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1. Legal compliance – 2012 Town and Country Planning (Local Planning) (England)
Regulations 2012, as amended; 2004 Environmental Assessment Regulations;
Conservation of Habitats and Species Regulations 2017; and/ or Human Rights/ equalities
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This is to establish that it has been prepared in accordance with the relevant legal and procedural 
requirements.  The Local Plan is deemed ‘sound’ if it can be satisfactorily demonstrated to the appointed 
Planning Inspector that it meets the following tests: 

a) Positively prepared – consistent with relevant strategic policies for the area [that is, the Local
Plan Part 1; the North Northamptonshire Joint Core Strategy 2011-2031, adopted July 2016];

b) Justified – an appropriate strategy, taking into account the reasonable alternatives, and based
on proportionate evidence;

c) Effective – deliverable over the plan period; and

d) Consistent with national policy – enabling the delivery of sustainable development in
accordance with the National Planning Policy Framework (NPPF).

In preparing your response, it is necessary to specify whether you support or object to the Local Plan 
Part 2; as a whole; a particular section; or a specific paragraph or policy.   

If you are commenting upon more than one section, paragraph or policy, please complete a 
separate form for each. 

It is also necessary to identify which of the statutory requirements [(1) – (3), above] and/ or soundness 
tests [(a) – (d), above] that you consider the Plan meets (in the case of supporting comments) or fails to 
meet (in the case of objections).  This is because the Plan will be examined on the basis of the statutory 
requirements, including soundness tests, so in order to be relevant it is necessary to specify the relevant 
requirement and/ or soundness test, for all representations [please tick the relevant boxes below]. 

Are you responding, 
to object to, or in 
support of the Plan1? 

To which statutory requirement 
does your response relate? 

If your response is about the Plan’s 
“soundness”, to which of the 
soundness tests does it relate? 

Object 1) Legal compliance a) Positively prepared

2) Compliance with the Duty
to Cooperate

b) Justified

Support 3) Soundness c) Effective

d) Consistent with national policy

Please provide details about what part/ parts of the Local Plan your representation relates (as 
appropriate) 

Section/ Chapter Policy/ paragraph Policies Map 

Number/ reference Number/ reference Number/ reference 

Heading Heading Heading 

Statement 

1 A comment or suggestion about how the Plan might be amended or improved should be regarded as an 
objection for the purposes of this consultation 

X

X

X

X

X

7

Economic
Prosperity

How does the Plan, section, or policy/ paragraph meet, or fail to meet, the relevant statutory requirements 
[(1)-(3), above] and/ or soundness test [(a) – (d), above]? 

Please refer to our representations as set out in a letter dated 19th March 2021, together with the supporting 
appendices. 
In summary, we object to the Plan’s approach to employment growth, which is not based on up-to-date evidence, 
does not consider the reasonable alternative of planning for greater employment growth and is not an appropriate 
strategy based on the evidence, and does not reflect the National Planning Policy Framework’s approach to 
building a strong, competitive economy. 
As such, the Plan is unsound as it is not positively prepared, justified or consistent with national policy. 



Please note: In your representation you should provide succinctly all the evidence and supporting 
information necessary to support your representation and your suggested modification(s). You should 
not assume that you will have a further opportunity to make submissions, although you may attach more 
detailed supporting documents. 

After this stage, further submissions may only be made if invited by the Inspector, based on the 
matters and issues he or she identifies for examination. 

If you are objecting to the Plan as a whole, a particular section, or a specific paragraph or policy, do you consider it 
necessary to participate in examination hearing session(s)? 

No, I do not wish to participate in hearing 
session(s) 

Yes, I wish to participate in hearing session(s) 

If you wish to participate in the hearing session(s); please outline why you consider this to be necessary. 

Please note: The Inspector will determine the most appropriate procedure to adopt to hear those who have 
indicated that they wish to participate in hearing session(s). You may be asked to confirm your wish to participate 
when the Inspector has identified the matters and issues for examination. 

What will happen to my representation? 

Your representation will be submitted to the Secretary of State for Communities, Housing, Communities and Local 
Government (together with the Local Plan Part 2 and supporting documentation), for consideration by a Planning 
Inspector.  The next stages in preparing the Plan are as follows: 

• March 2021 – submission of Plan to Secretary of State for independent examination;

• Late summer 2021 – Examination hearings, chaired by the appointed Planning Inspector.

In accordance with Data Protection Act 2018 please confirm if you would like us to retain your personal details so 
that we can notify you about future stages of the Local Plan Process. 

I wish to be notified about future stages of the 
Local Plan Process 

I do not wish to be notified about future stages of 
the Local Plan Process 

We will only use your personal data in order for us to re-consult you at future stages of preparing this Local Plan 
Part 2.  Please refer to the Local Plan Privacy Notice and the Council’s Privacy Statement for further 
information. 

Signature: Date: 

X

IM Properties and Peterborough Diocesan Board respectfully request to participate in the hearing sessions in 
order to fully present their case for greater employment growth and allocation of Land East of Thrapston. 

X

For an objection, how could the Plan, section, or policy/ paragraph be amended in order to meet 
the stated statutory requirement and/ or soundness test? 

Please refer to our representations as set out in a letter dated 19th March 2021, together with the 
supporting appendices.

To make the Plan sound we consider it should plan for greater employment growth where market 
demand is strongest such as along the A14 corridor.  We consider Land East of Thrapston, adjacent to 
an existing and established employment area, would assist in meeting the significant demand for 
strategic employment development.

19th March 2021



 

 

Planning Policy Team 
East Northamptonshire Council  

Cedar Drive 
Thrapston 

Kettering 

NN14 4LZ 
 

BY EMAIL ONLY:

  

Our Ref: 31209/A3/SH/bc 

19th March 2021 

 

Dear Sir/ Madam, 

EAST NORTHAMPTONSHIRE LOCAL PLAN: PUBLICATON (PRE-SUBMISSION DRAFT) 

LOCAL PLAN PART 2 – REGULATION 19 CONSULTATION  

1. Barton Willmore is instructed by IM Properties (the ‘Developer’) and the Peterborough Diocesan 

Board (the ‘Landowner’) to submit representations to the Pre-Submission Draft Local Plan Part 2 

(the ‘Draft Local Plan’) in respect of Land East of Thrapston.  

2. The site, which extends to 48.57 hectares (120.03 acres), is located to the east of Thrapston on 

the A605 close to Junction 13 of the A14.  The site comprises three parcels of land shown edged 

red, blue and purple on the Composite Plan provided at Appendix 1. The main part of the site, 

edged red, lies to the east of the A605 and north of Halden’s Parkway employment area and 

comprises 46.16 hectares (114.07 acres) of land, which IM Properties are seeking to bring 

forward for strategic employment development, principally Class B8 storage and distribution 

uses.  

3. At this stage there is no firm commitment to the use of the smaller land parcels edged blue and 

purple and we would welcome a discussion with the Council on the options being considered. 

The area edged green on the Composite Plan provided at Appendix 1 is not part of the site and 

is potentially to be developed by Saica UK Ltd, with planning permission having recently been 

granted in November 2020 for an extension to their existing facility at Plot 5 Halden’s Parkway 

(Ref: 20/00613/FUL) (the ‘Saica extension’).  
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4. The focus of our representations is on the need for strategic employment growth. The Draft 

Local Plan takes forward the jobs target for the district as set by the Local Plan Part 1 – that is, 

the North Northamptonshire Joint Core Strategy 2011-2031 adopted July 2016 (JCS) – and relies 

on existing major committed sites within the district to meet t his need. We object to this 

approach as it does not address the significant increase in demand since the adoption of the 

JCS, which has been further added to with the demand generated by the coronavirus pandemic. 

As such, the Draft Local Plan is unsound as is not positively prepared, justified, or consistent 

with national planning policy in respect of its approach to building a strong, competitive economy. 

To make the Draft Local Plan sound, we contend that it should plan for greater growth, in 

particular where market demand is strongest such as along the A14 corridor.  We consider Land 

East of Thrapston, which is adjacent to an existing and established employment area, would 

assist in meeting the significant demand for strategic employment development.   

Employment Growth  

5. The Draft Local Plan takes forward the jobs target for the district as set by Local Plan Part 1 – 

that is, the JCS. For East Northamptonshire, JCS Policy 23 (Distribution of New Jobs) sets a 

target for the creation of 7,200 net new jobs across all sectors in the plan period, and the 

supporting text (paragraph 8.16) confirms this is a minimum target.  

