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Planning Policy Team 
East Northamptonshire Council 
Cedar Drive 
Thrapston 
Kettering 
NN14 4LZ 
 
 
 
 
 
VIA EMAIL ONLY -   
 
 
 
Dear Sir/ Madam   
 
East Northamptonshire Local Plan: Emerging Local Plan Part 2 Additional Sites (Rushden) 
Consultation – October to November 2020 
 
Land at Springfield Farm, Thrapston 
 
Savills is instructed by the Society of Merchant Venturers (SMV) to submit representations in response to the 
further Additional Sites (Rushden) Consultation on the East Northamptonshire Local Plan Part 2. 
Accompanying these representations is a separate ‘Representation Form’. 
 
The SMV is a private organisation, incorporated under the Royal Charter, that is the endowment trustee of the 
St. Monica Trust, a registered charity that owns and manages land within the charity’s ownership at 
Thrapston.  The income generated from the holding is used to help fund the work of the charity, and any 
proceeds generated are similarly held for the benefit of the charity. 
 
This representation is made in relation to our Client’s land at Springfield Farm, Thrapston which is outlined in 
red on the enclosed ‘Site Plan - Land at Springfield Farm, Thrapston’ and which forms part of the SMV’s Lilford 
Estate. The SMV’s land is identified within the East Northamptonshire Council’s (ENC) ‘Call for Sites’ document 
as Ref: CFSU35 and has been assessed by ENC as having a capacity for approximately 250 dwellings. The 
SMV own further land adjoining the red line boundary defined on the enclosed ‘Site Plan – additional Land at 
Springfield Farm, Thrapston’ and this further land could mean the whole Springfield Farm site has a capacity 
in the region of 500 dwellings (subject to further technical work). The land is in a single ownership (SMV), 
continues to be available and is deliverable within the Plan period. We would also like to highlight that a number 
of developers have expressed interest in the site.  
 
We are grateful for the opportunity to again submit formal representations and the following sets out why our 
Client’s land at Springfield Farm, Thrapston should be allocated for housing in the Local Plan Part 2.  
 
We also submitted a representation, on behalf of the SMV, on the Focussed Consultation that took place 
between February to March 2020 with regards to the potential additional allocation site at Rushden Lakes West 
for up to 450 dwellings. Due to potential delivery issues with the Rushden Lakes West site, ENC is now 
consulting on a ‘favourable’ alternative additional site at land east of A6 Bypass/ Bedford Road, Rushden for 
up to 450 dwellings.  
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The site 
 
Springfield Farm is located on the northern edge of Thrapston in Northamptonshire. The site is bounded by 
Oundle Road to the south east, residential development to the south west, the River Nene and disused railway 
line to the north west, and farming land and the A605 to the north east. Thrapston itself is host to a number of 
national logistics and distribution centres due to its location on the strategic road network.  In addition a number 
of businesses are located in the town. 
 
The land at Springfield Farm has long been recognised by ENC as a potential development site. Our Client’s 
land at Springfield Farm has the potential to deliver between approximately 250 and 500 dwellings. On a without 
prejudice basis, the site has the potential to provide the following: 
 

 A suitable mix of housing inline with the requirements of the 2015 Strategic Housing Market 
Assessment (SHMA) and the Development Plan;  

 Affordable housing; 

 Specialist housing for the elderly;  

 Residential homes where there is an element of care or nursing homes; and 

 Appropriate planning obligation contributions e.g towards local education requirements.  
 
The Springfield Farm site lies immediately adjacent to the ‘Thrapston Gravel Pits’ designated as part of the 
Upper Nene Valley Gravel Pits ‘Special Protection Area’ (SPA). In accordance with Policy 4 (Biodiversity and 
Geodiversity) of the North Northamptonshire Joint Core Strategy (adopted July 2016) (JCS), any residential 
development in this location could contribute towards the implementation of the ‘Mitigation Strategy’ for the 
SPA. This could include an effective bespoke mitigation strategy/ package of measures to be agreed with 
Natural England and also in consultation with the Wildlife Trust for Bedfordshire, Cambridgeshire and 
Northamptonshire.  
 
