seeking to extend 
the existing formal tree lined character of Beckett’s Park along the Bedford Road 
Corridor, further leading to the creation of an enhanced attractive gateway.  
 
8.62 Beckett’s Park would continue to perform a role as a formal town centre park. 
The proposals would significantly improve access and connectivity into and out Nene 
Meadows and protect and enhance the natural environment. As part of the illustrative 
masterplan for the Waterside site, the potential route would be safeguarded. The 
vehicular/pedestrian links to Ransome Road through the site towards Delapre are 
also provided for in line with the CAAP, however they would not be delivered directly 
as a result of this application. The importance and significance of ensuring that the 
Bedford Road gateway is of high quality has been recognised. 
 
8.63 Along the southern boundary of the site is the non-operational railway line which 
has been identified within the CAAP for sustainable transport measures in the form of 
public transport, walking and cycling. Policy 8 specifically refers to the need to 
safeguard the former railway corridor within the site as a future public 
transport/cycle/walking route. The decommissioning of the former railway line has 
allowed for future links between the application site and Ransome Road to be linked 
by potential pedestrian/cycle links and a bus route if required. The applicant has 
provided a layout plan demonstrating that links can be provided in the future when 
funding is made available. 
 
8.64 The Central Area Action Plan and Central Government guidance attach great 
importance to design. Good design is viewed as indivisible from good planning and 
should contribute positively to making places for people. It is considered very 
important to plan positively for the achievement of high quality and inclusive design 
for all development, including individual buildings, public and private spaces and the 
wider area. A robust process of design-led thinking has been demonstrated by the 
applicant that underpins the proposals to secure an inclusive high quality scheme by 
adding to the overall quality of the area and setting new standards for Northampton. 
 
8.65 The proposals demonstrate that a strong sense of place could be created, using 
streetscapes and the future buildings would create an environment that would be 
visually attractive as a result good architecture and appropriate landscaping and 
provide a comfortable place to study, work, live and visit. This outline application 
would optimise the potential of the site to accommodate development, create and 
sustain an appropriate mix of uses and incorporate green and other public space and 
support local facilities and transport networks. This in turn would lead to high 
standards of design being achieved at the reserved matters stage, which would be 
reflected in the public realm/landscaping works; the design of the individual buildings; 
recognition of the important heritage context of the site and its setting adjacent to the 
registered Battlefield Site of Northampton and the significance of the biodiversity of 
its surroundings.  
  
Secured by Design  
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8.66 The NPPF states planning authorities should plan positively for the provision 
and use of shared space and community facilities and planning decisions in turn, 
should aim to achieve places which promote opportunities for safe and accessible 
environments where crime and disorder, and the fear of crime, do not undermine the 
locality. The Police Crime Prevention Adviser has been proactively involved in the 
pre-application discussions and negotiations for this important planning application 
and the advice given has been accepted by the applicant to improve security 
measures, further changes would be required to reflect the guidance.  The route 
through Beckett’s Park leading to the new pedestrian footbridge would require 
external lighting and need to be covered by CCTV.  An appropriate condition is 
recommended which has been agreed in principle and the University has confirmed 
their commitment to continue their dialogue with the Police as the design develops at 
the reserved matters stage.  

Sustainability 
 
8.67 The energy centre would provide heat to all the University and student 
accommodation blocks on the site. The intention would be to provide adequate space 
in the energy centre to increase the capacity of thermal plant, such that the heat 
network can be extended to provide heat to any commercial space or future 
university expansion that may be developed on the site. Each plot will extract heat 
from the network via a heat exchange unit. Individual buildings will not require local 
boiler plant.    
 