6. The Draft Local Plan sets out a jobs delivery trajectory that shows job growth exceeding the JCS 

target by 3,982 jobs by 2031 (paragraph 7.18/ Table 11). It goes on (paragraph 7.24) to state 

that: “Even in a scenario discounting sites where deliverability is uncertain … the requirement 

for 7,200 jobs should be comfortably exceeded, by over 2,200 jobs, providing a significant 

contingency to cover any potential fallout from macro-economic events such as the Covid-19 

pandemic or Brexit.”   

7. On the basis of the above, the Draft Local Plan relies on existing major committed sites to meet 

employment needs, stating (paragraph 7.25) that: “… there is no need identified for further 

strategic employment sites to be allocated through this Plan …”.   

8. We do not agree with the Draft Local Plan’s approach to employment growth, and consider it 

unsound, as set out below.  

Employment Need 

9. In its consideration of ‘reasonable alternatives ’, the Sustainability Appraisal Report (Aecom, 

January 2021) (the ‘SA Report’) sets out (paragraph 5.2.3) that: “With regards to growth, the 

targets within the JCS are the only reasonable starting point.  However, it is appropriate to 

consider the provision of higher amounts of land in order to achieve these targets.”   

10. We agree that the jobs target within the JCS is the starting point, especially given it is a minimum 

target, but consider it appropriate to first consider employment need/ demand and then level of 

land to meet the need.  The Council miss this important first step, and instead go straight to 

consideration of the amount of land needed to meet the target set by the JCS.  

11. It is relevant that the preparation of a new Plan – the North Northamptonshire Strategic Plan 

(NNSP) – to replace the JCS is underway, with the first consultation on Scope and Issues 

(Regulation 18) expected autumn/ winter 2021. The scope is to include economic growth, taking 
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account, amongst other things, of opportunities provided by the Oxford-Cambridge Arc1. Indeed, 

the Draft Local Plan itself (paragraph 7.45) acknowledges that the JCS target is likely to increase 

in the medium to long term due to additional growth aspirations arising largely from the Oxford -

Cambridge Arc. We would, however, point out that the target is likely to increase in the short -

medium term given the preparation of the NNSP is underway, and with adoption provisionally 

timetabled for summer 2024.  Notwithstanding this, the Draft Local Plan needs to meet the 

known significant demand for strategic employment floorspace within East Northamptonshire 

now, rather than rely on the NNSP which is some years away and will have a longer plan period.  

12. Recent research undertaken by Barton Willmore Development Economics demonstrates a need 

to plan for greater growth now, as demand for industrial floorspace, in particular logistics, is 

outstripping supply. These findings are presented in the Industrial Property Market Analysis 

(March 2021) note, which is provided as Appendix 3. In summary, the key findings are:  

• Despite a significant increase in industrial floorspace within East Northamptonshire since 

2009, the greater part of which has been for logistics, demand measured as occupied 

floorspace is to all intents and purposes at full occupancy.  

• Availability and vacancy rates signal a market where demand is failing to keep up with supply 

at an increasing rate, and with an immediate requirement for 550,000 - 1.1 million square 

feet of floorspace (around 51,000 - 102,000 square meters).  

• No logistics buildings are currently under construction in East Northamptonshire. Logistics 

floorspace is proposed at Warth Park Raunds, but nothing on the A14. It is expected that 

where logistics floorspace is proposed along the A14 around Kettering, that i t will be taken 

up quickly.   

13.  For the reasons given above we consider the Draft Local Plan is unsound as it : 

• Is not based on up-to-date evidence and, as such, is not positively prepared.  

• Does not consider the reasonable alternative of planning for growth  greater than that set by 

the JCS job target and, as such, is not justified. 

• Does not provide the flexibility required to respond to changing economic circumstances and, 

as such, is not consistent with the National Planning Policy Framework ’s (NPPF) approach to 

building a strong, competitive economy.   

Additional Employment Land Allocations  

14. The Draft Local Plan does not propose additional employment land allocations, with the SA Report 

considering this as an ‘unreasonable alternative’. The SA Report (paragraph 5.3.12) states that: 

“The Council considered whether there is a need to provide additional employment land 

allocations (of a range of types) at a level beyond that proposed in the ENLP Local Plan. However, 

this approach was considered unreasonable for several reasons, and therefore has not been 

appraised in the SA.”     

15. The SA Report goes on (paragraphs 5.3.13-5.3.14) to state that there is already an ‘oversupply’ 

across all sectors, and, with specific regard to logistics, that the district has already satisfied its 

 
1 See the Strategic Planning Update Report, Item 7, to the North Northamptonshire Joint Planning Committee meeting Tuesday 2nd March 
2021, provided at Appendix 2.  
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need for strategic distribution employment land, based on the JCS job forecasts, and that this  

matter is better explored in the future as part of a JCS review.  

16. Whilst it will be appropriate for the NNSP to consider economic growth, the spatial strategy for 

distribution of growth, and strategic development locations and opportunities, as demonstrated 

in the Industrial Property Market Analysis note provided at Appendix 3 there is evidence of 

significant need now for additional employment floorspace within East Northamptonshire, in 

particular for logistics. We consider that this need should be addressed now rather than delayed 

for a later Plan.  

17. For the reasons given above we consider the Draft Local Plan is unsound as it:  

• Is not based on up-to-date evidence and, as such, is not positively prepared.  

• Is not an appropriate strategy based on the evidence and, as such, is not justified. 

• Does not consider the opportunities for development to support economic growth needed to 

be planned for now and, as such, is not consistent with the NPPF’s app roach to building a 

strong, competitive economy.   

Employment Growth – Conclusion  

18. It is our view that the Draft Local Plan’s approach to employment growth is unsound, as is not 

positively prepared, justified, or consistent with national planning policy. To make the Draft Local 

Plan sound, we consider that it should plan for greater growth where market demand is strongest 

such as along the A14 corridor.  We consider Land East of Thrapston, adjacent to an existing 

and established employment area, would assist in meeting the significant demand for strategic 

employment development. 

The Opportunity 

19. Land East of Thrapston lies adjacent to the urban area of Thrapston and immediately north of 

Halden’s Parkway employment area (and the recently approved Saica extension).   

20. The JCS sets the overarching spatial strategy for North Northamptonshire and this has an urban 

focus, supporting the principle of development in urban areas, including Thrapston which is 

identified as a Market Town at Table 1 (Spatial Roles). Table 1 highlights Thrapston fo r: 

“Regeneration, diversification and expansion of the employment and service base”.   

21. The Draft Local Plan’s strategy for Thrapston (paragraph 10.72/ Figure 32/ Table 28) identifies 

Halden’s Parkway as a ‘distinctive spatial part ’, with scope for further expansion of logistics or 

warehousing if necessary. 

22. We consider development of the main part of the site for employment uses, principally logistics, 

would form a logical extension to the existing employment area at Halden’s Parkway. From a 

logistics perspective, the site is well located to the strategic highway network, being on the A605 

close to Junction 13 of the A14 corridor. As required by the NPPF, planning policies should 

recognise and address the specific locational requirements of the logistics sector (paragraph 82).      

23. It is relevant that the site was assessed as part of the JCS site selection process and included 

on the short list of potential strategic sites, with key positive factors noted as its location in 

relation to the trunk/ principal road network, its likelihood of being of interest to the 

warehousing/ distribution sector, and access being achievable from the A605. The site 
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assessment, as included within the Updated Draft Background Paper on Strategic Housing and 

Employment Sites (North Northamptonshire Joint Planning Unit , August 2013) (the ‘JCS 

Background Paper’), is provided at Appendix 4.  

24. Furthermore, being adjacent to the urban area of Thrapston, the site has access to a source of 

labour supply. Research undertaken by Barton Willmore Development Economics  demonstrates a 

large labour supply. This is presented in the Labour Supply Analysis (March 2021) note, provided 

as Appendix 5. In summary, the key findings are:  

• Data for Thrapston from 2019, prior to the coronavirus pandemic, showed a tight labour 

supply with unemployment at 2.2%. However, national and regiona l evidence from November 

2020, showing unemployment at 5% and 5.6% respectively, provides a strong indication that 

locally there is likely to be greater available labour supply. This is supported by the local 

claimant count, which has seen a significant increase November 2019-November 2020 of 

around 160% for East Northamptonshire and 170% for Thrapston.  

• Logistics development at the site would find a supply of labour from the claimant count, 

which is inflated as a result of the coronavirus pandemic and probably not at its peak as 

support measures remain in place, and also from a decrease in in-store retail employees with 

a continued trend towards online sales.     

25. As demonstrated by the site assessment in the JCS Background Paper  (see Appendix 4), the 

site itself has no known physical constraints. Moreover, IM Properties have assembled a team 

across a range of disciplines to obtain a clear understanding of the site – including in respect of 

integration with the urban area, visual impact, and impact on heritage assets – and to develop 

appropriate mitigation strategies. It is our view that any concerns the Council may have about 

the suitability, and wider deliverability, of the site can be addressed.  

