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Executive summary 

The “Inspector’s Note on further work required in order to establish that the DPD is sound” (31 
October 2008), required the Council to undertake additional work in order to demonstrate that 
the proposed site allocations in the Rural North, Oundle and Thrapston Plan (RNOTP) meet 
the following “soundness” criteria (revised PPS12 paragraph 4.52): 

•	 They are justified, i.e. the most appropriate site allocations when considered against 
reasonable alternatives and supported by a robust and credible evidence base 

•	 They are effective, i.e. deliverable 

•	 They are consistent with national policy 

Roger Tym & Partners was commissioned by the Council in December 2008 to produce a 
more detailed study. This work has been completed and delivered. It forms part of the 
background to the choice of additional sites. This was deemed to be necessary in order to 
overcome the Inspector’s concerns that the earlier sustainability assessment work, in particular 
the Roger Tym “Sustainability Assessment of Sites for Development Plan Documents” 
(DOC322, May 2007), relates specifically to the actual potential development sites, taking into 
account mitigation measures. 

The “refined” Roger Tym work provides the Council with an assessment of all reasonably 
available housing site allocations in Oundle and Thrapston. Consideration has only been 
made of sites in these two towns, as the other large scale proposed site allocation in the 
RNOTP at King’s Cliffe has already been granted outline planning permission. 

This assessment of the detailed findings of the additional Tyms work sets out the methodology 
by which the detailed assessment has been utilized in identifying site allocations in the 
RNOTP. The work relates predominantly to Oundle, where the Inspector has concluded that 
the DPD ought to identify a supply of specific, developable sites for years 6-10, in order to 
meet the Core Spatial Strategy (CSS) targets. This has been replicated for Thrapston, in order 
to demonstrate that all of the possible options have been adequately evaluated. 

Corporate outcomes 

The study contributes to the following corporate outcomes: 

•	 Good reputation with customers and regulators 

•	 Good quality of life in East Northamptonshire – cleaner, safer, prosperous, healthier and 
sustainable 

•	 Strong community leadership 

•	 Effective management 

•	 Knowledge of our customers and communities 
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1.0	 Introduction 

1.1	 Purpose of this report – Background 

1.1.1	 Roger Tym & Partners was commissioned by the Council in December 2008 to 
produce a more detailed study. This was deemed to be necessary in order to 
overcome the Inspector’s concerns that the earlier sustainability assessment work, in 
particular the Roger Tym “Sustainability Assessment of Sites for Development Plan 
Documents” (DOC322, May 2007), relates specifically to the actual potential 
development sites, taking into account mitigation measures. 

1.1.2	 The results were received in early February 2009 and subsequently used to frame the 
decision on new allocations for the plan period. In parallel with the production of this 
work the Council prepared further work to establish the soundness of the plan (Matter 
A(2): Housing Land Supply (December 2008)) which follows below. Section 2.0 of this 
report is a summary analysis of Tyms’ work, with a site by site analysis at Appendix 1. 

1.2	 Introduction to Housing land Supply 

1.2.1	 This statement sets out the Council’s position and thinking with respect to the need to 
demonstrate a continuous 5-year supply of housing land. The Planning Inspector’s 
principal outstanding area of concern is the assumption underlying the submitted 
housing trajectory (DOC909, Appendix 8) in the first five years remains heavily reliant 
on “windfalls” in the rural area. The Inspector states that the following issues need to 
be fully assessed in accordance with PPS3, paragraph 54: 

•	 Deliverability of sites with extant planning permission; and 

•	 Deliverability of sites identified in the rural potential study (DOC329). 

1.2.2	 This note provides a response to the Inspector’s outstanding areas of concern, 
explained in his note to the Council, 31 October 2008. 

1.3	 Housing land supply calculations as at 1 April 2008 

1.3.1	 The current housing land supply calculations are set out in the December 2008 AMR 
(Table 6.27). This indicates a current 4.5 year housing land supply at 1 April 2008. 