8.68 The lead energy strategy option presented in the Energy Statement is for a self-
sufficient energy system for the Waterside Campus, with adequate thermal capacity 
installed on-site to meet the heat demands of the University buildings (and potential 
expansion to meet further University and commercial / leisure development). The 
Energy Statement explains that the proposed energy strategy could fit into a wider 
network for the Enterprise Zone, should such a proposal come forward. The project is 
designed to reduce demand for energy to a minimum and an Energy Statement has 
been produced and accompanies the planning application documentation. The 
energy strategy is based on centralised gas-fired combined heat and power (CHP) 
plant and a site-wide at network.  
 
Contamination, Noise and Air Quality 
 
8.69 NBC Environmental Health Officers have advised that there are no prevailing 
factors to prevent the development of the site.  Conditions are recommended to 
assist to deal with potential contamination and noise matters. Comments are made 
that the height of flue stack associated with the CHP may require further scrutiny. 
 
8.70 On air quality matters, action to manage and improve air quality is largely driven 
by EU legislation. The 2008 Ambient Air Quality Directive sets legally binding limits 
for concentrations in outdoor air of major air pollutants that impact public health.  As 
well as having direct effects, these pollutants can combine in the atmosphere to form 
ozone, a harmful air pollutant (and potent greenhouse gas) which can be transported 
great distances by weather systems. It is important that the potential impact of new 
development on air quality is taken into account in planning decisions. It should be 
noted that air quality can also affect biodiversity and may therefore impact obligations 
under the Habitats Directive. The NPPF requires planning policies to sustain 
compliance with EU limits or national objectives for pollutants and to take into 
account the presence of Air Quality Management Areas. Victoria Rd AQMA is located 
nearest to the application site. The relevant section of the air quality chapter within 
the Environmental Statement addresses this issue and concludes no cumulative air 
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quality impacts are expected to arise between the construction and operational 
phases of the development. The operational air quality impacts of the development 
would be minimised by implementation of a Travel Plan which seeks to reduce car 
parking for the University; encouraging public transport uses; encouraging car 
parking promoting sustainable travel. I consider the conclusions reached on air 
quality to be satisfactory and no further action would be necessary. 
 
Impact on the Economy 
 
8.71 The site is within the designated Waterside Enterprise Zone and new jobs are 
expected to be created. The influx of additional visitors into the town would also have 
a positive benefit on the local economy and would reinforce the cultural offer of the 
town centre. Additionally the applicants are negotiating separately with social training 
agencies to provide training opportunities at all levels for young people. The 
University is committed to this. 
 
Other Issues 
 
8.72 The financial contributions requested by the County Council towards fire 
infrastructure are noted but in this instance are not considered appropriate due to 
financial viability of the proposal. The applicant has submitted a viability assessment 
which highlights that any additional financial demands could jeopardise the 
development and render it unviable. It should also be noted that the proposal 
replaces the Universities existing facilities. 
 
9.0 CONCLUSION 
 
9.1 Overall, as an exercise of judgement, taking the development plan policies as a 
whole, and having given careful consideration to the application and supporting 
revised information, the consultation responses and other material considerations 
referred to above, it is reasonable to conclude that the proposed development is 
acceptable on and should be permitted subject to safeguarding conditions and a 
financial contribution to sustainable transport package measures.  
 
10.0. CONDITIONS 
 

        
1. Approval of the details of the appearance, layout, scale and landscaping of the 

site (hereinafter called the reserved matters) shall be obtained from the Local 
Planning Authority before any development begins and the development shall 
be carried as approved. 

 
Reason: This permission is in outline form only granted under Article 4 (1) of 
the Town and Country Planning Development Management Procedure) Order 
2010. 

 
2. Applications for approval of any of the reserved matters, relating to 

appearance, layout, scale and landscaping of the site shall be submitted to the 
Local Planning Authority before the expiration of five years from the date of 
this permission.  

 
3. If the submission of reserved matters is to be phased, a phasing plan defining 

the area for each reserved matters application shall be submitted alongside 
the first reserved matters application. Further reserved matters applications 
shall be made in accordance with this phasing plan. 
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4. The development hereby permitted shall be begun either before the expiration 

of seven years from the date of this permission, or if later, before the 
expiration of two years from the date of approval of the last of the reserved 
matters to be approved.  