26. Moreover, development of the site has the potential to deliver significant economic, social and 

environmental benefits. As an example, IM Properties are working closely with Lockhart Garratt, 

a leading environmental, ecological and forestry consultancy, to  consider the opportunities to 

respond positively to biodiversity and environmental net gain in this location and to deliver 

innovative green infrastructure solutions as part of the scheme. In this respect, the site, in part, 

sits within an area of Aspirational Connections to the Greenway 2 and development offers a 

potential opportunity to deliver enhanced pedestrian links from Titchmarsh to The Greenway 

and, as a consequence, assist in the delivery of Policy EN8 (The Greenway) of the Draft Local 

Plan. 

Conclusion  

27. In summary, we object to the Draft Local Plan ’s approach to employment growth, which takes 

forward the jobs target for the district as set by the JCS and relies on existing major committed 

sites within the district to meet this need, rather than consider and address the significant 

demand for strategic employment now. As demonstrated by our evidence, demand for industrial 

floorspace, in particular logistics, is outstripping supply  and there is, therefore, a need to plan for 

greater growth.  

28. In light of the above, we consider the Draft Local Plan is unsound as it is:  

• Not positively prepared, as it is not based on up-to-date evidence.  

 
2 See Figure 8 of the Draft Local Plan and the Thrapston Inset Map.  
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• Not justified, as it does not consider the reasonable alternative of planning for greater 

employment growth and is not an appropriate strategy based on the evidence. 

• Not consistent with national policy, as it does not reflect the NPPF’s approach to building a 

strong, competitive economy.  

29. To make the Draft Local Plan sound we consider it should plan for greater  employment growth 

where market demand is strongest such as along the A14 corridor.  We consider Land East of 

Thrapston, adjacent to an existing and established employment area, would assist in meeting 

the significant demand for strategic employment development.   

30. We thank you for the opportunity to respond to the Pre-Submission Draft Local Plan Part 2. If 

you require any clarification of the matters raised or wish to discuss the opportunity presented 

by Land East of Thrapston in greater detail, please do not hesitate to contact Stephenie Hawkins 

or myself.    

 

Yours faithfully,  

Senior Partner 



 

 

 

 

 
 

 
 

 
 

 

 
 

 
APPENDIX 1 

COMPOSITE PLAN 
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Date 2nd MARCH 2021

Report 
Originator

HEAD OF NORTH NORTHAMPTONSHIRE JOINT 
PLANNING & DELIVERY UNIT

Title
STRATEGIC PLANNING UPDATE

2. BACKGROUND

2.1 This is the last meeting of the Joint Planning Committee (JPC). The North 
Northamptonshire Council (NNC) will take over as strategic planning authority 
from 1st April 2021. This is therefore a “handover” report to provide members 
with an update on strategic issues, and to make recommendations to NNC on 
how strategic planning should be taken forward.

            
2.2 At its 25th July 2019 meeting, the Joint Planning Committee (JPC) considered a 

report on the North Northamptonshire Joint Core Strategy (JCS) review. The 
conclusion of the report was that the JCS did not require an immediate update, 
but that this should be kept under review, particularly in relation to progress on 
the Oxford-Cambridge Arc Spatial Framework (ASF). It was agreed that the new 
plan should be referred to as the North Northamptonshire Strategic Plan (NNSP) 
and should cover the period 2020-2041, with the spatial vision potentially 
extending to 2050 to align with the Arc. A provisional timetable for updating the 
JCS was included within the report. 

2.3 This report updates the JPC on strategic planning work in North 
Northamptonshire focusing on the Oxford-Cambridge Arc Spatial Framework 
(ASF). It is proposed that preparation of the NNSP should formally commence 
this year, aligned with the programme for the ASF. Views are sought on the draft 
scope and timetable provided at Appendix 1. This will be recommended for 
inclusion in the NN Local Development Scheme, which NNC will need to publish 
to outline its programme of development plan preparation.

 

1. PURPOSE OF REPORT

1.1 To update the Joint Planning Committee on the Oxford-Cambridge Arc Spatial 
Framework and recommend to the new Council a draft scope and timetable for 
the North Northamptonshire Strategic Plan. 
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3. FACTORS INFLUENCING THE NN STRATEGIC PLAN

National context:

3.1 The NNSP will need to address the strategic matters set out in the NPPF and 
any revisions to it. Consultation is currently taking place on changes to the NPPF 
(see Item 5). These are reflected in the proposed scope of the NNSP.  

3.2 The Government published the ‘Planning for the Future’ White Paper in August 
2020, containing potentially radical changes to the types and policies Local 
Plans could contain, the evidential and appraisal requirements, and the stages 
and timescales involved. Proposals included:
• Simplified plans with three categories of land (Growth, Renewal, Protection), 

with automatic permission in principle for development in Growth Areas. 
• Policies to set clear rules for development rather than general planning 

policies, which would be included in the NPPF. 
• A standard method for establishing binding housing requirement figures. 
• A single statutory ‘Sustainable Development Test’ to replace the tests of 

soundness
• Removing the Duty to Cooperate.
• Plans to be increasingly digitised, based on interactive maps to make them 

more accessible and to focus engagement on the plan-making stage.
• Local Plans will be required to meet a statutory timetable and should take no 

longer than 30 months to prepare.
 
3.3 The JPC agreed a comprehensive response to the White Paper consultation at 

its 28th October 2020 meeting. It is understood that the Government will publish 
its response to the White Paper in the Spring. Many of the proposals will require 
legislation and there will be a transitional period for implementation. The 
proposed reforms will not therefore impact fully on the preparation of the NNSP. 
However, NNC will need to consider the final package of reforms and decide 
what elements of the proposals it must incorporate, or that it wishes to 
incorporate into the new plan.

3.4 The Government has stressed the need for work on Local Plans to continue. A 
Government written ministerial statement  on 19th January 2021 made reference 
to the deadline of December 2023 for all authorities to have up-to-date Local 
Plans in place. The Statement sets out that “It is critical that work should 
continue to advance Local Plans through to adoption by the end of 2023 to help 
ensure that the economy can rebound strongly from the COVID-19 pandemic”. 
The statement is clear that the White Paper reforms should not be used as a 
reason to delay plan-making: “The Planning for the Future White Paper 
consultation closed in October. The White Paper sets out proposals to deliver a 
significantly simpler, faster and more predictable system. These proposals will 
need further development. Authorities should not use this period as a reason to 
delay plan-making activities. Authorities who have an up-to-date plan in place 
will be in the best possible position to adapt to the new plan-making system”.
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3.5 It is therefore important to progress the NNSP in advance of the implementation 
of the White Paper proposals. The proposed NNSP timetable at Appendix 1 
allows some flexibility but will need to be reviewed when further details of 
planning reforms are announced.

Sub-Regional context: Oxford-Cambridge Arc Spatial Framework

3.6 Previous reports have updated the JPC on the background and current position 
regarding the preparation of Oxford-Cambridge ASF and the implications for 
North Northamptonshire. The ASF will provide the key context for the 
preparation of the NNSP and timescale for doing so. 

3.7 The Government published a policy paper1 introducing its proposals for the 
preparation of an ASF on 18th February 2021. The policy paper is provided at 
Appendix 2.  This indicates that the spatial framework will set a plan and policies 
with the status of national planning policy. Based on a long-term, strategic 
approach to planning for growth across the area, the Government considers it 
will help to unlock the long-term potential of the area in a sustainable way, 
improving the Arc as a place to live and work. It will give communities a chance 
to shape the long-term future of their area and will help to ensure the benefits 
of growth are felt across the region.        

3.8 The policy paper sets out the approach the Government intends to take, 
including:

 a timeline for developing the framework, 
 how it will engage communities and work with local partners, and
 the high-level scope of the framework, including the approach it will take to 

planning for the environment, infrastructure, economic growth, and new 
homes and place-making. 

3.9 Alongside the publication of the ASF policy paper, the Government has also 
announced its intent to establish a Growth Body in the Oxford-Cambridge Arc 
which it considers will give a clear economic leadership voice to the Arc. The 
Government intends to work with local partners to ensure the Growth Body is 
tailored to the region’s unique opportunities.      

High-level scope of ASF:

3.10 At para 2.1 the Government sets out its intention to develop a long-term Spatial 
Framework for the Arc that will support better spatial planning, provide a 
blueprint for better-targeted public investment, give investors and businesses 
greater long-term certainty over growth plans, and allow communities to shape 
the long-term future of places across the region. The nature and content of the 
Spatial Framework will be subject to the outcome of both detailed consultation 
and sustainability appraisal. The Government’s approach will be based on 10 

1 Planning for sustainable growth in the Oxford- Cambridge Arc- An introduction to the Oxford-Cambridge
Arc Spatial Framework, February 2021
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core principles (p.11), including that it will plan to 2050 and beyond to create the 
foundation for long-term sustainable growth.      