1.3.2	 The 5 year housing land supply has been calculated based upon PPS3 and the CLG/ 
PINS guidance (DOC909, Appendix 3) and consist of: 

•	 Dwellings under construction (496) 

•	 Unimplemented planning permissions (607) 

•	 Estimated delivery from impending consents and emerging DPD allocations 
(1113) 

1.3.3	 In order to address the issue of “deliverability” (PPS3, paragraph 54), a lapse rate has 
been included, based on monitoring of past trends. While PPS3 does not require a 
lapse rate to be included in calculating the quantity of housing land supply available in 
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the form of extant planning permissions, the lapse rate has been included as a 
mechanism to address the PPS3 issues of “suitability” and “achievability”. The inclusion 
of a lapse rate has been undertaken as many extant planning permissions are minor 
infill developments of 1-2 dwellings and, as such, it is not practical to test most of these 
against PPS3. 

1.3.4	 Overall, taking into account the inclusion of a lapse rate, the net housing land supply at 
1 April 2008 equates to 4.5 years; the gross housing land supply (i.e. with no lapse rate) 
exceeds 5 years. 

1.4	 Progress in bringing forward major development sites in the 
district since 1 April 2008 

1.4.1	 DOC909 Appendix 2 summarises the recent progress in bringing major development 
proposals forward at July 2008. Since July, substantial progress has been made with 
many of the identified sites, confirming that the Council is realistic in its expectations. In 
particular, three large sites, equating to around 570 dwellings, have recently been 
granted permission: 

•	 Willow Lane/ Wood Road, King’s Cliffe – outline permission for 145-150 
dwellings granted 14 August 2008; 

•	 Wharf Road, Higham Ferrers – agreement in principle to grant outline 
permission for 166 dwellings (subject to S106 agreement) on 12 November 
2008; 

•	 Whitworth’s, Irthlingborough– agreement in principle to grant full planning 
permission for 258 dwellings (subject to S106) on 12 November 2008. 

1.4.2	 The progress in bringing these sites forward was reported to the Inspector (DOC909, 
paragraphs 2.7-2.8) in July 2008. This statement, providing a recent update to 
DOC909, vindicates the earlier evidence that was presented to the Inspector. 

1.5	 PPS3 paragraph 54 – deliverability 

1.5.1	 Tyms’ work includes a full analysis of housing site deliverability, which has been 
undertaken with reference to PPS3 paragraph 54. The key findings, taking into account 
“lead in” times for implementing planning permissions are: 

•	 Approximately 2000 additional commitments (in the form of extant planning 
permissions) are expected to be added to the current housing land supply 
between 1 April 2008 and 31 March 2010 (inclusive); 

•	 Lead in times for development sites mean it is estimated that around 900 units 
are expected by 2014/15. 

1.5.2	 Substantial lead-in times have been built into trajectories for all of the emerging sites. 
In particular, it has been estimated that the King’s Cliffe, Whitworths (Irthlingborough) 
and Thrapston South sites will only deliver a limited amount of housing completions by 
2014/15. 
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1.6	 Role of windfalls in the 5 year housing land supply 

1.6.1	 The Inspector asserts that he considers that the Council is still heavily reliant on windfall 
development (in particular that identified through the Rural Potential Study) to maintain 
a 5 year deliverable supply of housing land. Officers do not consider this to be the 
case. The December 2008 AMR makes no reference to Rural Potential as a source of 
housing land supply. It is emphasised that all of the new housing land supply (around 
2000 additional commitments estimated to come forward by April 2010) is expected to 
come forward from major planning permissions on emerging site allocations. 

1.6.2	 The calculations in both the AMR and this PPS3 paragraph 54 assessment of sites 
make no reference to Rural Potential as a source of housing land supply. 

1.7	 Comparison of East Northamptonshire Council’s Housing Land 
Supply data and SHLAA data 

1.7.1	 In order to provide additional checks as to whether the calculated Housing Land Supply 
data set out in the 2008 AMR is robust, this note provides a comparison between this 
and the SHLAA forecasts, both taken from a 1 April 2008 start date. It is emphasised 
that the two documents have been prepared for different purposes and the 
methodologies for forecasting housing land supply may vary. This comparison has 
been undertaken in order to ensure that the two sets of forecast data do not display 
large discrepancies. 

