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Rural North, Oundle and Thrapston Plan 
Assessment of Potential Housing Sites in Oundle and Thrapston 

1	 PURPOSE OF THE STUDY AND STRUCTURE 

OF OUR REPORT 

Purpose of the Study 

1.1	 East Northamptonshire Council submitted the draft Rural North, Oundle and 

Thrapston Plan (RNOTP) DPD to the Secretary of State on 11 January 2008.  

Following a period of public consultation, an Examination was opened later in 2008 

to consider the draft RNOTP.  In paragraphs 2 and 3 of his letter to the Council of 

31 October 2008, the Examination Inspector expressed concern that, in his opinion, 

some of the policies in the draft RNOTP are not supported by an ‘adequately robust 

and credible evidence base’. 

1.2	 Accordingly, the Inspector decided to keep the Examination open until ‘further 

evidence gathering’ has been completed.  Part A of the Note which accompanies 

the Inspector’s letter of 31 October deals particularly with the additional work that is 

required in relation to the supply of housing land.  Noting that the draft RNOTP does 

not make specific allocations for Oundle for years 6-10 of the plan period, the 

Inspector concluded in paragraph 3 of his Note that: ‘The approach taken in 

paragraph 8.11 of the DPD, which identifies possible sites but does not give a 

preference or make any allocations, is unsound’. 

1.3	 In order to provide the evidence to enable a further allocation for Oundle to be 

identified, paragraph 5 of the Inspector’s Note sets out a requirement to undertake 

‘further evaluation of all possible alternatives…against sustainability objectives’. In 

essence the Inspector requires the development of the high-level sustainability work 

which Roger Tym & Partners (RTP) undertook for the District Council in 20071, with 

more emphasis on locally based, site-specific assessments. 

1.4	 In December 2008, the District Council appointed RTP to undertake the evaluation 

of possible alternative sites.  Whilst the Inspector’s letter and his accompanying 

Note relate to Oundle, the Council decided to roll out the exercise to also cover 

Thrapston. During January 2009, we undertook the evaluation of potential housing 

sites in Oundle and Thrapston.  This report provides details of our approach to the 

exercise, as well as our findings. 

1 RTP, Sustainability Assessment of Sites for Development Plan Documents, May 2007. 

Roger Tym & Partners 
M9335, February 2009 
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Structure of Our Report 

1.5	 Following this introduction, the remainder of our report is structured as follows: 

�	 Section 2 summarises the relevant policy context and background to the study. 

�	 Section 3 outlines of our study methodology, including details of how the 47 

assessment sites were identified; a description of our sites database and the 

objectives and measures that we used to assess the sites; and our approach to 

scoring and evaluating the sites. 

�	 Section 4 then contains a summary of our findings, and the main reasons which 

explain why we consider that 8 of the sites in Oundle and 13 of the sites in 

Thrapston offer realistic potential for housing.  We also provide an estimate of 

the number of dwellings that could theoretically be accommodated at each site. 

1.6	 This main report is accompanied by the separately bound Volume 2 entitled 

‘Appendices’; any references to Appendices in this report relate to those in 

Volume 2. 

Roger Tym & Partners 
M9335, February 2009 
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2	 POLICY CONTEXT 

North Northamptonshire Core Spatial Strategy (June 2008) 

2.1	 The North Northamptonshire Core Spatial Strategy (CSS) was adopted on 12 June 

2008, and covers the period to 31 March 2021.  Policy 1 of the CSS (‘Strengthening 

the Network of Settlements’) states: 

‘…development will be principally directed towards the urban core, focused at the 

three Growth Towns of Corby, Kettering and Wellingborough.  The smaller towns of 

Burton Latimer, Desborough, Higham Ferrers, Irthlingborough, Rothwell and 

Rushden will provide secondary focal points for development within the urban core… 

Development in the rural north east will be mainly directed to a rural service spine 

comprising the Rural Service Centres of Oundle, Raunds and Thrapston, with a 

secondary focus at the Local Service Centre of King’s Cliffe… 

In the remaining rural area development will take place within village 

boundaries…development adjoining village boundaries will only be justified where it 

involves the re-use of buildings or, in exceptional circumstances, if it can be clearly 

demonstrated that it is required in order to meet local needs for employment, 

housing or services.’ 

2.2	 Policy 10 of the CSS (‘Distribution of Housing’) confirms that: ‘New housing will be 

focused at the three Growth Towns, with modest growth at the Smaller Towns and 

Rural Service Centres, limited development in the villages and restricted 

development in the open countryside.’ Table 1 states that Oundle and Thrapston 

will provide focal points for infrastructure and development in the ‘rural north east’ 

(of North Northamptonshire). 

2.3	 Table 5 of the CSS sets out the distribution of housing across North 

Northamptonshire.  The indicative housing targets for Oundle and Thrapston over 

the period 2001 to 2021 (net of clearance replacement) are 610 and 1,140 

dwellings, respectively2. 

2 Whereas CSS Table 3 identifies separate dwelling targets for each of the four Council areas within North 

Northamptonshire for each 5-year period between 2001 and 2021, CSS Table 5 only specifies housing 

targets for settlements in terms of the overall CSS plan period, i.e. 2001 to 2021. 