 
Reason 2, 3 & 4: This application is an outline submission only and to comply 
with Section 92 of the Town and Country Planning Act 1990.  

 
5. The development shall be carried out in accordance with the following 

approved plans: 0116-Z(00) 000 A ; Z(01)000 A ; 0116-Z(01)001; (01)001 A ; 
Z(01)002 A ; 5695 201 F 5695 203 E; 0016-Z(00)002 Rev A; 0116-Z(00)003; 
203239-DWG-00201 B; 203239-DWG-SK06 G ; 203239-SK30 B ; 2 203239-
G02 G;2 203239-G03 G  and G1H015-C-DWG-00200 01.  

 
Reason: For the avoidance of doubt and to accord with the terms of the 
planning application.   

 
6. Prior to the commencement of the development hereby permitted, a 

Construction Environmental Management Plan (CEMP) shall be submitted to 
and approved in writing by the Local Planning Authority. Development shall 
than be carried out in accordance with the approved CEMP.  The CEMP shall 
include, though not necessarily be restricted to the following details: 

 
a) A Traffic Management Plan incorporating the routing of construction traffic and 

details of heavy vehicle movement patterns (including earliest and latest times 
and suspension of trips during local peak traffic times along Victoria 
Promenade/Bedford Road/ Nunn Mills Road/New South Bridge Road; 

b) Measures to avoid disturbance to bats, other wildlife and nesting birds; 
c) Measures to minimise and control noise, vibration, dust and fumes during site 

preparation works and construction, including vehicle reversing alarms; 
d) Details of the siting of all vehicles of site operatives and visitors;  
e) The unloading and loading arrangements for heavy plant and machinery; 
f) Details of the design, appearance, erection and maintenance of security      

hoardings to include informative displays and thereafter implemented and 
maintained; 

g) The location, extent and duration of any temporary stockpiling areas; 
h) Measures to prevent mud being deposited on the surrounding highway;    

      j)   A programme of implementation for items (a) – (h) above.  
 

7. No construction activities shall take place outside the hours of 08:30 to 18:30 
Mondays to Saturdays and outside the hours of 09:00 and 14:00 hours. on 
Sundays/Bank Holidays 

 
Reasons 6 & 7: To minimise the impact of the development during the 
construction phase in accordance Policy 1 of the Central Area Action Plan 
and with the National Planning Policy Framework.  

 
8. Prior to the commencement of any works on site, a desktop study in respect of 

possible contaminants within the site is completed and the need for a site 
investigation is determined.  The scope and methodology of the desk top study 
and the site investigation report shall be submitted to and approved in writing 
by the Local Planning Authority. 
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Reason: To ensure that any unforeseen contamination encountered during 
development is dealt with in an appropriate manner and in accordance with 
objectives of the National Planning Policy Framework. 

  
9. Any site investigation found to be required under Contaminated Land 

Condition 8 shall be carried out and the results shall be used to produce a 
method statement for any remedial works (and a phasing programme), which 
shall be submitted to and approved in writing by the Local Planning Authority. 

 
Reason: To ensure that any unforeseen contamination encountered during 
development is dealt with in an appropriate manner and in accordance with 
the objectives of the National Planning Policy Framework. 

 
10.  All remedial works found to be required under Contaminated Land Condition 

9 shall be fully implemented in accordance with the approved method 
statement and phasing programme.  Confirmation of the full implementation 
of the scheme and validation report(s) shall be submitted to the Local 
Planning Authority within 2 weeks of completion (or within 2 weeks of 
completion of each respective phase). 

 
Reason: To ensure that any unforeseen contamination encountered during 
development is dealt with in an appropriate manner and in accordance with 
objectives of the National Planning Policy Framework. 