1.7.2	 North Northamptonshire SHLAA – background – The draft North Northamptonshire 
Strategic Housing Land Availability Assessment (SHLAA) was sent for checking to the 
North Northamptonshire Joint Planning Unit (JPU) and constituent District Councils in 
December 2008. The final SHLAA is due to be published imminently (February 2009) 
and this will form a major consideration in assessing the quantity of deliverable housing 
land within both East Northamptonshire and the RNOTP area. 

1.7.3	 The SHLAA has been prepared in accordance with PPS3 requirements and the SHLAA 
Practice Guidance (CLG, July 2007) in order to: 

• Identify sites with potential for housing; 

• Assess their housing potential; and 

• Assess when they are likely to be developed. 

1.7.4	 The SHLAA provides a 3-category grading of housing sites across North 
Northamptonshire, in terms of both their development potential and the likelihood of 
their delivering housing within 20 years. It also considers issues of housing delivery on 
previously developed sites. 

1.7.5	 East Northamptonshire Council AMR (December 2008) – In contrast to the SHLAA, 
the Annual Monitoring Report (AMR) focuses upon delivery of housing to 2021 (13 
years) in order to meet the CSS target (9400) dwellings. Forecasts have been made 
with a view to delivering housing within the CSS target framework, with delivery beyond 
2021 (to 2026 or 2031) to be the subject of the forthcoming CSS review. 
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1.7.6	 In terms of calculations for the rates of housing land supply coming forward, the 
estimate of 1113 dwellings from “impending consents and DPD Allocations” are based 
on assumptions that many of the proposed new site allocations and other large scale 
windfalls across the District will deliver housing within 5 years (i.e. by 1 April 2013). 
Unlike the SHLAA, the AMR “impending consents and DPD Allocations” have not been 
calculated based on a sequential-style test. Instead, the figure has been estimated 
qualitatively, through information gleaned from discussions between officers and 
promoters of individual sites. 

1.7.7	 A major consideration in assessing whether particular sites are genuinely deliverable is 
the degree to which agents, landowners or developers are actively engaged with 
officers in pushing these sites forward. Some promoters of possible sites have also 
provided indicative phasing schedules or timescales for delivery as part of the 
masterplanning process. 

1.7.8	 SHLAA and AMR – comparison of data – The table below summarises some of the 
key from the SHLAA and AMR, attempting to make comparisons between the two. It is 
stressed that in some cases a direct comparison is impossible, due to the particular 
methodologies applied in forecasting the housing land supply data. 

SHLAA 

ENC 
AMR 
(Dec 
2008) 

Difference 
(SHLAA 
minus 
AMR) Notes 

Extant permissions 
and under 
construction 1103 1103 0 SHLAA data provided by ENC 

With lapse rate 1047 808 239 

ENC "non-implementation" rate is 2.9%/ year 
over 5 years, based on past rates. Stricter than 
SHLAA approach (para 5.6-5.7). 

5 year supply 2116 2129 -13 

Slight difference only. SHLAA includes 
allowance for exceeding forecast completion 
rates since 2001 and estimated losses through 
demolition etc. 

Additional sites 
(estimated delivery 
within 5 years) 1069 1321 -252 

ENC AMR estimates slight shortfall in 5 year 
supply (1321-1113=208), while SHLAA 
estimates indicates that emerging allocations 
etc (1113 dwellings) will exceed SHLAA 5 year 
target by 44 

10 year supply 4406 4258 148 

Discrepancy of around 150 dwellings over 10 
years (15/year). ENC AMR calculates housing 
land supply by dividing outstanding CSS target 
(5535) by 13 (years till 2021), equating to 426 
dwellings per year. 426 x 5 = 2129. 

15 year supply 6522 6388 134 

Discrepancy between SHLAA and AMR low 
over 15 years: 134 dwellings (9/year). ENC 
AMR calculates housing land supply by dividing 
outstanding CSS target (5535) by 13 (years till 
2021), equating to 426 dwellings per year. 426 
x 5 = 2129. 
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1.7.9	 The following points are noted: 

•	 Lapsed planning permissions over 5 years – Methodologies differ 
significantly, with the AMR approach (lapsed permissions estimated at a rate of 
2.9% per year based on past rates) being substantially stricter than that applied 
in the SHLAA. 