The SMV Lilford Estate has extensive landholdings which provide a unique and significant opportunity to deliver 
appropriate mitigation and improvements across a wider area. SMV is also in a unique position as it also owns 
land within and around Thrapston Gravel Pits which are designated as part of the Upper Nene Valley Gravel 
Pits SPA. Further information on the wider land holdings can be made available if requested.  
 
The development of our Client’s land could provide an opportunity to enhance the green infrastructure corridor 
(disused railway) which runs along the northern boundary of the site. 
 
Please find enclosed a Constraints Plan which indicates that the vast majority of the site is within Flood Zone 
1 with a very small part of the site being within Flood Zone 2. Also enclosed with our representation is an 
indicative Framework Plan for the area of Springfield Farm suggested as part of the Call for Sites (ref: CFSU35) 
which can deliver a minimum of 250 homes. The Framework Plan indicatively shows the location of housing 
within the site and indicates that the part of the site within Flood Zone 2 has been suggested to be used for 
green infrastructure purposes.  
 
Land outside but directly adjoining the southern boundary of site CFSU35 received planning permission (ref: 
12/01800/FUL) in February 2013 for the conversion of traditional buildings at Springfield Farm to form 5 no. 
residential units. The land subject to this planning permission is defined on the enclosed Framework Plan.  
Application 16/00591/LDE for the lawful commencement of planning permission 12/01800/FUL was granted in 
May 2016.  
 
Our Client would be happy to undertake site specific technical work (such as ecology) and would be happy to 
make this available to ENC is required.  
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Replacement District-wide Local Plan Part 2 Additional Sites Consultation (October 2020) 
 
The following section sets out why on behalf of our Client we are proposing that land at Springfield Farm, 
Thrapston should be allocated for housing. In summary the site will:  
 

 contribute towards overcoming the under delivery against the housing requirements set out in the JCS; 

 contribute towards the housing land supply and help overcome any potential supply concerns;  

 help balance the direction of housing growth within the District rather than concentrating in the southern 
sub area and away from the major strategic developments proposed at Rushden East and 
Irthlingborough West which have been slow in their delivery; and 

 provide several social, economic and environmental benefits. 
 
Housing requirements  
 
Policy 11 (The network of urban and rural areas) of the JCS provides a clear spatial strategy for the distribution 
of new development within the area - with the emphasis of growth on the ‘the urban areas’ (i.e. Growth Towns 
and Market Towns). Thrapston is identified as a Market Town and the JCS confirms that Market Towns:  
 

“will provide a strong service role for their local communities and surrounding rural areas with growth 
in homes and jobs to support regeneration and local services, at a scale appropriate to the 
character and infrastructure of the town [our emphasis]”. 

 
Policy 11 of the JCS should be read alongside the adopted Rural North, Oundle and Thrapston Plan (2011) 
(RNOTP), which identifies several development sites for Thrapston. The RNOTP at paragraph 9.2 specifically 
refers to our Client’s land the Springfield Farm, Thrapston site: 
 

“… Considering the wider need to Plan for sustainable communities as set out in PPS1 and the growth 
levels for Oundle and Thrapston set out in the Core Strategy the Springfield Farm location has been 
identified as a site with some development potential that may be suitable for the development of a new 
secondary school should one need to be provided.” 

 
Policy 28 (Housing requirements) of the JCS sets out that the overall housing requirement for East 
Northamptonshire between 2011 – 2031 is 8,400 (equivalent to 420 dwellings a year). The JCS, at Policy 29 
(Distribution of new homes), confirms that the housing requirement for Thrapston is 680 dwellings over the plan 
period. The housing requirements in the JCS are based on the evidence from the North Northamptonshire Joint 
Planning Unit Housing Background Paper (January 2015).  It is noted that the housing requirement for 
Thrapston has already been met from completions and existing commitments and as a result the Local Plan 
Part 2 proposes to not allocate any further housing land allocations in Thrapston.   
 