 
11.  In the event that contamination is found at any time when carrying out the 

approved development that was not previously identified, it must be reported 
in writing immediately to the Local Planning Authority.  An investigation and 
risk assessment must be undertaken in accordance with the requirements of 
Condition 8 and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of Contaminated Land 
Condition 9, which is subject to the approval in writing of the Local Planning 
Authority.  Following completion of measures identified in the approved 
remediation scheme a verification report must be prepared, which is subject 
to the approval in writing of the Local Planning Authority in accordance with 
Contaminated Land Condition 10. 

 
Reason: To ensure that any unforeseen contamination encountered during 
development is dealt with in an appropriate manner and in accordance with 
objectives of the National Planning Policy Framework. 

 
12.  In relation to the proposed buildings adjacent to or affecting the setting of 

listed building (former locomotive shed and associated buildings within its 
curtilage), the Reserved Matters applications shall be supported by the 
following details: 

 
a) Precise siting of the buildings where limits of deviation are indicated on the 

Parameter Plans; 
b) All elevations within the adjacent to or affecting the listed building and 

curtilage buildings;  
c) Roof treatments; 
d) All external plant & equipment; 
e) All public realm works associated with the proposed buildings and structures; 
f) Information that demonstrates how the proposed design and appearance 

relates to the listed locomotive shed and affecting its setting. 
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Reason: In order to safeguard the special architectural and historic interest of 
the building and to ensure details accord with the assessment in the 
Environmental Statement and in accordance Policy 1 of the Central Area 
Action Plan and accord with the objectives of the National Planning Policy 
Framework.  

 
13. The development permitted by this planning permission shall be carried out in 

accordance with the approved Flood Risk Assessment (FRA) CH2MHILL 
Halcrow GIH015-RPT-039 Version 002 dated October 2013 and its Addenda 
CH2MHILL Halcrow’s letter dated 26 November 2013 and email of 29 
November 2013 and the following mitigation measures detailed within the 
FRA:  

 
-  Land raising of ground levels adjacent to the River Nene flood defences to be 

above the 0.1% (1 in 1000) plus climate change modelled flood levels. Land  
raising to be completed in accordance with Appendix E cross-sections (set 
out in the FRA). 

-   Provision of a minimum of 5m maintenance easement adjacent to the River 
Nene and Hardingstone Dyke.  

-  The mitigation measures shall be fully implemented prior to occupation of the 
development hereby permitted and in accordance with the timing / phasing 
arrangements embodied within the development, or within any other period as 
may subsequently be agreed, in writing, by the Local Planning Authority.  

 
Reason: To reduce the risk of flooding to the proposed development and 
future occupants and in accordance with objectives of the National Planning 
Policy Framework.  

 
14.  A surface water drainage scheme for the site, based on sustainable drainage 

principles and an assessment of the hydrological and hydrogeological context 
of the development, shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme shall be implemented in accordance with the 
approved details before the development is completed. The scheme shall also 
include:  

-   Full detailed surface water calculations to ensure adequate surface water 
drainage facilities on site including all events up to and including 0.5% (1 in 
200) plus climate change.  

-  If the outfall of the attenuation facility is likely to be submerged in 0.5% (1 in 
200) rainfall event then within 24 hours of top water level being attained in a 
0.5% (1 in 200) probability flood event the regulation facility must be capable 
of storing 80% of the additional run-off arising from a 10% (1 in 10) probability 
flood.  

-  SUDs features on site to be in accordance with Table 12.1 of the 
Northampton Level 2 Strategic Flood Risk Assessment (SFRA). (CH2MHILL 
Halcrow Letter email 29 November 2013 states permeable paving with 
underground tanks as additional storage will be provided in line with Table 
12.1).  

-   An assessment of overland flood flows.  

-  Details of how the scheme shall be maintained and managed after completion   
for the lifetime of the development.  