Roger Tym & Partners 
M9335, February 2009 
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Rural North, Oundle and Thrapston Plan (Submitted January 

2008, Proposed Updates Published November 2008) 

2.4	 East Northamptonshire Council submitted the draft RNOTP to the Secretary of 

State on 11 January 20083. During the Examination process a number of changes 

to the Plan were suggested, and in November 2008 the Council published a revised 

version of the Submission RNOTP with proposed updates.  The commentary below 

is written in the context of the Council’s proposed updates of November 2008. 

2.5	 Policy 1 of the emerging RNOTP identifies a 4-tier hierarchy of settlements. The 

Rural Service Centres of Oundle and Thrapston form the top tier, and Policy 1 

reiterates that these settlements will act as focal points for infrastructure and 

development within the Plan area.  The RNOTP sets a target for at least 60 per cent 

of new development in the Plan area to take place in Oundle and Thrapston. 

Housing Strategy – Oundle 

2.6	 Policy OUN3 (‘Housing Allocations in Oundle’) allocates two sites for housing in 

Oundle.  Allocation site OUN3(1), at Ashton Road/Herne Road, is within the built-up 

area of the town, whilst allocation site OUN3(2), at Creed Road, represents an 

extension to the existing built-up area.  The draft RNOTP envisages that up to 145 

dwellings could be accommodated at the Ashton Road/Herne Road site, while a 

further 125 dwellings could be built at Creed Road. 

2.7	 The January 2008 submission version of the RNOTP stipulated that housing 

development should commence at the Ashton Road/Herne Road site by 2011, and 

at the Creed Road site by 2013.  However, the November 2008 proposed updates 

version of the RNOTP suggests that commencement of housing development at 

both sites should begin by 2011. 

2.8	 Paragraph 8.7 of the draft RNOTP confirms that some 140 dwelling units were 

completed in Oundle between 2001 and 2007, with a further 21 units under 

construction and 42 with planning permission.  Paragraph 8.8 of the draft RNOTP 

acknowledges that these completions and commitments – together with the two 

housing allocations in Oundle, which as noted above are expected to contribute 

around 270 dwellings – do not fulfil the CSS dwelling target for the period up to 

2021, of 610 dwellings.  The shortfall amounts to 137 dwellings. 

3 The other Plans that will cover East Northamptonshire are the Three Towns Plan (Irthlingborough, 

Higham Ferrers and Rushden) and the Raunds Area Plan. 

Roger Tym & Partners 
M9335, February 2009 
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2.9	 Thus, in paragraph 8.11 of the draft RNOTP, four areas with potential for ‘longer 

term development’ are identified, namely land north of Benefield Road, land 

adjacent to the cemetery on Stoke Doyle Road, land east of Sutton Road, and land 

north of St Peter’s Road. 

Housing Strategy – Thrapston 

2.10	 Policy THR5 (‘Thrapston South’) allocates land to the south of Thrapston, bounded 

by the A14, for housing as part of a new neighbourhood comprising a mix of uses.  

The Council considers Thrapston South to be the most sustainable location for a 

new neighbourhood, and it estimates that there is potential for approximately 685 

dwellings at the site.  Commencement of housing development at Thrapston South 

is expected by 2011. 

2.11	 If Thrapston South was developed as anticipated by the Council, the 685 dwellings – 

in combination with the 411 dwellings that had already been built by April 2007, and 

a further 190 dwellings either under construction or with planning permission – 

would exceed the target set by the CSS for Thrapston of 1,140 net additional 

dwellings between 2001 and 2021. 

2.12	 Four ‘Regeneration Sites’ in Thrapston town centre are also allocated by Policy 

THR3 for a mix uses.  Housing is considered to be one of the potential uses at three 

of the sites, namely THR3(1) at 17-31 High Street, THR3(2) at Cosy Nook/High 

Street, and THR3(4) Cattle Market. 

RNOTP Examination of ‘Soundness’ – Inspector’s Letter and 

Accompanying Note of 31 October 2008 

2.13	 In a letter to East Northamptonshire Council dated 31 October 2008, the 

Examination Inspector expressed concern that, in his opinion, some of the policies 

in the draft RNOTP were not supported by an ‘adequately robust and credible 

evidence base’. Accordingly, the Inspector decided to keep the Examination open 

until ‘further evidence gathering’ had been completed. 

2.14	 Paragraphs 1 to 5 of the Inspector’s accompanying Note deal particularly with the 

issue of housing land supply in East Northamptonshire, and in paragraph 3 the 

Inspector observes that the submission RNOTP ‘fails to provide for a continuing 

delivery of housing to achieve the CSS requirements for Oundle in accordance with 

PPS3 guidelines’ (which require that the Plan should identify a supply of specific, 

developable sites for years 6-10, and where possible, years 11-15).  Rather, as 

noted above, the submission RNOTP only identified possible sites for longer term 

development, and made no specific allocations. 

Roger Tym & Partners 
M9335, February 2009 
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2.15 The Inspector therefore set out a requirement to undertake a ‘further evaluation of 

all possible alternatives…against sustainability objectives’, and to identify a further 

allocation for Oundle. 

2.16 As we explained in Section 1, the purpose of this study is to build on the work 

previously carried out in preparing the submission RNOTP, in order to ensure that 

all potential alternative housing sites are subject to a detailed and robust evaluation 

against a range of key sustainability objectives. 

Roger Tym & Partners 
M9335, February 2009 
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3	 STUDY METHODOLOGY 


The Identification of Sites 

3.1	 A wide range of potential housing sites in Oundle and Thrapston have been 

considered in recent years through various studies. These studies include the 

‘Sustainability Assessment of Sites for Development Plan Documents’, which we 

completed for the District Council in May 2007, and the ‘Strategic Housing Land 

Availability Study’ which we are close to completing for the North Northamptonshire 

Joint Planning Unit. 