3.11 Section 2 explores what this approach will mean for:

 The Arc’s economy (p.12 paras 2.3-2.6)
 The Arc’s environment (p.13 paras 2.7-2.8)
 Transport and infrastructure in the Arc (p.14 para 2.9)
 Housing and planning in the Arc (p.15 paras 2.10-2.11). 

3.12 Para 2.10 states that the Government will plan for the right level of growth in the 
Arc, to ensure it is a great and affordable place to live and work- both for existing 
residents and communities of the future. To do this, the Spatial Framework will 
identify:
 the most sustainable locations for new homes, including identifying 

Opportunity Areas, to support local planning authorities to plan for this 
growth

 the infrastructure needed to support sustainable growth in those locations, 
and the key locations for strategic infrastructure to support sustainable 
growth

 locations for environmental enhancement to achieve greater environmental 
benefits that can allow development to take place elsewhere

Timetable and how the ASF will be developed:

3.13 Para 3.1 of the policy paper sets out that over the next two and a half years, a 
specialist team in the Ministry of Housing, Communities and Local Government 
will work with communities and local partners to develop a robust, evidence-
based Spatial Framework.

3.14 The Government will seek to implement the Spatial Framework as spatially 
specific national planning policy. Local planning authorities preparing local 
development documents (including local plans) will have to have regard to the 
Spatial Framework, as they do with other national policies and guidance. The 
timeline for developing the ASF is set out below:
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Status of the ASF:

3.15 The paper states that the Government will take an integrated approach to 
planning for the Arc, to ensure it can deliver the sustainable outcomes it wants 
to see. To achieve this the Spatial Framework will have the status of national 
planning and transport policy, providing a strategic framework for local planning.   

3.16 Paras 3.6-3.7 of the paper describe the measures that the Government will take 
to ensure sustainability is at the heart of the Arc Spatial Framework. A 
sustainability appraisal, incorporating a Habitats Regulations Assessment, will 
inform and underpin development of the Spatial Framework. Para 3.7 states: 
“We will underpin the Spatial Framework with a robust evidence base. We will 
work to ensure it meets a sustainable development test so that the Framework 
provides a clear and useful starting point for local councils”.

3.17 Para 3.8 of the policy paper sets out that Government expects local planning 
authorities to continue to develop local plans before the publication of the Spatial 
Framework. “These changes will sit alongside wider planning reforms, and as 
we take forward our response to the ‘Planning for the Future’ consultation, we 
will outline transitional arrangements and the role of the Spatial Framework 
within any new system”.

3.18 At paras 3.9-3.14 Government sets out how it wants to make the best use of 
data and digital tools, in line with its vision for reform of the wider planning 
system. This includes using data and digital technology to support its policy 
making (para 3.12), using digital engagement processes to make it easy for 
people to raise their views about proposals in the Spatial Framework and the 
Spatial Framework will be visual and map-based, standardised, and based on 
the latest digital technology, so that it is easy to access and understand. 

Implications for North Northamptonshire 

3.19 The proposed timetable for the ASF provides greater clarity, with milestones 
that can be factored into the NNSP timetable. The timetable for the ASF is 
challenging and will require significant input from NNC (including three 
consultations in 18 months). It is important that this time pressure does not 
undermine the engagement and robust testing that must underpin the ASF. It is 
noted that the current timetable does not include for an independent 
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examination of the proposals or an end date for the ASF to be finalised as 
national policy. 

NN Input into the ASF:

3.20 It is considered essential that NNC is actively involved in the development of the 
ASF at officer and member levels to maximise the opportunities and benefits for 
NN. Officers from the JPDU and partner councils have been involved in the 
technical groups such as the Place and Environment groups and the JPDU is 
represented on the ASF Working Group that will work closely with the MHCLG 
team.  

3.21 Evidence produced for the NNSP will inform the NN input into the ASF. The JCS 
and other strategies endorsed by the JPC/JDC, including the North 
Northamptonshire Investment Framework and Economic Prospectus, are a 
strong starting point. They set out NN’s ambitions and what it can offer to the 
Arc. The economic prospectus will be updated to give NNC a strong basis on 
which to engage positively with Government and other stakeholders, ensuring 
that NN maximises the opportunity to drive economic recovery and sustainable 
growth. In this respect, it is good to see the statement at para 1.15 of the policy 
paper that “As growth happens, we need to ‘level up’ opportunity and outcomes 
across the region to address the specific challenges the Arc faces”. 

Scope and status of the ASF:

3.22 Para 1.23 of the paper recognises existing joint planning arrangements in 
Northamptonshire and that unitarisation of Councils will support more strategic 
planning. This recognition is welcomed and the preparation of the NNSP taking 
forward the existing arrangements in NN should mean that NNC is well placed 
to respond to the ASF and strategic planning focus. 

3.23 The proposed scope of the ASF covers the expected range of issues and the 
status of the document as national policy will provide greater certainty for the 
preparation of Local Plans (including the NNSP) that will need to take account 
of it.  However, it is unclear whether the ASF will identify the quantum of housing 
and economic development in the Arc and the potential distribution of this. The 
policy document makes no mention of housing targets, saying only that the 
framework will "plan for the right level of growth in the Arc" and will meet housing 
needs "in full". Further clarity on this will be important as the ASF is developed. 

3.24 It is also noted that the framework will identify “the most sustainable locations 
for new homes, including identifying Opportunity Areas, to support local 
planning authorities to plan for this growth”. Para 2.12 clarifies that “It will 
indicate locations but will not include site allocations, and it will not include 
detailed policies set elsewhere in national policy or better left to local plans.” 

3.25 As referenced above, the proposed status of the ASF as national policy is 
supported in principle. This is consistent with the JPC response to the Planning 
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for the Future White Paper which set out that focused, democratically produced 
regional/sub-regional policy guidance could help simplify Local Plans. It also 
expressed a preference for Local Housing Need (LHN) to be determined taking 
account of the wider context provided by the emerging Spatial Framework for 
the Oxford-Cambridge Arc, where it can be considered alongside employment 
provision, strategic infrastructure, and the varying constraints, opportunities, 
and ambitions across the Arc.  

3.26 The commitments in para 3.1 of the paper regarding consultation and 
engagement are supported, as are the measures to ensure sustainability is at 
the heart of the ASF. It is critical that these matters underpin the preparation of 
the ASF. However, there is no reference within the paper to how the ASF will 
be independently examined.       

3.27 The NNSP will inform and be influenced by the development of the ASF. The 
timetable for the ASF and its relationship with the NNSP timetable is set out in 
Appendix 1.  This timetable provides opportunities for the NNC to help inform 
and shape the ASF from the bottom-up, by feeding in NN evidence, issues and 
ambitions. It should ensure that the NNSP can broadly proceed in parallel with 
the ASF, rather than being delayed until it is finalised.

4. NNSP SCOPE AND TIMETABLE

Scope:

4.1 The proposed scope of the NNSP builds on the report to the 25th July 2019 JPC 
that set out the issues the plan would need to cover, including the key strategic 
issues identified in the NPPF. The NNSP will take forward the issues identified 
in the scope of the ASF and provide more local guidance on these issues.    

4.2 As discussed at para 3.3, further consideration of the format and structure of the 
NNSP will be needed when the Government publishes its response to the 
Planning White Paper. It is clear from the White Paper and ASF policy paper 
that the NNSP will need to be a visual and map-based plan.  

4.3 The NNSP will form the strategic part 1 Local Plan for NN, to be supported by a 
combination of area-based or topic-based plans, which could include reviews 
and updates of the Part 2 Local Plans.    

4.4 Feedback from the partner LPAs has informed the proposed scope and has 
identified areas where the approach in the JCS should be strengthened. Issues 
identified include:

 Putting climate change at the heart of the plan, with ambitious, realistic 
policies for mitigation and adaptation, including a credible trajectory to net 
zero by 2050 at the latest.

 A greater emphasis on health and wellbeing.
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 A stronger vision for employment to strengthen and diversify the economy 
of NN, taking account of existing sectoral strengths, opportunities provided 
by the Oxford-Cambridge Arc and implications of Covid-19, including 
changes to working patterns.

 A stronger approach to Town Centre regeneration taking account of the 
impact of policy changes and social/economic implications including Covid-
19.

 Need to consider the wider context of the environment in the NNSP which 
should underpin the Plan. 

