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1.  Purpose 

 
1.1      The purpose of this report is to seek the authority of Cabinet to (a) the 

principle of the disposal of the freehold property referred to in the report and to 
dealing with any associated matters or procedures arising from any particular 
status parts of the land may have and (b) to bring forward part of the land for 
new Council housing. 

 
2.    Recommendations 

 
 
2.1 That Cabinet approves the principle of the disposal by this Council of the 

freehold interest in some or all of the land areas collectively known as 
Dallington Grange, shown edged shaded red upon the plan at Appendix 1. 

2.2 That Cabinet delegates to the Director of Regeneration Enterprise and 
Planning the power to approve the terms of the disposal, in consultation with 
the Cabinet Member for Regeneration Enterprise and Planning. 

 

Report Title 
 

 Disposal of land at Dallington Grange 

 

Appendices: 
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2.3 That Cabinet approves the principle of using some land at Dallington Grange 
for the building of 100 Council houses and a report be brought to a future 
meeting of Cabinet on the options for delivery of these homes at the earliest 
opportunity. 

2.4 That Cabinet endorses the use of all receipts from Right to Buy sales of 
Council earmarked reserves for the development of new housing on this 
project. 

2.5 That Cabinet authorises the correct statutory or regulatory processes to be 
commenced to enable disposal, in respect of any land within the area shown 
edged red upon the plan that may be the subject of a proposed disposal, 
which has any particular formal status including that as public open space or 
statutory allotment land. 

 
3.   Issues and Choices 

 
3.1  Report Background 

3.1.1 This Council owns two distinct areas of land known as Dallington Grange, 
which comprise in total 134 acres of land, both abutting the existing Kings 
Heath Estate. This includes the areas shown edged red on the plan at 
Appendix 1. The land is mostly let on two agricultural tenancies, albeit certain 
elements of those properties have a historic designation as allotments. 

3.1.2 The land, as part of a larger allocation, was identified for residential 
development in the 1997 Northampton Local Plan. The land has been the 
subject of long standing consideration for sale.  The neighbouring Althorp 
Estate owns significant landholdings. The Council‟s land together with the 
larger area owned by the Estate have been the subject of comprehensive 
development proposals.  This land is presently identified within the draft Joint 
Core Strategy for West Northamptonshire (JCS) as a sustainable urban 
extension (SUE).  The “Northampton Kings Heath SUE” proposals include 
provision for around 3,000 dwellings, two primary schools, a secondary 
school, a local centre (including health care and community services) and 
various other amenities that are consistent with a major scheme of this size. 
The JCS is to undergo further examination by an Inspector in March 2014, 
following extensive examination hearings held in 2013. It is consequently 
expected that the inclusion of this land area in the JCS will be confirmed. A 
key consideration for the Inspector is the deliverability of land in terms of 
landowner agreements. 

3.1.3 Cabinet of this Council has previously considered reports concerning this land 
at meetings held on 16 October 2006, 5 February 2007, 3 April 2007 and on 
30 July 2007. A number of issues were noted in the final report about the 
impact of proposed development, in terms of road and other infrastructure, 
flood risks and social & educational provision. Notwithstanding these issues, 
authority was granted to continue discussions regarding possible disposal 
opportunities working in collaboration with the neighbouring Althorp Estate.  
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3.1.4 This Council will also help meet housing need in Northampton by entering into 
early arrangements to create a substantial number of new Council owned 
properties within the Dallington Grange and Kings Heath area. There are 
opportunities to do this (a) within a larger master planned overall scheme of 
development, in combination with developers and other landowners and/or (b) 
on Council owned land developed and accessed and serviced from existing 
Council land. The timing, phasing and costs of development, under either 
scenario, will need further evaluation work to establish the best way of 
delivering these new homes quickly. 

3.1.5 Two major developer groups, Persimmon Homes and Barratt Homes, have 
existing contractual relationships with the Althorp Estate. A planning 
application was made to West Northampton Development Corporation 
(WNDC) in 2007 (who were then the competent planning authority). That 
application was not determined and the scheme proposal has been the 
subject of various subsequent changes. Discussions between the developers 
with this Council‟s Planning team have continued since the return of planning 
powers from WNDC to Northampton Borough Council. 

