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1.0	 INTRODUCTION 

1.1	 Carter Jonas LLP acts on behalf of the Society of Merchant Venturers 

(SMV), owners of land at Springfield Farm, Thrapston. 

1.2	 Representations were first submitted to East Northamptonshire District 

Council in support of development on land at Springfield Farm in 

responding to the ‘Thrapston and Surrounding Areas Discussion Paper’ 

- October 2004. The representations included a plan identifying the 

area of land at Springfield Farm available for development. 

1.3	 Carter Jonas also made comprehensive representations to the 

Preferred Options for the Rural North, Oundle and Thrapston Plan 

(RNOTP, March 2006). The representations focused on the 

assessment made by East Northamptonshire Council of the alternative 

options for accommodating an urban extension at Thrapston, and the 

relative merits of land at Springfield Farm. We sought allocation of a 

site for residential development (up to 250 units), whilst making brief 

reference to the possible scope for the land to also help meet the future 

education needs of Thrapston. 

1.4	 Carter Jonas also made representations to the RNOTP Submission 

Draft (January 2008), building upon the previous submissions and 

focusing on the issue of soundness. This Statement is submitted in 

order to address the following question raised by the Inspector. 

Do the sites allocated in the Plan in a particular settlement 

represent the most sustainable choice of sites; if not, why not and 

in what way would the allocation alternative sites be a more 

sustainable option? 
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2.0	 CASE 

2.1	 Carter Jonas accepts that the majority of the land at Huntingdon Road, 

Thrapston is allocated in the adopted East Northamptonshire Local Plan 

(1996). However, we do not consider that the extension of this site 

towards the A14 (referred to hereafter as the ‘Huntingdon Road 

Extension’) is the most sustainable option for accommodating housing 

development in the town. 

2.2	 We consider that the allocation of land at Springfield Farm, Thrapston, 

for residential development represents a more sustainable option than 

the Huntingdon Road Extension. We do not support the reservation of 

this site for a secondary school. 

2.3	 As set out in our previous representations, we have fundamental 

concerns about the methodology used in both the East 

Northamptonshire Urban Extensions Study (January 2006) and the 

Sustainability Assessment of Sites for Development Plan Documents 

(DPDs, May 2007), which informed the allocation of the Huntingdon 

Road Extension. 

2.4	 Moreover, the (flawed) assessment of the alternative options for 

accommodating new housing development at Thrapston (May 2007) 

was not available at the time Officers and Members were debating the 

sites for inclusion in the RNOTP Preferred Options (January 2006). The 

decision to allocate the Huntingdon Road Extension cannot have taken 

into account that information, and we consider that this undermines the 

decision to allocate that site in preference to the land at Springfield 

Farm. 
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2.5	 In relation to the Sustainability Appraisal (SA) Report that accompanies 

the RNOTP Preferred Options, there is no consideration given to the 

alternatives to an extension to the Huntingdon Road site. As a 

consequence, the SA Report also fails to give adequate consideration 

to the scope to mitigate the potential adverse effects of the alternative 

options. 

East Northamptonshire Urban Extensions Study 

2.6	 The East Northamptonshire Urban Extensions Study (January 2006) 

included an assessment of the broad directions for growth at each of 

the towns in the district, including Thrapston. 

2.7	 The minutes from meetings of the East Northamptonshire Local 

Development Framework (LDF) Working Party (8th September and 24th 

October 2005) make no reference to the findings of the Urban 

Extensions Study. It is therefore unclear whether Officers and Members 

were able to (or, in fact, whether they did) take into account the 

conclusions of this work when debating the sites for inclusion the 

RNOTP Preferred Options. 

2.8	 More fundamentally, Carter Jonas has expressed concerns about the 

methodology used in the Urban Extensions Study and the weight that 

can therefore be attached to its conclusions. Whilst the Council 

recognised that such a generic approach could not enable the 

identification of definitive growth options, the findings of the exercise 

were used to inform the preparation of the RNOTP Preferred Options 

document, which included a defined extension to the Huntingdon Road 

site. 
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2.9	 A critical review of the Study, undertaken by Carter Jonas, identified the 

following issues: 

•	 Given the scale of new housing and employment growth 

proposed for Thrapston, the extent of the search area seemed 

excessive. 

•	 Without firstly applying some form of sieving exercise, to remove 

areas that are subject to insurmountable constraints (such as the 

lake to the north of Thrapston) the conclusions from the Study 

are difficult to interpret. Many of the weaknesses associated with 

each sector are only applicable to parts of the land area. 

•	 The approach adopted does not provide the scope to consider 

the potential for site-specific mitigation measures. 

•	 The sustainability criteria were applied on an inconsistent basis. 