However, in accordance with paragraph 49 of the National Planning Policy Framework (NPPF) (2019), the 
Council should be seeking to “boost significantly the supply of housing [our emphasis]”. The housing 
requirements in the JCS are not a ‘cap’ on development and the Local Plan Part 2 should assess the options 
for allocating significant additional growth - indeed, arguably there is potential to increase delivery across the 
settlement hierarchy through site allocations in order to increase dwelling provision overall.  
 
In addition, one of the principle roles of the Local Plan Part 2 is to meet any shortfalls in the strategic allocations 
set out in the JCS.  
 
The proposed Standard Methodology 2 for assessing local housing need, published by the Ministry of Housing, 
Communities & Local Government (CLG) earlier this year, calculates the housing need for East 
Northamptonshire District as 821 dwellings per year. This is a significant increase on the 420 dwellings per 
year required by the JCS. The Council should consider delivering a greater level of housing to enable it to 
respond to the potential significant increase in local housing need that is being suggested by CLG 
methodologies/ assessments. This will ensure the emerging Local Plan Part 2 is flexible to respond to changes 
in circumstances and is therefore future proofed.  
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Housing land supply  
 
Paragraph 73 of the NPPF states that a local planning authority should identify and update annually a supply 
of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing against their housing 
requirement set out in adopted strategic policies. The JCS sets out the Council’s housing requirement which, 
with a five percent buffer, equates to 2205 homes over the five-year period (1 April 2019 to 31 March 2024). 
This is an annual requirement of 441 homes. The ENC updated Annual Position Statement, approved by its 
Planning Policy Committee in June 2020, suggests the housing supply over the relevant period is 2718 homes. 
As at April 2019, this would amount to a 6.16 years supply against the housing requirement.  
 
It is noted from the report considered at the ENC Planning Policy Committee on 19th December 2019 that whilst 
housing completion rates across the District are roughly in line with the JCS housing requirements, completions 
at Rushden and Irthlingborough, identified through housing monitoring work, are showing a significant 
undersupply against the specific targets set out in that Plan. Paragraph 2.5 and 2.6 of the Committee Report 
adds that: 
 

“The increase in potential shortfall can largely be attributed to further revisions relating to the housing 
trajectories proposed for the major strategic developments proposed at Rushden East and 
Irthlingborough West. Large urban extensions require significant time and resource to deliver, and 
although the developments were never programmed to be completed within the Plan period up to 2031, 
an increasing quantum of development is now anticipated to occur beyond the end of the Plan period. 

 
The implications of the housing delivery position are set out in paragraphs 1.11 to 1.14 of the 
background paper. In summary, whilst the deficits at Rushden and Irthlingborough are to some degree 
offset by higher levels of completions elsewhere in the District, for example at Raunds, Higham Ferrers 
and parts of the rural area, the overall position raises concern, particularly if the strategic developments 
continue to fall behind the housing trajectories set out in the JCS.” 

 
The reliance upon large scale strategic sites allocated in the JCS and upon existing extant planning permissions 
at Thrapston creates a weakness in the strategy for the delivery of housing whether generally or specifically to 
Thrapston. Should the slow delivery of the major strategic development continue there is a clear risk that the 
deficit from the strategic developments may continue to impact on meeting the overall housing requirements.  
 
To ensure that the district can continue to demonstrate a sufficient five year housing land supply and that the 
minimum housing requirement figures for the plan period up to 2031 are met, sufficient and suitable sites across 
the district need to be allocated in the Local Plan Part 2. The following explains why we consider that our 
Client’s site should therefore be allocated.   
 