3.1.6 As a result of the property slump and wider economic recession from 2008 
until recently, the scheme was not actively progressed for a substantial period. 
However, there has been an improving development climate for housing over 
the last 12-18 months and the developers are keen to make progress. Some 
infrastructure issues have now been helpfully clarified, in particular highways 
issues relevant to this development.  A so called “Gateway Scheme” on land 
not owned by this Council, within Daventry District Council‟s area, has recently 
been granted planning permission in 2013 (subject to s.106 agreement 
completion) for 200 houses. There remain challenges concerning the viability 
of the larger scheme at differing levels of s. 106 contributions and affordable 
housing proportions. These will inevitably affect the quantum and timing of any 
capital receipts from a disposal. 

3.1.7 The development of housing and associated facilities on this land would, over 
a number of years, provide significant additional homes in Northampton in a 
section of the town that has been identified for this purpose for a substantial 
period of years. The local centre would offer some facilities to existing 
residents of the Kings Heath and Rye Hill areas. 

 

3.2     Issues 

3.2.1 The Council‟s land could be developed in isolation from land owned by the  
Althorp Estate. The Council has no contractual agreements with the two 
developers concerned and could choose to deal with a third party. However, 
the co-ordination of development would be more difficult and there is the risk 
that less valuable uses may be concentrated on Council land, yielding the 
Council a smaller share of value. The advantage of working with the existing 
developers and the Althorp Estate is that this is the most straightforward 
methodology of delivering a comprehensive scheme, with the most 
appropriate use of various land areas, by adopting an approach that 
„equalises„ value across the site and limits scope for conflict between 
landowners. 
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3.2.2  As noted in earlier Cabinet reports, the areas of land have been let for many 
years on an agricultural basis. Notwithstanding this, some of the land was 
appropriated for allotment use, from housing use, in 1952. Consent to dispose 
of this land would be required from the Secretary of State in accordance with 
the requirements of the Allotments Acts. 

3.2.3  Similarly, some small areas of land within the vicinity are designated as public 
open space and if these were to form part of the development area the 
appropriate procedures for the proposed disposal of public open space would 
need to be followed. 

3.2.4  The creation of a new local centre could have some impact on the limited retail 
facilities at Park Square on the Kings Heath Estate. These commercial 
premises are owned by this Council. However, there is potential for additional 
custom for certain types of businesses. 

3.2.5  The timing of any capital receipts from disposal of land is likely to reflect the 
phasing of overall development. It is unlikely that significant early receipts will 
be sufficient to meet the costs of direct development of any retained land by 
this Council. 

3.2.6    Issues related to flood risk will be fully considered and will be addressed as 
part of the planning process.  A full Flood Risk Assessment was completed 
before 2008 by the developers and submitted as part of their planning 
application first made to WNDC. An updated Flood Risk Assessment will be 
required as the application progresses due to the passage of time since the 
original submission.   

 

3.2.7  Similarly, transport infrastructure, school and other community provision will be 
tested and examined as part of the planning application for development. 
Highways modelling will test the ability of new and existing road infrastructure 
to manage new traffic generated by the developments.  

 

3.3  Choices (Options) 

3.3.1  The Council could choose not to dispose of any of the land edged red. This 
would limit the forms of development that could be delivered. This would be 
inconsistent with the Council‟s need to identify a suitable supply of land for 
housing, to meet the needs of a growing population. A decision not sell any 
Council land here could lead to other sites in Northampton - that are not 
considered as objectively suitable as Dallington - being brought forward for 
housing development instead. 

3.3.2  The Council could choose to dispose of land, bringing forward new homes, 
schools and other facilities, whilst also generating a significant phased capital 
receipt for the Council over several years. 

3.3.3  The Council could choose, under either scenario above, to procure a 
substantial number of affordable homes to rent that would remain in the 
ownership of the Council – situated on land that the Council presently controls. 
This would help to meet housing need in Northampton. The design, layout and 
road access to such new Council homes would need to be carefully 
considered.  
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4.   Implications (including financial implications) 

 
4.1 Policy 

4.1.1 The disposal of land for development at this location would be consistent with 
the advanced draft Joint Core Strategy for West Northamptonshire and with 
the 1997 Northampton Local Plan (saved policies). 