•	 5 year supply figures – These differ by only 13; a tiny discrepancy due to the 
differing methodologies, e.g. the use of a “demolition” allowance in the SHLAA. 

•	 Delivery from additional sites – The AMR estimates that there is a slight 
shortfall of around 200 dwellings in the anticipated delivery of housing from 
impending consents and DPD allocations, principally to the substantial “lapse 
rate”; by contrast, a comparison between the SHLAA 5 year target (1069) 
demonstrates that the 1113 dwellings estimate from impending consents and 
DPD allocations does fulfil the SHLAA target. 

•	 10 and 15 year targets – The forecasts for longer term delivery of housing 
between the SHLAA and AMR data do not appear to differ significantly, equating 
to just 10-15 dwellings per year. 

1.8	 Conclusions regarding the SHLAA and AMR 

1.8.1	 A major concern arising from the emerging SHLAA was that this data might undermine, 
and raise questions about, the Council’s earlier calculations and submissions regarding 
housing land supply. The forecast methodologies differ significantly, but with the 
exception of the lapse rate calculations, no significant discrepancies have been noted. 

1.8.2	 It is considered that the SHLAA supports the Council’s earlier assertions when 
reassessing the housing land supply; that these are realistic and do not rely on 
uncertain factors such as rural potential. 
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2.0	 Rationale for Oundle and Thrapston Site Choice 

2.0.1	 Roger Tym & Partners (RTP) carried out the original work for the May 2007 
“Sustainability Assessment of Sites” (DOC322). This “traffic light” system (or more 
accurately a layer cake of scores) produced an easily understood system which gave 4 
levels of sustainability for housing sites from poor to good. However, limitations have 
been identified by the Inspector and in order to overcome his concerns a revised 
system was devised and evaluated, which delivers a spread of results rather than 4 
simple layers. Following discussions, RTP suggested the use of a similar matrix based 
on that used at Blackburn and Darwen in Lancashire. 

2.0.2	 It was considered that there was a need to extend the sensitivity further to reflect the 
“finer grain” for the market towns of Oundle and Thrapston, in order to ensure a clear 
hierarchy of choice for specific site allocations. RTP were commissioned to carry out 
the work and also suggested additional criteria to meet the requirements of the 
regulations and advice for Sustainability Assessment (SA) work. This was agreed and 
they carried out additional work to supplement the May 2007 “Sustainability 
Assessment of Sites” (DOC322). RTP had collected most of the relevant data already 
through: 

•	 Earlier project work (DOC322) 

•	 Emerging North Northamptonshire Strategic Housing Land Availability 
Assessment (SHLAA) which they are preparing. 

2.0.3	 Given the Inspector’s comments about the Sustainability Assessment, it was considered 
that: 

•	 Most of the data has already been collected. 

•	 This data requires “tidying up”, in order to accommodate the additional scoring 
categories and weightings in accordance with the Inspector’s guidance. 

•	 The primary aim of the additional work was to provide a sufficiently robust 
evidence base to allow the choice of an additional site allocation for Oundle, 
where there is currently insufficient land allocated to meet the Core Spatial 
Strategy target to 2021. 

2.0.4	 In order to assist RTP and achieve a sufficiently robust study in order to satisfy the 
Inspector, the following information has been prepared to assist RTP in their work: 

•	 Template for assessing individual sites, with different scorings (both positive and 
negative, as appropriate), including “bonus” scores where mitigation may be 
provided. 

•	 List of sites to be assessed, from: 
o	 Earlier RTP project work (DOC322) 
o	 Emerging SHLAA 
o	 Sites put forward since submission of RNOTP (January 2008) 

2.0.5	 This template, as indicated earlier in the report, was modified to improve soundness 
and performance. 
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2.0.6	 The Council has provided a list of all reasonably available sites which should be 
considered for the study. However, the Council has already discounted certain sites 
which are clearly inappropriate: 

•	 In most cases, “red” sites identified in earlier RTP work (DOC322) 

•	 Other sites which are proposed to be allocated for alternative uses, e.g. town 
centre regeneration, employment. 