3.2	 Through the previous studies referred to above – as well as other work undertaken 

in the District, and intelligence gained from other sources – some sites have already 

been assessed as having limited or no realistic prospects for housing.  

Nevertheless, it was decided in consultation with Council officers that all possible 

alternative sites – including those that might be better suited to other uses and which 

might reasonably be ruled out for housing – should be assessed.  This reflects the 

statement in paragraph 5 of the Inspector’s Note that ‘all possible alternatives’ will 

need to be considered. 

3.3	 Accordingly, we have assessed a wide range of sites including both greenfield and 

previously developed land and sites that have fared poorly in previous studies.  Of 

the 47 sites that we assessed, 24 are in Oundle – ranging in size from 0.21ha to 

13.74ha – and 23 are in Thrapston (two of which are probably better described as 

‘north of Islip’, and a further two could be described as ‘south of Islip’), ranging from 

0.25ha to a huge area of land to the north east of Thrapston (49.65ha).  The sites 

are a combination of those that have been promoted through the plan-making 

process and sites which have been identified through other sources4. 

The Database of Sites 

3.4	 Each of the 47 sites is represented as a ‘polygon’ (i.e. an area with boundaries) on 

an OS base map in our MapInfo GIS.  For each site a unique ‘identifier’ was 

 We did not assess two of the sites that the Council originally asked us to consider, because they have 

already been developed for housing and so their contribution to the Council’s dwelling targets will already 

have been accounted for.  The two sites are ‘Bridge View, Oundle’ and ’74 Benefield Road, Oundle’. 

Roger Tym & Partners 
M9335, February 2009 
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created; the Oundle sites are referenced ‘RNOTP 1-25’ and the Thrapston sites 

have the identifiers ‘RNOTP 26-47’5. 

RTP’s Housing Site Assessment Matrix 

3.5	 We subjected each of the 47 sites in the database to a comprehensive assessment 

using our ‘Housing Site Assessment Matrix’6, which is reproduced in Appendix 1.  

The Matrix was agreed with Council officers early in January 2009. 

3.6	 The Matrix, like the concept of sustainability, extends further than simply giving 

precedence to all brownfield sites over any greenfield land.  It is based on a wide-

ranging assessment in order to ensure that all relevant factors are included and that 

each potential housing site is assessed on a comparable and consistent basis. 

3.7	 The aim of the Matrix is to ensure that the preferences and judgements underlying 

future decisions on new housing in Oundle and Thrapston are openly expressed 

and organised in a transparent framework. 

The 9 Objectives Which Underpin the Matrix, and the 22 Assessment 

Measures 

3.8	 The Matrix contains a total of 22 assessment measures, grouped within various 

acknowledged sustainability objectives.  These objectives are based upon the 

housing guidance set out in PPS3 (November 2006), as well as other relevant 

national policy objectives as set out in other Planning Policy Statements/Notes, 

White Papers, Government circulars and ministerial statements.  Rather than 

focusing solely on sustainability criteria, however, the Matrix also incorporates the 

‘suitability’, ‘availability’ and ‘achievability’ criteria which are referred to in paragraph 

54 of PPS3 and in the CLG’s SHLAA Practice Guidance of July 2007. 

3.9	 The 9 over-arching objectives in the Matrix reflect three broad issues: (i) the 

practical requirements which are necessary conditions of a development being 

implemented (for instance, physical feasibility); (ii) locational issues such as the 

relationship of the site to other land uses and policy designations; and 

(iii) development-related issues which centre around the contribution that the 

5 Whilst 24 of the first 25 sites are in Oundle, site RNOTP 4 is to the west of Thrapston.  This slight 

discrepancy with the sequential numbering system is because, as we explained earlier in this section, we 

decided not to assess two of the sites that the Council originally asked us to consider on the basis that they 

have already been developed for housing.  However, we had already devised our numbering system when 

we removed the ‘Bridge View, Oundle’ site and so to avoid having to re-number all of the study sites (and 

the associated plans), we simply replaced that site with the Mill Lane site to the west of Thrapston. 
6 Hereafter referred to simply as ‘the Matrix’. 

Roger Tym & Partners 
M9335, February 2009 
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proposed scheme will make to wider social objectives such as social inclusion and 

‘building communities’. 

3.10	 The 9 objectives are not listed in any particular order.  A summary of their relevance 

to housing site selection, and of the assessment measures derived from each 

objective, is summarised below. 

Objective 1 – Transport 

3.11	 Influencing transport choice is a key aspect of Government policy on sustainable 

development.  Reducing the number and length of motorised journeys, reducing 

overall reliance on the private car, and encouraging alternative means of travel, are 

all of key importance in reducing the environmental impact of transport activity.  The 

first factor likely to influence the attainment of more sustainable transport choices is 

identified as the subject site's access to bus routes.  High scores in relation to this 

measure will indicate that a site benefits from good non-car based transport links7. 

The second measure is the site’s proximity to the strategic road highway network; 

this measure is included to ensure that housing development does not take place 

which will result in traffic generation in unsuitable locations. 