 Need for sufficient flexibility to respond to changes in circumstances e.g. 
allow smaller sites/alternative delivery mechanisms should this be 
necessary to maintain a 5-year housing land supply. 

4.5 The proposed scope focuses on updating and strengthening the policy 
approach in the JCS, reflecting feedback that most JCS policies are working 
well. Ongoing analysis and feedback from the partner Councils is being used to 
assess the effectiveness of policies in the JCS, particularly through the 
development management process and monitoring of appeal decisions. This 
will assist is the refining and updating of policies. 

Plan period:

4.6 It is proposed that the plan-period be changed to 2021-2041 rather than 2020-
2041 as previously agreed. This provides a 20-year plan period and follows 
logically from the JCS end date of 2031.    

Evidence base:

4.7 The JPDU and partner LPAs have been working to identify and progress the 
evidence base for the NNSP and are in the process of finalising consultancy 
briefs to procure evidence in relation to Climate change and the Housing and 
Economic Needs Assessment (HENA). Initial work is also being progressed with 
Natural England to consider potential areas of Functionally Linked Land (FLL) 
in relation to the Special Protection Area (SPA). The evidence base will be 
developed as the plan is progressed and will also utilise evidence commissioned 
for the ASF and the Northamptonshire Strategic Infrastructure Model (NSIM). 

4.8 A formal ‘Call for Sites will be undertaken in Summer 2021, allowing interested 
parties to submit potential sites for consideration through the NNSP and other 
relevant workstreams (such as registers of brownfield sites). In advance of this, 
landowners can continue to make the JDPU/LPAs and NNC aware of sites that 
they wish to promote when the NNSP formally commences. 

Timetable

4.9 The updated timetable for the NNSP reflects the latest position in relation to the 
ASF. It extends the July 2019 timetable by 6 months but this should allow the 
NNSP to influence and respond to key stages of the ASF. It will be necessary 
to review the timescale when further detail is available on planning reforms and 
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when the ASF vision is published, but it is important to progress the NNSP in 
the meantime. 

4.10 In March 2020, the Government set a ‘clear deadline’ of December 2023 for all 
authorities to have up-to-date Local Plans in place. Government can intervene 
in Local Plan processes where they consider there is a lack of progress being 
made, plans are out of date, or there are high housing pressures and 
intervention would have an impact. It is considered that the risk of this is very 
low in NN. There will be a package of up-to-date Part 2 Local Plans in place and 
substantial progress will have been made in preparing the NNSP within the 
wider context of the ASF. As previously discussed, a significant number of 
policies in the JCS are still considered to be working effectively in the 
development management process.  

4.11 From July 2021, the JCS will be 5 years old and housing land supply will be 
measured against LHN. In December 2020, the Government has confirmed that 
it is not proceeding with the revised “standard method” formula that would have 
seen the calculated Local Housing Need (LHN) for North Northamptonshire 
increase from 1,837 per annum to 3,009. This is very positive news for NN and 
reflects strong representations made by planning authorities including the Joint 
Planning Committee. Provided that NN can continue to maintain a 5 year 
housing land supply, this will reduce the risk of speculative planning applications 
whilst the NNSP is being prepared.  

5. CONCLUSION

5.1 The NN Strategic Plan will be a key statutory document for the NNC and the 
authority will be able to own and shape the plan from the start rather than 
inheriting a work-in-progress. The proposed timetable for the NNSP allows for 
this and should enable the plan and its evidence base to inform and respond to 
the Ox-Cam Arc Spatial Framework. It also allows flexibility to respond to 
potential reforms set out in the Planning for the Future White Paper when these 
are implemented.  It is recommended that the proposed scope and timetable for 
the NNSP is endorsed by the JPC and recommended to NNC for inclusion in its 
initial Local Development Scheme. 

5.2 Finally, given that this is the last meeting of the Joint Planning Committee, it is 
worth reflecting on what it has achieved, and how its work will be taken forward 
by NNC. The JPC was the first joint planning committee in the country, 
established by the Secretary of State in July 2005 as the local planning authority 
responsible for the preparation of the strategic plan for North Northamptonshire 
(NN). It has met formally on nearly 60 occasions, in addition to which members 
have participated in workshops, seminars and study tours to consider planning 
issues across the area. Supported by officers from the Joint Planning and 
Delivery Unit (JPDU), the JPC has prepared two Joint Core Strategies and a 
range of other NN-wide plans and strategies. It has also provided an influential 
NN voice in responding to national and regional consultations. The collaboration 
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of the councils through the JPC has been recognised as national best practice 
and has allowed NN to attract significant Government funding, together with 
support from national agencies and organisations.

5.3 It is anticipated that NNC will establish a Planning Policy Committee or Advisory 
Board/ Panel to oversee the preparation of development plans, reporting to the 
Executive and Council as appropriate. JPDU officers will become part of the 
NNC planning service. This will allow NNC to build on the success of the current 
strategic planning arrangements.

6. RECOMMENDATION

6.1 The Head of the JPDU recommends that the Joint Planning Committee 
endorses the draft scope of the North Northamptonshire Strategic Plan 
and potential timetable set out in Appendix 1 and recommends this to NNC 
for inclusion in the North Northamptonshire Local Development Scheme.     

Contact Officers: Andrew Longley; Simon James tel. 01832 742361
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1.1 The North Northamptonshire Strategic Plan (NNSP) will cover the whole North 

Northamptonshire Council (NNC) area. The Plan will review and where 

appropriate replace the policies that address the strategic priorities for the area 

in the adopted Joint Core Strategy (Part 1 Local Plan). The Strategic Plan will 

be supported by a combination of area-based or topic-based plans and which 

could include reviews and updates of the Part 2 Local Plans.  

1.2 The statutory period of the Plan will be 2021 to 2041, with the spatial vision 

extending to 2050 to align with the Oxford-Cambridge Arc Spatial Framework 

(ASF). This is because those aspects of the plan which must be evidence 

based, such as housing and job numbers, are better suited to this shorter time 

horizon. An end date of 2041 is also consistent with the proposed end date for 

the West Northamptonshire Strategic Plan, which should allow evidence and 

cross-boundary issues to be considered more effectively. However, a longer-

term view on climate change will also be evidenced and considered as part of 

a holistic, long-term approach.    

1.3 The scope of the NNSP will focus on strategic matters which will, as a minimum, 

meet the requirement, set out in the NPPF, for NNC to have a plan that 

addresses the strategic priorities for its area. The Plan will help to deliver the 

priorities set out in other NNC plans and strategies and will respond to the 

challenges and opportunities presented by the Oxford-Cambridge Arc. It will 

inform and be influenced by the development of the ASF. The timetable for the 

ASF and its relationship with the NNSP timetable is set out in Table 1 below.  

This timetable provides opportunities for the NNC to help inform and shape the 

ASF from the bottom-up, by feeding in NN evidence, issues, and ambitions. It 

should ensure that the NNSP can broadly proceed in parallel with the ASF, 

rather than being delayed until it is finalised by the Government.  

1.4 There will be a particular emphasis on place-making for NN communities to 

ensure that development and associated infrastructure supports the creation of 

healthy places and is delivered through a plan-led approach.          

1.5 Climate change will be at the heart of the NNSP, with ambitious, realistic 

policies, consistent with social, economic, and environmental objectives, and 

with legislation and national policy. The plan must be based on robust evidence, 

including a credible trajectory to net zero carbon by 2050 at the latest. Technical 

work will explore the potential to accelerate this to reach net zero sooner. 

1.6 The plan will build upon existing JCS policies and initiatives that respond to 

climate change, including the Rockingham Forest for Life and other green 

infrastructure proposals, measures to limit the need to travel by car, and 

identification of priority areas for new energy infrastructure.  The approach to 

climate change will consider both the built and natural environment, 

Page 31



NORTH NORTHAMPTONSHIRE JOINT PLANNING 

COMMITTEE 2nd MARCH 2021 

Page 
2 of 5 

ITEM 7 - STRATEGIC PLANNING UPDATE 

APPENDIX 1 - DRAFT SCOPE OF NORTH NORTHAMPTONSHIRE STRATEGIC 

PLAN 

 

sustainability standards of buildings and delivery of climate mitigation and 

adaption to ensure resilience across North Northamptonshire.    

1.7 To address the key strategic priorities for the area it is expected that the scope 

of the plan will include the issues set out below. This may be refined subject to 

national guidance and consultation feedback: 

• The spatial vision for North Northamptonshire – extended to 2050 to 

reflect the ASF. 

• The approach to climate change – setting the framework for the local 

response to the climate emergency, building on existing initiatives and 

setting priorities to deliver net zero carbon.            

