Sywell Parish Council – Regulation 18 Representation (2026)
Objections to Policies N16 land to the west of the A43, Northampton (Moulton/Overstone) and N17 Land to the east of the A43, Northampton (Overstone)
Executive Summary
Sywell Parish Council objects to proposed allocations N16 (Land West of the A43) and N17 (Land East of the A43) in the emerging West Northamptonshire Local Plan.
The cumulative scale of development proposed within the northern corridor of approximately 4,850 dwellings across N16 and N17, and substantially more when considered alongside Overstone Leys and remaining Northampton North allocation.  These developments are of a magnitude comparable to a new settlement rather than a conventional urban extension. The Local Plan does not demonstrate that this strategy is the most sustainable, justified, or effective option when considered against reasonable alternatives.
The Parish Council also objects to the proposed extension of Northampton’s planning boundary to enable this scale of development to take place within the setting of villages identified as “other” settlements in the settlement hierarchy. This approach risks undermining the spatial strategy by effectively urbanising rural locations without the infrastructure, services, or role envisaged for them in the hierarchy.
Evidence submitted by West Northamptonshire Council indicates that the A43 corridor is already operating at or beyond capacity, with modelling predicting worsening congestion and traffic reassignment. These impacts will be experienced directly within Sywell Parish through increased through-traffic, displacement of HGV movements, and pressure on rural routes. No confirmed, funded, or deliverable mitigation has been identified, and reliance on an uncommitted Northern Orbital Route is not a sound basis for plan-making.
Landscape evidence identifies parts of the allocation area as performing a settlement separation function. The cumulative erosion of countryside gaps risks weakening the distinction between Northampton’s urban edge and surrounding rural parishes, including Sywell.
The proposed development neither functions as a clearly integrated extension of Northampton nor as a self-sufficient new settlement supported by appropriate infrastructure. Sywell lacks the services, employment opportunities, and transport capacity to absorb the consequences of this scale of growth.
For these reasons, Sywell Parish Council considers that Policies N16 and N17 should not proceed without fundamental reconsideration of the spatial strategy, infrastructure capacity, cumulative impacts, and the appropriateness of extending Northampton’s planning boundary into rural areas.

Full Representation
Sywell Parish Council – Regulation 18 (2026)
Sywell Parish Council submits this representation in response to the West Northamptonshire Local Plan Regulation 18 consultation. The Parish Council has significant concerns regarding the proposed spatial strategy and, in particular, allocations N16 (Land West of the A43) and N17 (Land East of the A43). While geographically located between Moulton and Overstone, the cumulative impacts of these allocations fall directly on Sywell Parish, its rural road network, landscape setting, and community identity.
Spatial Strategy, Settlement Hierarchy and Scale of Growth
The emerging Local Plan continues to rely heavily on large-scale Sustainable Urban Extensions and greenfield development on Northampton’s fringe to meet housing requirements. The evidence base does not demonstrate that opportunities for brownfield regeneration, urban intensification, and higher-density development within the existing urban area have been fully maximised prior to pursuing further expansion into the northern corridor. This raises serious concerns as to whether the strategy represents the most sustainable and sequential approach.
Sywell Parish Council objects in principle to the proposed extension of Northampton’s planning boundary to accommodate this scale of development. The practical effect of this approach is to enable strategic-scale growth in areas functionally associated with villages identified within the settlement hierarchy as “other” settlements. These settlements are not identified as locations for significant growth and do not possess the infrastructure, services, employment opportunities, or public transport connectivity required to sustain development of this magnitude.
Extending the urban planning boundary in this way risks undermining the integrity of the settlement hierarchy. Rather than directing growth to locations identified as appropriate for strategic expansion, the Plan effectively urbanises rural land without corresponding changes to its strategic role or infrastructure capacity. This creates a clear mismatch between the hierarchy and the scale of development proposed.
Taken together with the remaining Northampton North allocations, Policies N16 and N17 amount to development of a scale comparable to a new settlement. The Sustainability Appraisal identifies a “Major New Settlement” as a reasonable alternative; however, the Plan does not clearly explain how the cumulative northern growth strategy differs from that option, nor why it performs better in sustainability terms. The dispersal of growth across extended urban-edge allocations has not been robustly justified when compared to a comprehensively planned standalone settlement.
The allocations are not required to be comprehensively master planned, creating a risk of fragmented delivery, inconsistent infrastructure provision, and piecemeal growth. Delays associated with the Overstone Green application further undermine confidence in coordinated and timely infrastructure delivery.
Landscape and Settlement Identity
The Landscape Sensitivity Assessment identifies parts of the N17 area as having moderate to high sensitivity and performing an important settlement separation function. The cumulative loss of open land between Northampton and neighbouring rural parishes risks incremental coalescence and erosion of local landscape character.