 
Reason: To prevent the increased risk of flooding, both on and off site and in 
accordance with objectives of the National Planning Policy Framework.  
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15.  Within six months of the commencement of development hereby permitted, a 
scheme for Hardingstone Dyke improvements shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include 
the removal of culverts and channel improvements for Water Framework 
Directive (WFD) enhancements. Provision for maintenance access shall be 
factored into the design. The scheme shall be fully implemented and 
subsequently maintained, in accordance with the timing / phasing 
arrangements embodied within the scheme.  

 
Reason: To reduce the risk of flooding to the proposed development and to 
meet the requirements of the Water Framework Directive and enhance the 
natural environment and in accordance with objectives of the National 
Planning Policy Framework.  

 

16.  Prior to the commencement of development of each of the bridges proposed, 

full details for the new Avon Nunn Mills road bridge and the new footbridge 
and cycleway shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme shall be clear span with soffit levels 
above the 0.1% (1 in 1000) with climate change allowance flood level and 
at least 3m above normal water level to meet navigation requirements. 
The approved scheme shall be fully implemented and subsequently 
maintained, in accordance with the timing / phasing arrangements 
embodied within the scheme. 

 
Reason: To reduce the risk of flooding to the proposed development and 
future users and in accordance with objectives of the National Planning Policy 
Framework.  

 
17.  No infiltration of surface water drainage into the ground at the site shall be 

permitted other than with the express written consent of the Local Planning 
Authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to controlled waters. 
The development shall be carried out in accordance with the approval details.  

 
Reason: To prevent the contaminant migration, to improve surface water 
drainage and protect water quality to ensure future maintenance in 
accordance with Policy 5 of the Central Area Action Plan and in accordance 
with objectives of the National Planning Policy Framework. 

 
18.  Before the development hereby permitted is occupied, a scheme shall be 

submitted to and approved in writing by the Local Planning Authority, which 
specifies details of the extract ventilation, flue stacks and odour control 
equipment, the sources of noise on the site, whether from fixed plant, external 
ducting or other equipment or noise generated within any building, and the 
provisions to be made for its control. The approved schemes shall be 
implemented prior to the uses hereby approved commencing. 

 
Reason: In the interests of design and amenity protection and to accord with 
Policy 1 of the Central Action Plan and National Planning Policy Framework. 

 
19.  The proposed University buildings hereby permitted shall not be occupied 

until a parking management strategy (including a scheme for the 
management of the parking spaces for people with disabilities) has been 
submitted to and approved in writing by the Local Planning Authority. The car 
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parking areas shall thereafter only be operated in accordance with that 
approved strategy and shall be maintained thereafter for the parking of 
vehicles for staff and visitors. 

 
20.  The proposed commercial office use hereby permitted shall not be occupied 

until a parking management strategy for the multi storey car park (including a 
scheme for the management of the parking spaces for people with disabilities) 
has been submitted to and approved in writing by the Local Planning 
Authority. The car parking areas shall thereafter only be operated in 
accordance with that approved strategy and shall be maintained thereafter for 
the parking of vehicles for staff and visitors. 

 
Reasons 19 & 20: To ensure that adequate parking facilities and satisfactory 
provision of facilities and access for people with mobility and sensory 
disabilities are provided in accordance with and to accord with Policies 1 & 10 
of the Central Area Action Plan and National Planning Policy Framework. 

 
21.  Before the development hereby permitted is occupied, full details of the 

design, size and location of entry only and exit only signs at the vehicular 
entrance and exit points shall be submitted to and approved in writing by the 
Local Planning Authority. The approved signs shall be erected before the 
development hereby permitted is brought into use and thereafter retained.  

 
Reason: To ensure that vehicles only access and egress the site through the 
designated entrances in the interests of highway and pedestrian safety in 
accordance with Policies 1 and 10 of the Central Area Action Plan and 
National Planning Policy Framework. 