• The spatial strategy for the distribution of development – including the 

roles of settlements and the distribution of housing, employment, retail, 

leisure, and other commercial development. Cooperation will be needed 

with adjoining authorities to ensure cross boundary issues, including options 

for the longer-term growth of Northampton and development options for 

Bedford Borough are considered.  

• The housing requirement – The number of new homes to be provided 

across North Northamptonshire and the distribution of these. Within this 

context, the size, type, and tenure of housing needed for different groups 

will be identified including the proportion of the overall housing requirement 

that should be affordable.  

• Economic growth – An economic vision to strengthen and diversify the 

economy of NN, taking account of existing sectoral strengths, opportunities 

provided by the Oxford-Cambridge Arc and implications of Covid-19, 

including changes to working patterns. An overall jobs target for North 

Northamptonshire, distribution of this and identification of strategic locations 

for new employment land. 

• Town Centres - Updated policy guidance and strategy for town centres and 

retail development taking account of the impact of policy changes and 

social/economic implications including Covid-19. This will focus on 

regeneration and supporting recovery from Covid-19 including opportunities 

for town centres to become community service hubs with increased leisure 

and residential space.    

• Strategic Infrastructure – Key infrastructure projects that are required to 

deliver the strategy such as strategic transport schemes, utility networks and 

community facilities.  

• Strategic Development Locations and Opportunities – Strategic sites 

that are key to the delivery of the spatial strategy will be identified in the 
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Plan. The strategic site threshold1 for the NNSP will be refined as the plan 

is progressed, including consultation on its scope. The location of these 

sites will be a key consideration in the context of climate-change related 

risks and ensuring future development contributes towards a reduction in 

carbon emissions. The plan will define clear development principles for 

these areas. These will be the basis for design codes/frameworks.  

• Place shaping/sustainable development – Key principles to ensure high 

quality development and sustainable places. The design and future 

sustainability of development will be a key consideration in the approach to 

climate change and the NNSP will set out a stronger approach to integrating 

land-use and transport considerations.  This will include a review and 

refresh of the Protecting Assets policies in the JCS to ensure they are as 

locally distinctive as possible with increased emphasis on health and 

wellbeing. It may be necessary to harmonise the approach to open 

space/sports provision across NN and the broad criteria for the delivery of 

these. 

• Built & Natural Environment – Key principles and measures to achieve 

environmental net gain including the protection, restoration, and 

enhancement of natural, built, and historic assets. This will include natural 

capital benefits such as flood protection, recreation and improved water and 

air quality as well as ensuring appropriate measures for nationally and 

locally designated wildlife sites and priority habitats. The NNSP will seek to 

maximise the health and wellbeing benefits of nature and accessibility to it. 

Opportunities to enhance the green infrastructure network within NN and 

maximise its wider benefits and opportunities will be set out.    

 Stages of Plan Preparation  

1.8 The various stages of development plan document preparation, as set out in 

the Regulations2 are summarised below. The approach to consultation and 

engagement will be set out in the NNC Statement of Community Involvement. 

• Initial Evidence Gathering - This stage involves gathering evidence, 

including the views of local communities. It also involves initial consultation 

on the Sustainability Appraisal Technical Report.  

• Initial consultation and continued work on evidence gathering 

(Regulation 18) – The Council will consult on the scope of the NNSP and 

 
1 The current threshold in the JCS is 500+ dwellings or 5+ ha of employment land. This will be reviewed taking 

account of the thresholds for development proposals to be considered by NNC’s Strategic Development 

Management Committee.  

 
2 The Town and Country Planning (Local Planning) (England) Regulations 2012 
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issues to be considered within it followed by consultation on options for the 

strategy to address these issues. Engagement with stakeholders and the 

community will continue throughout this stage.  

• Publication (Proposed Submission) (Regulation 19) – This stage 

involves a formal consultation on the final version of the Local Plan when 

the Council will invite all interested parties to submit representations on the 

soundness and legal compliance of the Plan. 

• Submission (Regulation 22) – The Council will formally submit the Local 

Plan to the Secretary of State for independent examination.  

• Examination (Regulation 24) – Representations are considered by an 

independent Planning Inspector, including at hearing sessions. Following 

the examination the Inspector will produce a report and may recommend 

changes (modifications) to the Plan.  

• Adoption (Regulation 26) – This is the process whereby the Council 

formally adopts the Local Plan as part of the statutory Development Plan for 

the area.   
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Table 1: Arc Spatial Framework and potential NNSP timetable March 2021 

Date ASF (February 2021) NNSP (March 2021) 

Early 2021 • Launch of the Spatial 
Framework (Feb 2021) 

• Evidence Gathering and 
Scoping 

 
 

Spring 2021 • Engagement with local 
partners and public.   

• Evidence Gathering and Scoping  

Summer 2021 • Vision for Spatial 
Framework published for 
consultation.  

• Evidence base developed.  

• Ongoing engagement. 
  

• Evidence Gathering and Scoping.  

• Member briefings and workshops 

Autumn/ Winter 
2021 

 • Consultation on Scope and 
Issues (Regulation 18) 

Spring 2022 • Publication of ‘Towards a 
Spatial Framework’ for 
consultation. 

• Ongoing engagement. 

 

Summer 2022 Spring 2022-Autumn 2022  

• Further option testing and 
consideration of 
consultation responses. 

• Ongoing engagement. 
 

• Consultation on Options  

Autumn 2022 • Publication of draft Spatial 
Framework and evidence 
base for consultation. 

• Ongoing engagement. 

 

Early 2023 Publication & implementation 
of ASF 
(no date given) 

• Proposed Submission 
consultation (Regulation 19) 

Spring 2023  

Summer 2023 • Submission to Secretary of State 
(Regulation 22) 

Autumn 2023 • Examination Hearings 
(Regulation 24) 

Winter 2023  

Summer 2024 • Adoption of DPD (Regulation 26) 
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Industrial Property Market Analysis
Land at Thrapston
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Introduction

Thrapston is located on the A14 within the district of East Northants. The site is
located to the east of Thrapston and to the north of Haldens Parkway and
Huntingdon Road, where 2m sq. ft industrial floorspace across eight buildings is
given over to warehouse and distribution uses. All units are fully occupied, and no
space is currently available to the market, as was the case in 2018 and noted in
East Northamptonshire Council’s Employment Land Review, published in March
2019.

Purpose of this report

This report addresses the market for industrial floorspace in East Northants, in the
context of the four North Northamptonshire authorities, namely, Wellingborough,
Kettering, Corby and East Northants.

Approach

A range of market indicators are examined that provide an insight into the extent
that the demand for floorspace is being satisfied locally and across the wider North
Northamptonshire area.

The data used is derived from a single source, CoStar’s Commercial Real Estate
Market Analytics (CoStar Analytics).

CoStar Analytics collates, categorises and aggregates the property data, updates it
on a quarterly basis, and provides a platform for bespoke area analysis, by property
type and size, of relevant metrics such as floorspace inventory, deliveries, leasing
activity and vacancy rates.

For this review we have analysed CoStar Analytics data tagged as relating to the
Industrial and Light Industrial property type, referred to as Industrial property /
floorspace hereafter, and encompassing the following secondary types:
distribution, food processing manufacturing, cold storage, service and industrial
showrooms.

In addition, to derive a logistics property / floorspace type, we have filtered the
data by the following secondary building types; distribution (including light
distribution) warehouse and no secondary type.

Industrial Property Market Analysis 
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Report Structure

The remainder of the report is structured as follows.

Occupier Demand

We begin by addressing indicators that relate to occupier demand, namely,
floorspace inventory, occupied floorspace and available floorspace (whether
currently occupied or not).

The same information is also presented as vacancy and availability rates. A rate of
5% and 10% is often use as a benchmark for determining whether the market is
adequately supplied. On this basis, a rate of less than 5% is indicative of a market
that is especially undersupplied.

Development Activity

Here, we focus on construction activity, demolition, gross deliveries (the amount of
new floorspace delivered) and net deliveries (new floorspace delivered less
demolitions). This provides context for occupier demand, the extent to which it is
being addressed by the market and the dominant requirements.

Price Signals

Market rents, market sale price, and the market rent index to provide an indication
of relative value and attractiveness to the market.

Pipeline

An overview of the developments coming forward in the short term (under
construction and proposed) within East Northants and across the North
Northamptonshire area, paying particular attention to the A14 corridor.

Conclusions

Barton Wilmore’s assessment of market demand for industrial and logistics
floorspace in East Northants based on the preceding analysis.

Appendices

Presenting two maps. The first, CoStar Analytics’ record of existing 50,000 sq. ft plus
logistics buildings constructed since 2010. The second, CoStar Analytics record of
the logistics pipline.