Objective 2 – proximity to services 

3.12	 This objective covers the relationship between the subject site and a variety of 

essential services. The proximity of sites to such services is an important aspect of 

current Government policy on the location of new housing development, as PPS3 

makes clear (for example at paragraphs 10, 16 and 36).  Sites that score well in 

relation to this objective will be able to demonstrate that the frequency and length of 

journeys will be minimised, irrespective of transport mode.  Moreover, sites with a 

good range of nearby facilities will maximise the prospects for regular journeys (for 

example to shops and schools) to be undertaken on foot.  Thus, under this 

objective, we have assessed each site’s proximity to primary, middle and secondary 

schools; local shops; playing field/park or open space; health centre/GP; indoor 

sports/leisure centre; and town centres. 

Objective 3 – proximity to employment sites 

3.13	 Access to employment is clearly and directly linked to the sustainability of potential 

housing sites. The assessment measure under this objective is therefore the 

distance to the nearest defined employment site. 

7 There are no railway stations in Oundle or Thrapston, or elsewhere in East Northamptonshire, and so 

‘access to rail services’ is not incorporated as an assessment measure in the Matrix. 

Roger Tym & Partners 
M9335, February 2009 
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Objective 4 – efficient use of land 

3.14	 The requirement to develop land efficiently and effectively, providing a range of 

uses in one location and ensuring that there is no wasteful under-utilisation of 

development land, is a theme that runs throughout Government advice on 

sustainable development.  This covers a range of sustainable development aims, 

including making the full and effective use of urban land, reducing the consumption 

of undeveloped land, reducing travel demand and making urban areas more 

attractive places to live and work. 

3.15	 Accordingly, sites that do not contain any agricultural or unstable land score best in 

relation to the first measure under this objective (‘soil quality’), and under the 

second measure (‘land type’) PDL sites score best.  Government policy recognises 

that not all new housing can be provided on previously developed sites, and there 

may be circumstances where a site, although greenfield, still represents a 

sustainable choice because of its conformity with other policy aims.  The Matrix is 

designed to reflect such a scenario, so that although a greenfield site does not 

score well in relation to assessment measure 4.2, it can still attain a high overall 

score because of good performance in relation to other measures. 

3.16	 The third measure under this objective assesses the ability of housing development 

at the site to link into existing housing.  Thus, sites which are significantly detached 

from the existing built-up/urban area are scored down in the Matrix whereas sites 

that are completely within the urban area score best. 

Objective 5 – environmental protection 

3.17	 For the SHLAA study, in order to assess the potential impacts on landscape, 

heritage and biodiversity associated with housing development, we made use of the 

extensive Environment Character Assessment (ECA) work that was undertaken by 

the River Nene Regional Park (RNRP) to inform the CSS, and subsequent updates 

of the ECA work which the RNRP undertook to inform the SHLAA study. 

3.18	 For criteria 5.1 to 5.3 of the Matrix (Impact on Visual Landscape, Impact on Heritage 

and Impact on Biodiversity), we therefore used the data previously supplied by the 

RNRP for those sites in the current study which were also assessed in the SHLAA 

study. Early in January 2009, the RNRP was commissioned to undertake the same 

assessment for the remaining nine sites that were not assessed in the SHLAA 

study8. 

8 For both the SHLAA study and this piece of work, the RNRP’s outputs are in the form of scores only; that 

is, no maps are available. 

Roger Tym & Partners 
M9335, February 2009 
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3.19	 We used PMP’s ‘Open Space, Recreation and Sport Study’ of January 2006 for 

measure 5.4 (‘impact on open spaces’).  Thus, sites which do no contain any open 

space score best in the Matrix against this measure, whereas any sites that would 

result in the loss of high quality open space perform least well. 

3.20	 Environmental protection also embraces flood risk and so we have reflected the 

clear sequential approach in PPS25 in our evaluation of sites.  Flood Risk Zones 1 

and 2 are both acceptable locations for housing9 but under the sequential approach, 

Zone 1 is preferable to Zone 2.  Accordingly, Flood Zone 1 sites fare better in the 

Matrix than Flood Zone 2 sites.  From the supplied flood risk data we are unable to 

distinguish between Flood Risk Zone 3a (where development can be acceptable, 

provided a PPS25 ‘Exception Test’ is passed) and Zone 3b (‘the Functional 

Floodplain’, which is not suitable for housing).  Thus, for the purposes of our 

assessment, we have necessarily had to treat all sites within Zone 3 as Zone 3a 

sites, although it is possible that some of them might fall within Zone 3b, where 

housing development is effectively ruled out by PPS25.  Under the PPS25 

sequential approach, Flood Zone 3a is the least preferred location for housing 

development and so any sites which are deemed to be within Flood Zone 3a have 

been given a low score against the flood risk measure. 

Objective 6 – physical problems or limitations 

3.21	 Under the sixth objective, we took account of any physical or bad neighbour 

constraints which might affect the site’s potential for housing development.  Thus, 

we undertook on-site assessments of whether extensive new access and/or 

drainage infrastructure would be required in order to facilitate housing development, 

and whether any significant decontamination or remediation is likely to be required. 

3.22	 We used the information supplied by utilities providers for the SHLAA study in 

relation to utilities capacity issues.  Because of the way the exercise was 

undertaken for the SHLAA study, all of the 47 RNOTP study sites attain the same 

score under this criterion.  This is not considered to be a problem; it merely 

indicates that all of the sites in Oundle and Thrapston would be ‘moderately easy to 

service’. 