 
22.  No development comprising the erection of any buildings shall take place until 

details of finished site and ground floor levels in relation to the existing site 
levels, adjoining land and buildings have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include the proposed 
grading and mounding of land areas, cross sections through the site and 
relationship with the adjoining landform and buildings. The development shall 
be implemented in accordance with the approved details. 

 
Reason: In order to secure the satisfactory development of the application 
site in accordance with Policy 1 of the Central Area Action Plan and National 
Planning Policy Framework. 

 
23.  The development hereby permitted shall not be occupied until a detailed 

Travel Plan has been submitted to and approved in writing by the Local 
Planning Authority in connection with the operation of the commercial 
operators. This should include clear objectives to influence and encourage 
reduced dependency on the private car by and for continuing support for staff 
use of alternative means of transport. Such proposals shall be agreed in 
writing by the Local Planning Authority and thereafter implemented. 

 
Reason: In order to achieve a more sustainable development in accordance 
with in accordance with Policy 1 and 10 of the Central Area Action Plan and 
National Planning Policy Framework.  

 
24.  No development shall take place within the area indicated within Figure 1 of 

the Revised Archaeology Strategy, Cotswold Archaeology (Dec 2013) until 
the applicant, or their agents or successors in title, has secured the 
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implementation of a programme of archaeological work in accordance with 
the Revised Archaeological Strategy produced by Cotswold Archaeology 
(including enhancement and the long term management of the pillboxes) has 
been submitted to and approved in writing by the Local Planning Authority.  

 
25.  Prior to the occupation of the University buildings a scheme for the provision 

of up to ten archaeological and wildlife interpretation panels including the 
details of siting, content, appearance, design and size has been submitted to 
and approved in writing by the Local Planning Authority. The development 
shall be carried out in accordance with the approved details. 

 

Reasons 24 & 25: To allow investigations to be made and ensure that 
features of archaeological interest are properly examined and recorded, and 
the site is of significant Archaeological and Biodiversity interest and visitors 
need to be made aware of this and in accordance with objectives of the 
National Planning Policy Framework.  

 
26.  Prior to the development hereby permitted being bought into use, a scheme 

for the provision of a network of closed circuit television cameras, including 
the proposed location of the cameras (and also specifically covering the route 
on Beckett’s Park towards the new pedestrian/cycle bridge), details of 
mounting columns, direction, proposals for the use and management of the 
system for its installation has been submitted to and approved in writing by 
the Local Planning Authority. The CCTV system shall be installed in 
accordance with the approved details prior to the development hereby 
permitted being bought into use and shall thereafter be maintained.  

 
Reason: To provide an opportunity for crime deterrence and in the interests 
of the uncluttered appearance and to protect the privacy of nearby residential 
occupiers and accord with Policy 1 of the Central Area Action Plan of the 
Northampton Local Plan and in accordance with objectives of the National 
Planning Policy Framework. 

  
27.  The recommendations set out in the submitted Travel Plan in connection with 

the proposed University Campus hereby approved shall be implemented in 
accordance with a timetable to be submitted to and agreed in writing by the 
Local Planning Authority. The approved details shall be implemented in full 
and shall thereafter be maintained. Furthermore, Periodic Monitoring Reports 
(PMRs) shall be submitted to and approved in writing by Local Planning 
Authority after 6, 12, 24, 45 and 60 months of the date when the University 
and the commercial office developments hereby permitted are each first 
brought into use. The PMRs shall report, though not necessarily be restricted 
to the effectiveness of the following:  
a) The measures described in the agreed Travel Plan;  
b) The measures taken to manage any off site car parking issues as a result 
of the operation of the University related development; 
c )  The measures taken to manage any off site car parking issues as a result 
of the operation of the Commercial offices when they become operational; 
d) Low emission public transport and/or refuelling infrastructure 
e) Provision of EV recharging 
f) Measures to encourage occupiers to purchase motor vehicles that meet low 
emission standards; 
g) Cycle infrastructure and secure cycle storage 
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Where necessary the PMRs shall propose mitigation measures to promote 
offsite parking, including if considered appropriate securing reasonable 
alternative parking provision together with an implementation timetable. This 
should include and have particular regard to any adverse implications arising 
from the operation of the commercial office development. 