Occupier Demand
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Floorspace Inventory, floorspace demand and Available floorspace (sq. ft)

Source: CoStar Analytics 2021
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Inventory

The East Northants industrial inventory amounts to 10.5m sq. ft
floorspace of which 8.9m sq. ft is logistics floorspace, accounting for
21% and 25% of North Northamptonshire industrial and logistics
inventory, respectively.

Since 2009, the industrial floorspace inventory has grown by 41% in
East Northants compared to 20% across the wider North
Northamptonshire area.

The greater part of new floorspace has been for logistics. East
Northants logistics floorspace has increased by 51%. At 3m sq. ft
(8.1m sq. ft across North Northamptonshire), logistics floorspace
growth accounts for 98% of total industrial floorspace growth in
both East Northants and across North Northamptonshire. Appendix
1 maps and lists logistics supply of 50,000 sq. ft or more.

Demand

Despite a significant increase in East Northants industrial floorspace
inventory, demand measured as occupied floorspace continues to
close in on full occupancy. In fact, for the past two years the
inventory has, to all intents and purposes been fully occupied, with
less than 20,000 sq. ft vacant in 2021 Q1.

The trend toward full occupation is also reflected in available space.
In absolute terms, available space continues to decline despite
delivery of 980,000 sq. ft new floorspace since 2009 Q1. Taken
together (vacancy and availability) this is indicative of ever-
increasing demand pressure.

Availability and vacancy

Availability and vacancy rates signal a market where demand is
failing to keep up with supply at an increasing rate. Applying a
benchmark of 5% to 10% vacancy to signify a healthy margin implies
an immediate requirement for 550,000 to 1.1m sq. ft floorspace to
restore equilibrium.
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Deliveries, 2009 Q1 to 2020 Q4, all industrial floorspace (sq. ft)

Source: CoStar Analytics 2021
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Introduction

The charts opposite explain the increase in East Northants industrial
floorspace inventory. Comparison between the charts confirms the
dominance of logistics deliveries which accounts for all but 61,321
sq. ft of 3.1m sq. ft gross deliveries between 2009 Q1 and 2020 Q4.

Under construction

Floorspace under construction provides an indication of lead in
times. The clearest illustration of this is the c300,000 sq. ft (a
warehouse for Howdens in Warth Park) delivered in 2020 Q4, but
under construction throughout the four preceding quarters.

Net deliveries

Because there have been few demolitions (a 42,402 sq. ft
warehouse on the outskirts of Rushden and a 6,238 sq. ft service
unit to the north of the borough) net and gross deliveries are for the
most part equivalent. This is consistent with the position across the
rest of North Northamptonshire, where a further three properties
have been demolished (all in Corby).

East Northants logistics deliveries (post 2009) have been
concentrated at Warth Park, Raunds (2.1m sq. ft across 6 buildings
now fully occupied), Huntingdon Road / Haldens Parkway (200,000
sq. ft across two buildings) and the Primark Distribution Centre on
Kettering Road (785,000 sq. ft).
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Sale Price, Yield and Rent Growth, 2009 Q1 to 2020 Q4, Logistics space (sq. ft)

Source: CoStar Analytics 2021
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Introduction

The chart opposite plots three North Northants logistics floorspace
price signals over the period 2009 Q1 to 2021 Q1. Note that all the
indicators are modelled by CoStar Analytics. As regards rents, the
chart shows Market Rent Growth. Modelled Market Rents per sq. ft
and the Market Rent Index are also discussed below.

Market rent

Over the period, market (average asking) rents that were flat to end
2013 have risen steadily since that time, reaching 1.43x (from £4.29
to £5.79 per sq. ft) their 2009 Q1 value in 2021 Q1. This behaviour
is in line with the Northamptonshire trend, as are the values.

Market Sales

In line with the market rent index, the market sales price fluctuated
around £45 per sq. ft through to 2013. The sales price climbed to
£83 in 2018 Q4, since which time growth has flattened out.

The same market sales growth trajectory is observed across
Northamptonshire. At this wider market area, a sale price that had
dipped to £43 per sq. ft increased to just under £76 per sq. ft in
2018 Q4 and stands at just under £78 in 2021 Q4 (compared to just
under £84 in East Northants).



Pipeline Supply
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A14 Kettering Pipeline Supply

Source: CoStar Analytics 2021

Under Construction

Following the recent completion of a c300,000 sq. ft warehouse
for Howdens at Warth Park, no logistics buildings are currently
under construction in East Northants, despite increasingly tight
supply there.

In the remainder of North Northamptonshire, 657,772 sq. ft
logistics floorspace is under construction in Kettering, Corby and
Wellingborough. The space is being constructed across four
building (50,000 sq. ft plus) and all are due to complete in 2021.

Proposed

206,261 sq. ft logistics floorspace is proposed in East Northants,
including 100,000 sq. ft at Warth Park, but nothing on the A14.

A further 11m sq. ft logistics floorspace is proposed in the
remainder of North Northamptonshire (see appendix 2). Out of 35
buildings proposed, 28 are 50,000 sq. ft plus. The majority are in
Wellingborough and Corby.

A14 Kettering Pipeline

3.7m sq. ft logistics floorspace is proposed at the locations
depicted opposite. These are attractive to the market and can be
expect then to be taken up quickly.

At the junction of the A509 and the A14, 2.3m sq. ft logistics
floorspace is proposed as design and build opportunities,
indicatively designed over 7 buildings (number 1 opposite).

At Kettering Gateway 1.2m sq. ft logistics floorspace over 6
buildings is proposed. The site is at the junction of the A14 and A6
one pre-let, under offer on 200,000 sq ft (numbers 5 to 9
opposite).

In addition, a further 16,250 sq. ft is proposed at Cranley Park,
situated at the junction of the A14 and A43 southbound (number 3
opposite).



Conclusions
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Across North Northamptonshire, net absorption (move ins less move
outs) has averaged about 890,000 sq. ft per annum over the last ten
years. Over the same period, take up (move ins) has averaged 1.4m
sq. ft per annum and deliveries (of new floorspace) averaged 840,000
sq. ft per annum.

To accommodate demand, 30 buildings accommodating 7.5m sq. ft
logistics floorspace has been added to the North Northamptonshire
inventory. Despite this significant inventory growth, vacancy and
availability rates are close to historic low points, indicating that
demand outstrips supply and that the market is tightening, despite
growth in supply.

This observation is supported by the fact that in their historic context,
yields remain low, market rents exceptionally high and the market
sales price similarly high.

East Northants, a constituent part of North Northamptonshire,
shares the same characteristics, albeit they are more pronounced
(vacancy, for example, is effectively zero), indicative of an
exceptionally tight market.

It should be noted that net absorption (c3.7 sq. ft) and net delivery
(c3m sq. ft) over the last ten years in East Northants is heavily biased
by deliveries for Primark (785,000 sq. ft in 2015) and Howdens
(658,971 sq. ft in 2016 and 302,150 sq. ft in 2020).



Appendix 1 - North Northamptonshire Logistics Supply 50,000 sq. ft plus
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North Northamptonshire – Logistics Supply 50,000 sq. ft plus
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Appendix 2 - North Northamptonshire Logistics Pipeline
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North Northamptonshire – Logistics Pipeline
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North Northamptonshire – Logistics Pipeline cont.
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Local authority: East Northamptonshire 

Site 68: Thrapston - Land to the north east (east of A605)  

Other references: CSS issues, SELA – E6 , ENC- RTP75 

Site Assessment: Employment land 

Site Area: 50ha Settlement hierarchy: Market Town   

Proposed development: SELA identified the site as being of interest to the industrial market and, 
more likely, for warehousing and distribution. 
Site description: The site is located to the north east of Thrapston on agricultural land to the east of 
the A605 and lies close to J13 of the A14. To the south is the existing Halden’s Parkway employment 
area. There is a public footpath along the northern boundary.  
 

 
Crown Copyright and database right 2011. Ordnance Survey 100019331 
   

Criteria  Comments 

Proximity to services  Not directly served by regular public transport. The 
nearest shops are within 1 mile.  

Proximity to a trunk/principal road 
junction  

 Located on the principal road network (A605) and 
extremely close to the A14 trunk road. 

Connectivity to existing urban area  Integration capacity grade D. Located adjacent to a 
commercial area dominated by warehouses which is 
not well integrated into the urban structure of 
Thrapston 

Access Infrastructure  Access achievable off the A605 or to east of site.  
However, Titchmarsh Lane unsuitable for significant 
access / intensification  



  

85 

 

Capacity of the highway network  Difficult to assess without more detail regarding 
employment type. Development would, however, have 
a significant impact on the A14 Junction 13/A45 and is 
reliant on improvements to the A45 and A14. It would 
also put additional pressure on the A605/Oundle Road. 
Likely to be difficult to serve by public transport.  