3.23	 Bad neighbour constraints are taken account of under the sixth objective.  Whilst 

these constraints are unlikely to prevent a site coming forward for development, 

they nevertheless require mitigation, which may affect the availability of a site for 

9 See Table D.3 of PPS25. 

Roger Tym & Partners 
M9335, February 2009 
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residential development.  Sites facing bad neighbour constraints have thus been 

scored down in the Matrix, depending on the degree of constraint. 

3.24	 The final assessment measure under this objective reflects any other physical 

constraints or permanent features that would seriously affect the site's 

developability. 

Objective 7 – coalescence 

3.25	 Under the seventh objective, we measured the gap that would remain between 

each site and the nearest settlement.  Sites where development would preserve a 

gap of 2km between settlements perform best against this measure. 

Objective 8 – availability 

3.26	 The assessment of a site’s overall potential for housing cannot properly be 

undertaken without consideration of its likely availability.  Thus, a site could perform 

well against most or all of the assessment measures, but if it is unlikely to be 

brought forward for housing use then it can be ruled out as a realistic housing 

allocation site. As well as taking account of any information provided to the Council 

(either through formal consultation exercises, or other means), our assessment of 

availability was informed by our site visits and officer knowledge. 

Objective 9 – achievability 

3.27	 Similarly, without the ability of a site to deliver development, there is no 'product' to 

be tested at all.  Accordingly, under the ninth objective, we assessed whether any 

factors – relating either to physical characteristics of the site, impact on policy 

designations or other important features, or ownership issues – is likely to affect the 

site coming forward for housing use. 

Approach to Scoring the 22 Assessment Measures 

3.28	 Of the 22 assessment criteria in the Matrix, 12 have been measured using our in

house MapInfo GIS.  The remaining criteria were assessed using a combination of 

quantitative and qualitative measures, and were informed by our visits to each of 

the 47 sites during January 2009, as well as officer knowledge and any other 

available information relating to the sites. 

3.29	 We have carefully calibrated the Matrix so that those impacts which are considered 

to be of key importance are given due weight, meaning that the possible attainable 

score for each assessment measure varies according to the measure’s relative 

importance in the overall exercise, up to a maximum of +20 under measure 2.1 

(‘proximity to key services’). For some measures, the maximum attainable score 

Roger Tym & Partners 
M9335, February 2009 
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is 0. This applies, for instance, to measures 5.1 to 5.3, because those criteria are 

measuring the impact on visual landscape, heritage and biodiversity, respectively, 

which is usually either negative (and, hence, a negative score is assigned), or 

neutral, in which case a score of 0 is appropriate. 

3.30	 Flood risk is widely regarded as being of critical importance when assessing the 

suitability of sites for housing use, and so a minimum score of -10 is possible under 

this measure (for sites that are mostly within land designated as Flood Zone 3).  In 

contrast, the need to provide new access infrastructure is deemed to be a less 

serious constraint and so the minimum possible score under that measure is -3. 

3.31	 The Matrix therefore derives an overall score for each site.  The minimum attainable 

score in the Matrix is -67 and the maximum possible score is +52.  In the next 

section of our report we provide a summary of the findings from the exercise. 

Roger Tym & Partners 
M9335, February 2009 
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4	 STUDY FINDINGS 

The Spreadsheet Which Contains Our Detailed Findings 

4.1	 The detailed findings from our site assessments are contained in the spreadsheet 

which is reproduced in Appendix 2.  The spreadsheet contains information for all of 

the 47 sites that we assessed; the proposed allocation sites in the draft RNOTP are 

highlighted yellow.  The first part of the spreadsheet contains basic information 

about each site, as listed below: 

�	 RNOTP ID – the site identification reference devised for this study. 

�	 SHLAA Ref - the site identification reference used for the SHLAA study.  Nine of 

the sites in the RNOTP study were not assessed in the SHLAA study. 

�	 RTP 2007 Ref – the code that was previously used for the site in the 

‘Sustainability Assessment of Sites for Development Plan Documents’ study 

which we completed for the Council in May 2007.  Some 18 sites in the RNOTP 

study were not assessed in the 2007 study. 

�	 Site Name – a general description of the site (where possible). 

�	 Address 1 and Address 2 - a more specific description of the site’s location. 

�	 Settlement – the settlement which a site is located within or adjacent to. 

�	 Postcode – the postcode sector that the site centroid is located within. 

�	 Site Size (Ha) - the gross area of the site, created using GIS by measuring the 

area of land within the site polygon. 

�	 Current Use – a description of the main existing land use at the site, based on 

the site visits. 

4.2	 The next part of the spreadsheet (reading from left to right) is divided into 22 

sections, one for each of the 22 assessment measures.  Each section contains the 

scores for each site under the various assessment measures.  For example, site 

RNOTP 1 achieves a score of +4 under assessment measure 1.  Where the score 

is based on a GIS measurement, then those measurements are also set out in the 

spreadsheet.  Thus, the distance in metres from site RNOTP 1 to the A427, A605, 

A6116 and A14 roads are set out in the spreadsheet to show how the site attained a 

score of +4 under assessment measure 1.2.  For the measures which were not 

possible to score using our GIS, the spreadsheet simply records the score that we 

assigned to each site using the criteria/guidelines that are specified in the Matrix. 
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4.3	 The next column in the spreadsheet specifies the total score that each site attained 

in the exercise, out of a total possible maximum score of +52. 