4.2     Resources and Risk 

4.2.1  Capital – The land is a General Fund asset of the Council. If the Council 
disposed of it, the land could generate a large capital receipt for this Council. 
The quantum and timing of this would need to reflect realistic timetables for 
development and have regard to the significant infrastructure costs that are 
inevitable as part of such a large development scheme. In the case of capital 
receipts generated from the disposal of former allotment land, there may be 
restrictions on the way this money may be applied.  The procurement of new 
council owned homes to rent would involve substantial capital costs. The 
extent to which those costs could be met through capital receipts and/or 
developer payments in lieu of affordable housing obligations would determine 
what level of additional borrowing that the Council might incur. Should this 
option be explored the Council would need to consider the impact of resources 
from both the General Fund and Housing Revenue Account. 

 

 Right to Buy Capital Receipts – one of the funding streams envisaged for the 
investment in new council houses on this project is the use of future Right to 
Buy capital receipts. This will ensure there is a clear and transparent link 
between the proceeds of sales from the Council‟s existing housing stock and 
re-investment in new council houses in the Borough. However, it should be 
noted this may have an impact on other schemes in the Housing Capital 
Programme which may have used receipts from Right to Buy sales. Alternative 
funding sources will need to be identified for these schemes.  

 

Revenue – There would be costs incurred in obtaining external professional 
valuation advice to ensure that any terms agreed are the best that can be 
reasonably achieved in the current market. There may be costs of legal and 
other external professionals in dealing with appropriate processes associated 
with allotment land and open space and concerning the existing agricultural 
tenancies. It may be necessary to employ consultants to verify information 
about matters affecting the land that could impact materially on value – e.g. 
contamination. There would be a modest loss of income from the existing 
tenancies, if terminated, and there could be potential liabilities to pay 
compensation to them. The creation of new homes over time would generate 
additional council tax income and under current financial mechanisms 
additional “New Homes Bonus” payments from central government. The 
development of new Council owned homes to rent would generate a new 
revenue income stream, which could service some of the costs of their 
construction, as well as provide a return on investment to the General Fund 
and Housing Revenue Account. 
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4.2.2.  Risk: The sale of land would be likely to be subject to a transfer for an initial 
part value with subsequent further tranches of payment over several years. 
There would need to be adequate security for those future monies, secured by 
way of legal charge or other restriction on the land. The responsibility for 
holding costs would need to be transferred to the developer, so far as 
possible, to avoid liabilities for such issues as fly tipping and unauthorised 
occupations. 

 

4.3  Legal 

4.3.1 Local authorities are generally under a duty to comply with Section 123(2) of 
the Local Government Act 1972 which requires that "Except with the consent 
of the Secretary of State a Council shall not dispose of land under this section, 
otherwise than by way of a short tenancy, for a consideration less than the 
best that can reasonably be obtained." Section 123 issues are addressed in 
the body of this report. An independent valuation of the Council‟s interest may 
be necessary to demonstrate that best value has been obtained, in the 
absence of any general exposure of the property to the market. 

 
4.3.2   The sale of property deemed allotment land is subject to certain statutory 

constraints. These would need to be followed in respect of relevant land areas. 
Any areas designated as public open space, needed for the development, 
would have to be advertised in accordance with statutory process. 

 
   Equality  
4.4.1 There are no adverse impacts at this stage but will be considered in 

accordance with the Council policy when appropriate.  

 

4.5  Consultees (Internal and External) 

Ward Councillor  

 

4.6  How the Proposals deliver Priority Outcomes 

4.6.1   The promotion of planned extensions to the town is important in increasing the 
supply of different types of homes in Northampton. The generation of capital 
receipts would help to meet the Council‟s need to invest in key priority capital 
projects whilst minimising new borrowing to fund that expenditure.  The 
creation of new Council owned homes for rent, at an early date, would help to 
meet a key corporate priority. 

4.7  Other Implications 

4.7.1 There are none specifically. 

 
5.  Background Papers 

 
Cabinet Reports  
October 16th 2006 – Asset Disposal Plan: Dallington Heath 
February 5th 2007 – Dallington Grange: Progress of Potential Agreement 
April 3rd 2007 – Disposal of land at Dallington Grange 
July 30th 2007  - Dallington Grange 
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Steve Boyes 

Director 
Regeneration, Enterprise and Planning 

0300 330 7000 
 
 
 
 