 
Reason: In the interests of highway safety and convenience and the safe 
functioning of the site and to continue to promote travel by modes other than 
by the private car, in the interests of sustainability and in accordance with 
objectives of the National Planning Policy Framework. 

 
28.  The reserved matter submission for ‘Appearance’ shall include details 

showing the external built form of the development, its architecture, materials, 
decoration, lighting, colour and texture. Development shall be carried out in 
accordance with the approved details. 

 
The reserved matters submission shall include the following: 
 
a) Design of the pedestrian/cycle foot bridge (including lighting) from 

Beckett’s Park; 
b) Design of the vehicular access bridge (including lighting) from Bedford 

Road; 
c) Design  of the highway works along to Bedford Road and to the 

Midsummer Meadow car park; 
d) External finishes to all new buildings and sporting facilities & hall and 

pedestrian/public realm works/circulation areas; 
e) Street furniture including cycle storage, signage and seating areas; 
f) The positioning, height, design brightness, direction and control of all 

external lighting (including floodlights for the sports pitch); 
g) Enhancements of the cycle and pedestrian routes of Nunn Mills Road 

 
 

Reason: To ensure a satisfactory appearance, minimising light pollution and 
to accord with Policy 1 of the Central Area Action Plan and accord with the 
aims of the National Planning Policy Framework. 

 
29.  The reserved matter submission for ‘Landscaping’ shall include a landscaping 

strategy incorporating the details indicated on drawing No. 5695.001 and 
include the following: 

 
a) The planting of up to a 100 semi mature trees within the application site 

outlined in red; 
b) Landscaping of the boundaries of the application site , including the car 

parking area, drop off area, vehicle and pedestrian access areas, circulation 
areas and external courtyard areas; 

c) Fully annotated planting plans showing locations of individually planted trees, 
shrubs and hedges and areas of grass. Within ornamental planted areas 
plans should be sufficiently detailed to show locations of different single 
species groups in relation to one another, and the location of any individual 
specimen shrubs. Other information shall include planting schedules, noting 
species, plant sizes and proposed numbers/densities, methods of cultivation 
and details of the proposed planting implementation programme. 

d) The types, heights and colour of all fencing; 
e) A scheme for biodiversity enhancement at the site which shall include but not 

necessary be restricted to the creation of habitats for amphibians, other 
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wildlife and bats and include details of the number, design location of bird 
nesting boxes/bat boxes/tubes; 

f) The heritage, archaeological, and historical significance of the site shall be 
reflected in the landscaping proposals (including hard landscaping); 

g) The landscaping of the public realm shall be accompanied by an urban 
design report which explains the underlying approach of the design and 
explain how it addresses each of the design principles set out with the Design 
and Access Statement; 

h) The reuse where practical of materials salvaged and recycled from the former 
power station into the development; 

i) Demonstrate where applicable the  provision and application of green/brown 
roofs to each of the proposed buildings; 

j) The landscape works shall include the details of the highway works to 
Bedford Road  and to the Midsummer Meadow carpark;  

k) The Landscape management and maintenance, which shall amongst other 
things shall provide for a replacement tree of the same species and size as 
that originally planted for any tree which, within a period of three years from 
its date of planting is removed, uprooted or destroyed or dies or becomes in 
the opinion of the Local Planning Authority to be seriously defective or 
damaged.  
 
Development shall be carried out in accordance with the approved details. 

 
 
30.  The landscaping details approved in Condition 29 above shall be 

implemented in full no later than the end of the first available planting season 
after each phase of the development hereby permitted is bought into used. 