Utilities  Full services would need to be provided to the site 

Impact of an existing notifiable 
installation, including pipelines, on the 
development   

 Not within the specified consultation zone of a 
notifiable installation 

Impact on existing sports and recreation 
facilities, including allotment land 

 No loss of sports or recreational facilities  

Impact of existing noise or odour (major 
road, railway, domestic waste disposal 
site or other source) on the 
development. 

 Site located adjacent to the A605 but it should be 
possible to mitigate the impact of noise. 
 

Impact of the development on 
neighbouring land uses 

 Compatible with neighbouring land uses - although see 
comments regarding potential coalescence. 

Impact on biodiversity   Area of medium biodiversity - No impact on a site 
recognised for its wildlife or geological importance. 
Presence of protected species unknown.   

Impact of the development on a 
protected species or on a site 
recognised for its wildlife or geological 
importance  

 

Impact on visual landscape  Area of high sensitivity. Site located above the Nene 
Valley and within vicinity of Titchmarsh Conservation 
Area. Development likely to affect the vista into 
Thrapston from the north.  

Impact on heritage  Area of high sensitivity – Due consideration would 
need to be given to the possible impact on the setting 
of listed buildings in Titchmarsh. SMR indicates that 
there may be historic environmental assets on the site. 
  

Impact on listed buildings, conservation 
areas, scheduled ancient monuments 
and historic parks and gardens) 

 

Impact on the existing form of the 
settlement 

 The site is located close to the village of Titchmarsh, 
which may give rise to concerns regarding potential 
coalescence.  

Flood risk  The site is outside a designated flood zone. A small 
area of the site, however, was identified in the Level 1 
Strategic Flood Risk Assessment for East 
Northamptonshire as having potential surface water 
flood risk. 

Impact on the use of previously 
developed land  

 Development is entirely, or essentially, greenfield 
 

Impact on the quality of agricultural land  Grade 3 agricultural land 

Impact on the stock of minerals  Not allocated for mineral extraction.  

Availability  Land owner has expressed an interest in bringing the 
site forward for development (see response at CSS 
issues stage) 

Deliverability -  
Likelihood of site coming forward for 
development  

 SELA score of 2.5 - the site may be of interest to the 
industrial sector although it is more likely to appeal to 
the warehouse/distribution market. The SELA 
concluded that the site should be subject to further 
evaluation. 

Total  quality   Site assessed as being of fair quality in the SELA 

   
Other considerations   

Site is, in part,  located within a Minerals 
Safeguarding Area 

 Proposals would need to be accompanied by a mineral 
resource assessment in order to determine the viability 
of prior extraction 

Public footpath along the northern  Need to provide appropriate links 
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boundary 

 
Summary of Assessment:  

Key positive factors Key negative factors 

Good location in relation to the trunk and 
principal road network and likely to be of 
particular interest to the 
warehousing/distribution sector 

Poor integration capacity and likely to be difficult to 
serve by public transport 

Access achievable from the A605 Visual impact – site is located above the Nene Valley 
and in close proximity to Titchmarsh  

 Within an area of high heritage sensitivity 

 Improvements required to the highway network 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 

 
 

 
 

 
 

 

 
 

 
APPENDIX 5 

LABOUR SUPPLY ANALYSIS 



Labour Supply Analysis
Land at Thrapston
March 2021



Land at Thrapston – Labour Supply
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20 Minute Peak Drivetime and Average Commute Distance (19.3km) Boundary 20 Minutes Peak Drivetime Catchment Labour 
Supply Summary

2019

Age 16-74 and Economically Active (%)

Of which, the number (%) resident in East 
Northamptonshire:

50,765 
(71.5%)

35,266 
(71.8%)

Of which age 16-74 and Unemployed (%)
1,139 (2.2%)

830 (2.4%)

Highest qualification: NVQ Level 2 (indicating 
an appropriately skilled workforce)

11,979

8,387

Industry of employment: Wholesale and retail
(Noting structural shift to online retail sales)

8,245

5,689

Industry of employment: Transport and storage
(warehouse activities relatively resilient 

throughout the coronavirus pandemic)

2,967

2,203

Industry of employment: Accommodation and 
food service (significant negative impact during 

the coronavirus pandemic)

2,088

1,463

Source: Experian

Source: Experian

Claimant Count
November 

2020

Thrapston 205

Increase year on year       +130 (173%)

East Northamptonshire 2,280

Increase year on year 
+1,390 
(156%)

Source: ONS

The tables on the right-hand side of this slide summarise labour supply within a 20-minute
peak drive time catchment area for the site outlined above in red that sits well within the
district’s average commuting distance of 19.3 km according to the 2011 Census. The summary
data shown comprises the population age 16 to 74 that is economically active and the
unemployed (immediately available to work) subgroup. Further contextual data are included
to provide an indication of the potential sources of labour supply to new logistics units at
Thrapston. Major housing allocations/ committed sites within the 20-minute drive time will
enable a growth in labour supply, with further housing and population growth expected in the
context of the Oxford-Cambridge Arc.



Introduction

The latest available labour supply data for Thrapston is based on an estimate of the
population in 2019 and reflects tight labour supply (unemployment 2.2%),
prevalent at that time, prior to the economic disruption caused by the coronavirus
pandemic.

The extent to which they are representative of the situation today is considered
below by reference to more recent national datasets and the local claimant count.

UK Labour Market Context

By September 2020, UK workforce jobs reduced by 973,000 below the December
2019 count. The impact on the labour market, observed between November to
January 2020 and September to November 2020 by the Labour Force Survey, is as
follows. Economic activity decreased by about 101,000, employment reduced by
482,000 and unemployment increased by 321,000. Over the same period, the
number of people who are economically inactive increased by about 335,000.

In percentage terms, the employment rate has deceased by 1.2% and the
unemployment rate has increased by 1.1% since the beginning of 2020. The latest
reading (September to November) of the unemployment rate is 5.0%. At the
regional level, the smallest area that the Labour Force Survey reports labour market
statistics, the East Midlands unemployment rate is estimated to be 5.6%. Year on
year, East Midlands unemployment is estimated to have increased by about 42,000
and employment is estimated to have decreased by about 58,000.

The national and regional evidence provides a strong indication that locally, there is
likely to be a greater available labour supply than suggested by a local
unemployment rate of 2.2%.

Local Claimant Count

The most recent relevant local indicator is the claimant count, for which data is
available to November 2020, when the claimant count for Thrapston numbered
about 200, an increase of 130 (170%) on the previous year (November 2019).
Across East Northamptonshire, the increase is about 1,400 (160%), from 900 in
November 2019 to 2,300 in November 2020.
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Economic impact of the coronavirus pandemic and Strategic Warehousing

At the national level, the greatest impact has been experienced by the hospitality
sector with output in November 2020 down 63.6% since February 2020. Retail
output has also been impacted, nevertheless, output was 2.8% above the February
level in November 2020.

The headline retail performance figure masks strong performance in non-store
retailing, with sales 42% greater the February benchmark. Non-store retailing is
dominated by online retailers (c83% of non-store sales). Moreover, in November
2020, online sales accounted for 31.4% of all retail sales, significantly above the
trend rate.

Evidently, the pandemic has exacerbated a trend of growth in online sales relative
to total retail sales. If the implied change is consumer behaviour persists, we can
expect an acceleration in a drift from in store employment, away from high streets
and towards fulfilment centre / distribution employment on strategic routes.

Thus, logistics units at Thrapston would find a supply of labour from several
sources. The claimant count, currently inflated as a result of the pandemic and
probably still not at its peak whilst support measures remain in place, likely to
include former hospitality workers. In addition, the cohort of in store retail
employees, which is likely to decrease if the trend towards online sales continues.

Warehousing and support activities for transportation, have increased output
month on month since April, but remain 2.1% below the peak month of February
2020. Over the same period, postal and courier activities have increased by 13.5%.
These figures, allied to online retail sales (currently growing at 6.3% per month)
underpin continued strong demand from occupiers for strategic warehousing and
underscore the role of strategic warehousing in delivering economic recovery.

Across all industries, the number of UK vacancies is 28% below the level observed a
year ago (October and December 2020). In the hospitality industry the number of
vacancies is 70% lower and in retail, the number of vacancies is 48% lower. In
contrast and despite the disruption to aviation, transport and storage vacancies are
14% lower, marking the sector out as one of the most resilient in the face of the
economic disruption caused by the pandemic and reinforcing the role it is likely to
play in ensuring a rapid economic recovery.