4.4	 We then provide, in the next column, our overall assessment of each site’s potential 

for housing, taking account of all the factors in the Matrix.  The sites that we 

consider to have no realistic prospects for housing – for whatever reason(s) - are 

labelled ‘discount’, meaning that these sites can effectively be discounted as a 

candidate for housing.  The remainder are identified as ‘possible’ housing sites. 

4.5	 The manual over-ride facility described above enables us to rule out sites that 

contain good quality open space (for instance), or which are not likely to be 

deliverable (for whatever reason).  This gives the overall study findings maximum 

value because some sites are able to score quite well in the overall Matrix (because 

of their central location, close to key services), but having seen them on the ground 

we consider them to be relatively poor candidates for housing. 

4.6	 The final column of the spreadsheet contains a summary of the reasons for our 

overall assessment of the housing potential offered by each site. 

Summary of Findings 

4.7	 We consider that 8 of the sites that we assessed in Oundle, and 13 of the sites that 

we evaluated in Thrapston, offer realistic potential for housing. This is summarised 

in Table 4.1 and on the plans in Appendices 3 and 4. 

4.8	 While the reasons are different in every case, the main grounds for ruling out sites 

out are as follows: 

�	 The site achieves a low overall score in the Matrix. Some sites, such as 

RNOTP 46 and 47, perform poorly against many of the assessment measures 

and therefore achieve very low overall scores in the Matrix.  These sites clearly 

do not offer good potential for housing and can readily be ruled out. 

�	 The site is affected by particularly significant constraints. Some sites are within 

Flood Zone 3, are covered by an Important Open Land designation or contain 

‘good’ or ‘very good’ public open space (as assessed by PMP). Such sites can 

be discounted – even if they achieve a high overall score in the Matrix – because 

other sites exist which are not affected by these core constraints. 

4.9	 As we explained above, whilst the overall score achieved by a site in the Matrix 

provides a good initial indication of its appropriateness for housing, the score in 

isolation cannot be taken as determinative.  In order to decide whether a site has 

realistic potential for housing we have therefore taken account of all factors in the 
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round.  This means that some sites which achieve a relatively high overall score in 

the Matrix are nevertheless affected by certain core constraints which should 

effectively rule them out. 

4.10	 A good example is site RNOTP 6 in Oundle.  This site achieves a high overall score 

in the Matrix of +10, which is higher than most of the sites we have identified as 

having potential for housing.  However, site RNOTP 6 is affected by particular 

access constraints, and as well as being covered by an Important Open Land 

designation it is thought that the site is unlikely to be made available for residential 

use. Accordingly, despite its high overall score in the Matrix, this site can be ruled 

out on the basis that it is not suitable or available for housing. 

Table 4.1 Assessment of Potential Housing Sites in Oundle and Thrapston - Summary 
RNOTP 