 
     

Reasons 29 & 30:  In the interests of visual amenity to provide for biodiversity 
enhancement and archaeological interest and accord with Policy 1 of the 
Central Area Action Plan and accord with the aims of the National Planning 
Policy Framework. 

 
31.  The reserved matter submission for ‘Layout’ shall demonstrate the way in 

which the buildings, routes, playing fields/tennis courts/sports hall and open 
spaces, servicing within the application site shall be provided, situated and 
orientated in relation to each other and to buildings, floorplans and spaces 
outside the site and how the heritage significance of the site has been 
incorporated into the development. Development shall be carried out in 
accordance with the approved details. 

 
Reason:  To secure the satisfactory of the proposed development and in 
archaeological interest and to accord with Policy 1 of the Central Area Action 
Plan and accord with the aims of the National Planning Policy Framework. 

 
32.  The reserved matter submission for ‘Scale’ shall include details showing the 

height, width and length of each building and structure proposed within the 
development in relationship to its surroundings which shall fall within the 
illustrative parameters plan shown on drawing No. 0116-Z(01)001 and 
demonstrate how the heritage significance of the site has been incorporated 
into the development. Development shall be carried out in accordance with 
the approved details. 
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Reason: To secure the satisfactory of the proposed development and in 
archaeological interest and to accord with Policy 1 of the central Area Action 
Plan and accord with the aims of the National Planning Policy Framework. 

 
 
33.  Relevant applications for the approval of Reserved Matters shall be 

accompanied by details of: 
 

a) The construction timetable for those developments for which approval is 
sought; 

b) How that construction timetable relates to the overall sequence of the 
development herby permitted. 

 
Reason: To ensure a comprehensive and sustainable development and to 
accord with Policy 1 of the central Area Action Plan and accord with the aims 
of the National Planning Policy Framework. 

 

Informatives: 
 

1. Under the terms of the Water Resources Act 1991, and the Anglian land 
drainage byelaw, prior written consent of the Environment Agency is 
required for any proposed works or structures, in, under, over or within 9 
metres of the top of the bank or landward toe of a flood defence of the 
River Nene or Hardingstone designated as ‘main rivers’.  

 
2. Development hereby permitted shall not commence until all necessary 

highway consents, licenses, permits, footpath diversions or agreements 
have been completed or obtained in respect of such measures. The 
development shall not be occupied until all such measures have been 
completed in accordance with the approved details. 

 
3. The Phase 2 Interpretive Report by Halcrow states that a total of three 

rounds of groundwater monitoring have been undertaken at the site to 
date, with four rounds of monitoring in total proposed. No groundwater 
monitoring results have been discussed in this report. Once the 
groundwater monitoring results have been interpreted, the Phase 2 report 
should be updated accordingly. A robust conceptual site model should be 
provided in order to fully assess the potential risks to controlled waters (i.e 
the secondary A aquifer below the site and adjacent River Nene and other 
surface waters). The report also recommends that further investigation is 
required in order to establish the source and extent of the localised 
hydrocarbon contamination encountered in soils at the site. Should 
significant contamination be encountered in groundwater below the site, 
further assessment may be required, which may include additional 
intrusive investigation and/or remediation. Any further work at the site 
should follow the risk management framework provided in CLR11 - Model 
Procedures for the Management of Land Contamination. The developer 
should also refer to the Environment Agency 'Guiding Principles for Land 
Contamination', for the type of information that we require to assess the 
risks to controlled waters.  

 
10. LEGAL IMPLICATIONS  
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10.1 The Head of Asset Management is in negotiations with the University of 
Northampton property advisors to secure the principle of dedication of land under the 
Borough Council’s ownership to allow for the highway related improvements to 
Bedford Road and to facilitate the new road access. 
 
11.  SUMMARY AND LINKS TO CORPORATE PLAN 
 
11.1 In reaching the attached recommendations regard has been given to securing 
the objectives, visions and priorities outlined in the Corporate Plan together with 
those of associated Frameworks and Strategies. 
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