For example, in terms of flood risk issues, sector THR3 (North), 

was classified as absolutely constrained, despite some parts of 

the sector not being at risk from flooding. Conversely, despite an 

acknowledgement in the Assessment that some of the land within 

sector THR1 (South) is within 100m of the A14 Trunk Road (and 

thus subject to significant noise and air pollution) the land was 

ranked identically to sector THR3 (North) under the ‘Liveability’ 

criteria. 

2.10	 When assessed as a freestanding site, land at Springfield Farm 

performed considerably better than when assessed as part of the wider 

sector THR3 (North). In particular, the two absolute constraints 

identified for sector THR3 (North) were no longer applicable - the area 

of land proposed for development at Springfield Farm is not at risk from 

flooding and development of the Springfield Farm site would not result 

in settlement coalescence issues. 
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RNOTP Sustainability Appraisal 

2.11	 The Sustainability Appraisal Report prepared to accompany the RNOTP 

Preferred Options (January 2006) gave a very superficial assessment of 

the alternative directions for growth around Thrapston. This is 

addressed in our Statement relating to Matter K, as well as our specific 

concerns regarding the Sustainability Assessment of Sites for DPDs 

Report and the Submission Draft SA Report. 

Flexibility 

2.12	 In addition to the fundamental concerns we have outlined above, Carter 

Jonas is concerned that the RNOTP is not sufficiently flexible to deal 

with changing circumstances. 

2.13	 In terms of housing land supply, windfall development could well be 

lower than currently anticipated by the Council. Equally, with so much 

of the housing requirement for Thrapston allocated to a single site, any 

delivery issues on the land off Huntingdon Road would have a 

significant adverse impact on housing completions. A major 

archaeological find on land off Huntingdon Road delayed delivery of a 

previous scheme, and the fact that area allocated in the RNOTP 

Submission Draft is in separate ownerships, may serve to hamper 

delivery of a co-ordinated scheme. 
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Planning Application 

2.14	 A planning application has been submitted for Huntingdon Road, 

Thrapston (including part of the extension), including 450 dwellings and 

a doctor's surgery (LPA Ref: 07/02457/OUT). 

2.15	 Carter Jonas has submitted representations objecting to the planning 

application. We accept that the majority of this site is subject to an 

allocation in the East Northamptonshire Local Plan (November 1996). 

However, the application boundary includes an area of land adjacent to 

the A14 that extends south of the existing built-up area of Thrapston, 

outside of the allocated site boundary (the extension). 

2.16	 The estimated housing delivery on major sites set out in Appendix 1 of 

the ‘Response to Exploratory Meeting’ (July 2008) shows that the 

council expects the Huntingdon Road site to deliver 600 dwellings. 

However, the planning application includes only 450 dwellings. We 

assume the remainder will be subject to a separate planning 

application. 

2.17	 In addition, the allocation is for a total of 250 dwellings (Policy TH1, 

East Northamptonshire Local Plan). However, the application is 

seeking permission for 450 dwellings. 

2.18	 We consider that the submission of an application for the whole of this 

site, including the extension, is premature. We suggest that the Council 

should await publication of the Inspector’s Report for the RNOTP before 

determining this application, or request an amendment to the 

application removing the area not subject to the Local Plan allocation. 
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2.19	 Development within the Huntingdon Road Extension would result in a 

less attractive living environment compared to the rest of the site. This 

is mainly due to the close proximity of the A14, resulting in noise and air 

pollution. We do not consider that the proposed 20-metre landscape 

buffer will be sufficient to mitigate the effects of this busy trunk road. 

2.20	 The Thrapston and Surrounding Areas Discussion Paper (2004) 

identified the issue of capacity problems with the existing schools in 

Thrapston. The need to address capacity issues in the town’s primary 

and middle schools has clearly been a long-standing issue. 

2.21	 The Education Authority has concerns about the current capacity of the 

existing primary and middle school accommodation in Thrapston. 

Advice from the Education Authority suggests that there may well be a 

need for additional primary and middle school provision to meet even 

the planned level of housing growth. 

2.22	 The minutes of the LDF Working Party meeting on 25th June 2007, 

confirm that discussion took place on the “need” to safeguard land for a 

new secondary school and GP practice in Thrapston. At that time, the 

Working Party considered the most appropriate land to accommodate 

such uses was the Huntingdon Road site, although this was later ruled 

out as there was not enough land to accommodate the development. 

2.23	 It appears from information submitted with the planning application that 

the need for future education provision has not been addressed. 
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3.0 CONCLUSION 

3.1 For the reasons set out above, Carter Jonas proposes that the 

Huntingdon Road Extension be removed from the proposed site 

allocation (Policy TH1). We consider that at least the equivalent 

number of dwellings be allocated at Springfield Farm. 

3.2 If the Inspector does not consider this approach appropriate, we 

propose that the Council at least revisits the Preferred Options stage to 

consider all of the alternative options thoroughly to provide a more 

robust assessment. 
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