Such change would weaken the distinction between Northampton’s urban fringe and the rural communities of Sywell, Overstone, and Mears Ashby. The progressive narrowing of countryside gaps undermines long-established planning principles of maintaining settlement identity and preventing the gradual merging of urban and rural areas.
The proposed extension of Northampton’s planning boundary further exacerbates this concern, as it formalises the outward shift of the urban edge into areas currently performing a clear separation and rural setting function.
Highways and Transport Impacts
Highways impacts are a primary concern for Sywell Parish. The Sustainability Appraisal identifies moderate adverse effects on congestion arising from N16 and N17. Transport modelling indicates that the A43/Sywell Road roundabout is already operating over capacity in the 2041 baseline scenario, with additional development predicted to generate further delay and traffic reassignment.
In practice, this reassignment is likely to divert traffic through Overstone Green and onto rural routes passing through Sywell, Mears Ashby, and Ecton. The modelling has not been updated to reflect the increased housing numbers proposed in the 2026 Regulation 18 draft and may therefore underestimate cumulative impacts.
No confirmed, costed, or programmed mitigation measures have been identified to address these effects. Reliance on a potential Northern Orbital Route is unsound, as the scheme is neither committed nor funded. The absence of secured infrastructure raises serious concerns regarding deliverability and timing.
Furthermore, the Local Transport Plan (2025–2045) prioritises modal shift, active travel, and demand management rather than significant new highway capacity. The concentration of large-scale development along the A43 corridor appears inconsistent with this strategy and risks reinforcing car-dependent travel patterns that exceed the sustainable capacity of the network.
Integration, Infrastructure and Deliverability
The proposed allocations do not function as well-integrated extensions of Northampton. Their distance from the town centre and reliance on the A43 corridor limit practical connectivity with the urban core.
At the same time, the development is not planned as a self-sufficient settlement supported by a comprehensive range of services, facilities, and employment opportunities. The absence of clear and secured infrastructure commitments creates uncertainty about where future residents will access healthcare, education, employment, and community services.
Sywell itself does not possess the infrastructure or service base to absorb the consequences of this scale of growth. Experience at Overstone Leys, where delivery of the promised local centre has been delayed, illustrates the risks inherent in relying on future infrastructure provision that may not materialise in step with housing delivery.
The likely outcome is a large, car-dependent form of development that functions neither as a genuine urban extension nor as a properly planned standalone settlement, placing disproportionate and unintended pressure on surrounding rural parishes.
Sywell – Wastewater / Great Billing WRC Comment
No evidence has been published by Anglian Water confirming hydraulic headroom at the Great Billing WRC. The Local Plan contains no assessment of current treatment capacity, permit limits, or cumulative growth impacts across the Billing catchment.
Sywell’s wastewater ultimately feeds into the same receiving system, meaning its growth cannot be considered in isolation. Even modest development contributes to cumulative loading, and national policy requires these impacts to be assessed across the whole catchment, not assumed away.
Without published data on Billing’s capacity and utilisation, the plan fails to demonstrate that wastewater infrastructure can support the proposed development trajectory. This undermines the plan’s soundness and its compliance with national policy.
Soundness of the Plan
Sywell Parish Council considers that the northern growth strategy, including Policies N16 and N17 and the associated extension of Northampton’s planning boundary, has not been demonstrated to be sound.
Specifically, it has not been shown to be:
· Justified – Reasonable alternatives, including urban intensification and a distinct new settlement strategy, have not been robustly assessed or discounted. The extension of the urban boundary into rural areas associated with “other” villages has not been supported by clear evidence demonstrating that this is the most sustainable spatial option.
· Effective – Infrastructure requirements, particularly highways mitigation and transport capacity improvements, remain uncertain, uncommitted, and unfunded, with no clear mechanism to guarantee timely delivery.
· Consistent with national policy and the settlement hierarchy – The approach risks directing strategic-scale growth to locations not intended to accommodate it, eroding rural settlement identity, weakening settlement separation, and reinforcing car-dependent development patterns.





Conclusion
Sywell Parish Council objects to Policies N16 and N17 and to the associated extension of Northampton’s planning boundary required to facilitate them.
The cumulative scale of development proposed in the northern corridor, its reliance on land functionally associated with villages identified as “other” settlements, and the absence of clear, deliverable infrastructure solutions demonstrate that the current approach has not been shown to be the most sustainable, justified, or effective strategy.
The Parish Council considers that these policies should not proceed without fundamental reconsideration of:
· the overall spatial strategy,
· the integrity and application of the settlement hierarchy,
· the justification for extending Northampton’s planning boundary,
· infrastructure capacity and funding commitments,
· cumulative highways impacts,
· and landscape protection and settlement separation.
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