ID 
Address 1 Address 2 Settlement 

Total Score 
Achieved Under 
All 9 Objectives 

Overall Assessment of 
Housing Potential, Taking 

Account of All Factors 

1 Former bus depot/ garage Station Road Oundle 14 Possible 

2 West of St Anthony House Milton Road Oundle 5 Discount 

3 Land west of 2-16 St Christopher's Drive Oundle -15 Discount 

4 North of Islip Mill Lane Islip & Thrapston -11 Discount 

5 Land east of Ship Lane South Rd Oundle 11 Discount 

6 Land south of Bramston House St Osyth's Lane Oundle 10 Discount 

7 Rugby/ bowling/ cricket clubs St Peters Road Oundle 4 Discount 

8 Cricket Pitch Milton Road Oundle 4 Discount 

9 Ashton Road/Herne Road Oundle 16 Possible 

10 Creed Road Oundle 1 Possible 

11 Dairy Farm Stoke Hill Oundle 15 Possible 

12 BENEFIELD ROAD (NORTH) Oundle -9 Discount 

13 PWS etc - Land either side of Herne Road Herne Rd Oundle -19 Discount 

14 Cotterstock Road (West) Oundle -20 Discount 

15 Land east of St Christopher's Drive Oundle -5 Possible 

16 Land at 66 East Road/ Eastwood Road Oundle 16 Discount 

17 Land adj to Cemetery Stoke Doyle Road Oundle 1 Discount 

18 Land south west of Hillfield Road/Glapthorn Rd Oundle 7 Possible 

19 Cotterstock Rd/St Peters Rd (North) Oundle 1 Possible 

20 24-32 and adj land South Rd (North) Oundle 9 Discount 

21 Oundle School Land, south of Sanderson/Dryden Houses Glapthorn Road Oundle 6 Discount 

22 Land north of Oundle School Memorial Chapel Glapthorn Road Oundle 1 Discount 

23 Land between Benefield Rd/Warren Bridge Benefield Road Oundle 9 Discount 

24 Football Club Station Road Oundle 4 Discount 

25 Land r/o 149-151 Glapthorn Road Oundle 3 Possible 

26 38 HUNTINGDON ROAD Thrapston 19 Possible 

27 Grove Road Thrapston 19 Possible 

28 Bowling Green/ Club House Market Road Thrapston 5 Discount 

29 R/o 135-151 Huntingdon Road Thrapston 2 Discount 

30 Factories etc Bridge Street/Midland Road Thrapston 5 Discount 

31 Old Station Site Midland Road Thrapston -2 Possible 

32 17 - 31 High Street Thrapston 8 Possible 

33 Cosy Nook Thrapston 6 Possible 

34 Bull Ring Church Walk Thrapston 10 Possible 

35 Cattle Market Market Road Thrapston 13 Possible 

36 Scotts Bridge Street Thrapston 10 Possible 

37 Land at Springfield Farm Oundle Road Thrapston 4 Possible 

38 Huntingdon Rd/Market Rd Thrapston 8 Possible 

39 North of Top Close Oundle Road Thrapston -1 Discount 

40 Washington Court Thrapston 5 Possible 

41 North of Islip Mill Lane Islip & Thrapston -22 Discount 

42 Land opposite Cedar Drive Midland Road Thrapston 1 Possible 

43 Land east of A605 Oundle Road Thrapston -14 Discount 

44 Land at Lazy Acre Windsor Drive Thrapston -5 Discount 

45 Land east of Old Station House/north of A14 Oakleas Rise Thrapston -3 Possible 

46 North of Islip Mill Lane Islip & Thrapston -30 Discount 

47 North of Islip Mill Lane Islip & Thrapston -22 Discount 

* 	 Total possible minimum score: -67; total possible maximum score: +52


Proposed housing allocations in the RNOTP (Submission Draft, January 2008)
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Overview of the Sites Which We Consider Have Good 

Potential for Housing 

4.11	 As noted above, the detailed findings from our site assessments are contained in 

Appendix 2.  Below, we summarise the main reasons which explain why we 

consider that 8 of the sites in Oundle and 13 of the sites in Thrapston offer realistic 

potential for housing, and we provide an estimate of the number of dwellings that 

could theoretically be accommodated at each site (using the same approach that 

we have applied in the SHLAA study). 

Sites in Oundle 

Site 1 – Former bus depot/garage, Station Road 

4.12	 The redevelopment of this would require the relocation of an operational business 

(garage).  Furthermore, to our knowledge the site has not been promoted for 

housing use through the plan-making process.  Nevertheless, the site has locational 

advantages and scores well in the Matrix (+14). 

4.13	 We estimate is that this small site (0.26ha) could accommodate 13 dwellings. 

Site 9 – Ashton Road/Herne Road 

4.14	 This site scores well in the Matrix (+16) and is considered suitable, available and 

achievable for housing. 

4.15	 In the SHLAA, we identified a theoretical yield of 123 dwellings for this 4.85ha site, 

although we consider that the figure identified in the draft RNOTP for this proposed 

allocation site – of up to 145 dwellings - is achievable. 

Site 10 – Creed Road 

4.16	 This site scores quite well in the Matrix (+1) and is considered suitable, available 

and achievable for housing.  Whilst the score of +1 is lower than the score for other 

sites that we have discounted, site 10 is not affected by any core constraints (such 

as impact on high quality open space, or location within an area of high flood risk) 

and it would represent a natural rounding off of the existing housing development at 

Creed Road. 

4.17	 We identified a theoretical yield figure in the SHLAA for this proposed allocation site 

of 107 dwellings, although as with Site 9 we consider that the slightly higher figure 

identified by the Council – of 125 dwellings for this 4.07ha site - is achievable. 

Roger Tym & Partners 
M9335, February 2009 

17 



Rural North, Oundle and Thrapston Plan 
Assessment of Potential Housing Sites in Oundle and Thrapston 

Site 11 – Dairy Farm, Stoke Hill 

4.18	 This site scores well – achieving an overall Matrix score of +15 – and is considered 

suitable, available and achievable for housing.  Design care is needed because of 

listed building issues, but this should not rule the site out as a candidate for 

housing. 

4.19	 We estimate that this 0.51ha site could theoretically deliver around 23 dwellings. 

Site 15 – Land East of St Christopher’s Drive 

4.20	 This site is high quality (Grade 2) agricultural land and achieves a relatively low 

overall score in the Matrix, of -5.  However, the site is well enclosed and not 

prominent visually.  Despite its score the site is therefore considered to be generally 

suitable, available and achievable for housing. 

4.21	 This site is of a significant size (4.64ha) and we estimate that it could potentially 

accommodate around 115 dwellings. 

Site 18 – Land to the South West of Hillfield Road/Glapthorn Road 

4.22	 This site scores well and is well-contained and well-related to the existing pattern of 

development.  Although the site is a playing field, its quality as an amenity open 

space was rated by PMP only as 'average' (scoring 58 per cent, with the threshold 

for ‘good’ quality open space being 70 per cent).  The site is therefore considered 

suitable, available and achievable for housing.  Furthermore, if the site was 

developed along with Site 10, both developments would together round off the 

existing housing development at Creed Road. 

4.23	 Site 18 has a gross area of 2.71ha.  Our SHLAA database generated a theoretical 

yield figure of 71 dwellings for this site, although we consider that the slightly higher 

figure of 100 dwellings put forward by the promoter of the site is achievable. 

Site 19 – Land off Cotterstock Road/St Peter’s Road (North) 

4.24	 Although this site is relatively prominent from the east, it scores quite well in the 

Matrix (+1) and is generally considered suitable, available and achievable for 

housing. 

4.25	 We estimated in the SHLAA that this 6.65ha site could accommodate around 87 

dwellings. This figure was derived on the basis of a fairly high mixed-use ratio 

(50:50); if the mixed-use ratio was reduced then the site could potentially deliver in 

excess of 100 dwellings. 
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Site 25 – Land to the rear of 149-151 Glapthorn Road 

4.26	 This site scores quite well in the Matrix (+3) and is considered suitable for housing, 

although its availability is unknown because to RTP's knowledge it has not been 

promoted for housing through the plan-making process. 