Additional site allocation – Springfield Farm, Thrapston   
 
It is clear that due to the slow delivery of the major strategic developments that the proposed additional 
allocation in Rushden for 450 houses may well not be sufficient to overcome these issues. The Council clearly 
considers that supply needs to be topped up through the need to allocate an additional site(s) in the emerging 
Local Plan Part 2. Allocating our Client’s site in Thrapston, which can provide between approximately 250 and 
500 homes, will make a significant contribution to ensuring the housing requirements and a robust five year 
housing land supply can be demonstrated and maintained by the Council and also provide suitable contingency.  
 
Our Client’s site will also help balance the direction of housing growth within the District rather than 
concentrating in the southern sub area and away from the major strategic developments proposed at Rushden 
East and Irthlingborough West which have been slow in their delivery. It is noted that the proposed additional 
allocation at land east of A6 Bypass/ Bedford Road, Rushden is located within the southern sub area. 
 
It is also clear, through this second consultation on an alternative allocation at Rushden, that ENC is having 
difficulty in finding a suitable appropriate site around Rushden to allocate. When considering sites to allocate 
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in the Local Plan Part 2, ENC must consider the assessment of site(s) against all 3 pillars of sustainable 
development. The Council must also be mindful that there may be better performing sites in other parts of the 
district, such as Thrapston.  
 
Also, if the full 450 dwellings required to be delivered via the additional site(s) in Rushden cannot be achieved 
then the balance must be allocated elsewhere around the district, such as Thrapston.  
 
The SMV’s land at Springfield Farm, Thrapston as noted above is immediately adjacent to the built-up area of 
Thrapston and is very well connected to several facilities in the town centre. The site is suitable, available and 
achievable for residential development. Moreover there are no insurmountable constraints which will prevent 
development on the site. The site is also within the sole control of the SMV which will facilitate its timely 
development. 
 
The Local Plan Part 2 should also not rely upon a review of the JCS to allocate additional sites as this review 
is not expected for a few years. This is because this review will be carried out by the new North 
Northamptonshire Unitary Authority which is due to form in 2021. The Local Plan Part 2 should allocate sites 
that can come forward in the short term to address the identified housing shortfall and housing need.  
 
Reserve/ safeguarded land  
 
The SMV consider that in the first instance ENC should identify further site allocations in order to increase 
dwelling provision overall. However, if ENC were to maintain that the additional proposed allocation at land 
east of A6 Bypass/ Bedford Road, Rushden is sufficient to ensure that the housing requirements and that a five 
year housing land supply can be demonstrated now and in the future, the Plan should still incorporate a suitable 
‘contingency’.  
 
Our suggestion would be to include within the Plan a review and reserve sites mechanism. Therefore, at the 
very least, our Client’s site should be identified as a reserve site. This will ensure that the Local Plan Part 2 
carries forward the presumption contained within the adopted RNOTP that the Springfield Farm, Thrapston site 
is suitable for development. 
 
Conclusions and Recommendations 
 
We recommend that the Local Plan Part 2 must plan positively for future housing need in East 
Northamptonshire District to allow for suitable growth. Thrapston is capable of accommodating additional levels 
of growth and in light of the reasons identified above we would recommend that our Client’s site at Springfield 
Farm, Thrapston is allocated for housing in addition to the proposed extra allocation in Rushden. At the very 
least our client’s site should be identified as a reserve site.   
 
Our Client’s site is suitable, available and achievable for residential development. There are no insurmountable 
constraints which will prevent development on the site and the site is also within the sole control of the SMV. 
 
We trust the above comments clearly set out the SMV’s position at this stage. If you would like to discuss these 
comments or would like any further information on our Client’s site please do contact me.  We would be very 
happy to arrange a meeting with Officer’s.  
 
Please can you confirm receipt of this representation and also keep me informed of the next stages of the Plan.  
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Yours faithfully 
 

 
 

Associate  
 
Enc.  
Representation form 
Site Plan - Land at Springfield Farm, Thrapston (CFSU35) 
Site Plan – additional Land at Springfield Farm, Thrapston 
Constraints Plan 
Indicative Framework Plan 