4.27	 Whilst we have not assessed this 0.21ha site in the SHLAA, we consider that it 

could potentially accommodate around 6 dwellings (on the basis of a density of 35 

dwellings per hectare). 

Sites in Thrapston 


Site 26 – No. 38 Huntingdon Road


4.28	 With an overall Matrix score of +19, this site performs very well and is considered 

suitable for housing although the site's availability is uncertain because we are not 

aware of the site having been promoted for housing. 

4.29	 We estimate that Site 26 (0.55ha) could deliver around 17 dwellings. 

Site 27 – Grove Road 

4.30	 This site scores very well in the Matrix (+19) and although it contains a telephone 

exchange (which can be expensive to relocate), the site is being promoted for 

development which indicates that the site's redevelopment would be viable and that 

it can be made available.  Accordingly, the site is considered suitable, available and 

achievable for housing. 

4.31	 The site area could be extended to c.0.7ha by including the adjacent land to the 

east ('Grassendale').  However, on the basis of the site area within our polygon of 

0.25ha, we estimate that the site could accommodate 4 dwellings. 

Site 31 (Old Station Site, Midland Road), Site 38 Huntingdon Road/Market Road) 

and Site 45 (Land East of Old Station House) 

4.32	 Policy THR5 of the submitted RNOTP allocates land to the south of Thrapston, 

bounded by the A14, for housing as part of a new neighbourhood comprising a mix 

of uses. The area of land is treated as one ‘site’ under Policy THR5 although we 

have treated it as three separate sites. 

4.33	 Site 38, at 4.80ha the largest of the three sites, achieves a high overall score in the 

Matrix (+8). Whilst on their own sites 31 and 45 score less well (-2 and -3), it is 

considered that their constraints can be overcome when the sites are assessed as 

one development opportunity together with Site 38.  Thus, when sites 31, 45 and 38 

are taken together they are considered suitable, available and achievable for 

housing. 

Roger Tym & Partners 
M9335, February 2009 

19 



Rural North, Oundle and Thrapston Plan 
Assessment of Potential Housing Sites in Oundle and Thrapston 

4.34	 The precise boundary of Site 31 could be amended in accordance with recent 

applications for the site, although this is immaterial for this exercise because all of 

the land within Sites 31, 38 and 45 is being considered comprehensively as the 

Thrapston South development 

4.35	 The Council estimates that there is potential for approximately 685 dwellings at the 

Thrapston South site.  Although our SHLAA database generated a theoretical yield 

figure of 288 dwellings for Site 38, we consider that it could potentially 

accommodate the 450 dwellings as put forward by the site’s promoter. 

4.36	 The Council is therefore expecting to achieve a further 235 dwellings from Sites 31 

and 45.  We consider that these sites could probably accommodate around 192 

dwellings – if the Council is willing for the existing trees at Site 45 to be removed – or 

101 dwellings if the trees are to remain. 

4.37	 In the latter, more cautious scenario, the 551 dwellings at Thrapston South - in 

combination with the 411 dwellings that had already been built by April 2007, and 

the further 190 dwellings either under construction or with planning permission – 

would still exceed the target set by the CSS for Thrapston of 1,140 net additional 

dwellings between 2001 and 2021. 

Site 32 (17-31 High Street), Site 33 (Cosy Nook), Site 34 (Bull Ring and Church 

Walk) and Site 35 (Cattle Market) 

4.38	 Sites 32, 33, 34 and 35 in Thrapston town centre are regeneration sites following 

masterplanning work and they achieve good overall scores in the Matrix, of +8, +6, 

+13 and +10, respectively.  All four sites are considered suitable, available and 

achievable for housing, subject to the various requirements of Policy THR3 in the 

draft RNOTP. 

4.39	 We have identified potential dwelling yields for these four sites – which have gross 

areas of 1.30ha, 0.40ha, 0.67ha and 0.29ha – of 41, 10, 16 and 8 dwellings, 

respectively. 

Site 36 – Site of Scotts of Thrapston, Bridge Street 

4.40	 This site scores well and although it is occupied by an operational business it is 

being actively promoted and so it can be assumed that the site can be made 

available within a reasonable timeframe.  Subject to there being no policy issue with 

loss of employment, the site is therefore considered suitable, available and 

achievable for housing. 

4.41	 We estimate that the site (2.46ha) could potentially deliver around 65 dwellings. 
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Site 37 – Land at Springfield Farm, Oundle Road 

4.42	 Whilst this site is visually prominent and not particularly well contained, it scores 

quite well in the Matrix (+4) and is considered suitable, available and achievable for 

housing. 

4.43	 We consider that the 9.54ha site could accommodate the 250 dwellings as 

estimated by the site’s promoter. 

Site 40 – Land off Washington Court 

4.44	 This site is well enclosed and not visually prominent.  It scores well in the Matrix 

(+5) and is considered suitable, available and achievable for housing. 

4.45	 We agree that the site could accommodate around 20 dwellings, as put forward by 

the site’s promoter. 

Site 42 – Land Opposite Cedar Drive, Midland Road 

4.46	 This site scores reasonably well in the Matrix (+1) and is generally considered 

suitable for housing, although its availability is unclear because to RTP's knowledge 

it has not been promoted for housing through the plan-making process. 

4.47	 Whilst we have not assessed this 0.64ha site in the SHLAA, we consider that it 

could potentially accommodate around 20 dwellings (assuming a density of 35 

dwellings per hectare). 
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