2.0.7	 The Roger Tym Report on the upgraded site SA was received (5.02.09). The 
application of the set criteria and other relevant matters, including an on site evaluation 
of potential, has resulted in the removal of a series of sites. This work leaves an 
effective shortlist of sites which perform well and offer various degrees of deliverability. 

2.0.8	 Tyms set out their detailed findings from their site assessments in their Appendix 2 and 
they summarise the main reasons which explain why they consider 9 of the sites in 
Oundle and 12 of the sites in Thrapston offer realistic potential for housing, together 
with an estimate of the number of dwellings that could theoretically be accommodated 
at each site (using the same approach that they have applied in the SHLAA study). 
Quotes from Tyms Appendix 2 on which ENC have built their rationale are in italics. 

2.1	 Using Tyms to develop policy 

2.1.1	 Appendix 1 (below) sets out the full rationale and officer conclusions about each of the 
sites assessed by Tyms. This work provides a more sensitive and locally appropriate 
basis for decision making on sites than Tyms earlier (2007) Sustainability Assessment 
of Sites (DOC322). It provides a more extended profile of scores to give a good degree 
of separation overall although there are sites which are very similar. The work has 
given a degree of emphasis to factors affecting deliverability and to local accessibility as 
these are seen as key factors for certainty and for the convenience and sustainability of 
the allocations. 

2.1.2	 Oundle – There are overriding factors set out by appraisal which discount many sites, 
either permanently or until major constraints such as bridges and flooding are resolved. 
Their application resulted in the shortlist set out above. Members have considered the 
findings on 9th February 2009 and determined to allocate the following sites for Oundle: 

•	 Site 9 – Ashton Road/ Herne Road 

•	 Site 10 – Creed Road 

•	 Site 11 – Dairy Farm, Stoke Hill 

2.1.3	 In addition, a further developable site has been identified, which while not immediately 
available, is anticipated to come forward for development later during the RNOTP 
period (i.e. well before 2021). This site is considered to be appropriate as a longer 
term/ phase 2 (i.e. post 2013/14) specific allocation. 

•	 Site 18 – Land to the South West of Hillfield Road/Glapthorn Road 
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2.1.4	 Thrapston – The main alternative to the proposed Thrapston South allocation 
(submission RNOTP Policy THR5) is the Springfield Farm site to the north of the town 
(Oundle Road). 

2.1.5	 ENC has always accepted that Springfield Farm (Site 37) and the adjacent Washington 
Court site (Site 40) have some development potential. The promoters of the Springfield 
Farm site argue that the proposed Thrapston South allocation should be reduced in 
scale down to the earlier adopted Huntingdon Road Local Plan allocation, and the 
Springfield Farm site should be allocated to meet the remaining balance. 

2.1.6	 This latter option has been considered, in terms of the broader development strategy for 
Thrapston. However, the relative sustainability of a strategy for allocating several 
smaller sites, as opposed to a single larger sustainable urban extension, has already 
been tested during the Core Strategy process. The Core Strategy Preferred Options 
document (paragraph 7.22, November 2005) concluded that the “option of breaking 
development down into a greater number of sites would make it more difficult to secure 
the infrastructure and facilities required to support growth and to secure sustainable 
mixed use developments”. This approach has, accordingly, been adopted in the case 
of Thrapston and has been a key factor in the decision to allocate land at Thrapston 
South for a single, large mixed use development. 

2.1.7	 No changes are proposed for allocations in Thrapston. However there are observations 
relating to policy attached to the sites set out above which give further guidance. 

2.1.8	 Overall, it is considered that the proposed site allocations in Oundle and Thrapston 
sufficiently meet the requirements of the North Northamptonshire Core Strategy. 
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APPENDIX 1 – Site Choice 

This Appendix explains the application of ENC policy to the Tyms findings (set out in italics, 
below), detailed knowledge and interpretation of how the need can best be met in a 
sustainable way. 

Oundle Sites 

Site 1 – Former bus depot/ garage, Station Road 
“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). 

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

This site has an established use as a garage. A loss of the existing use and a change of use 
would not be welcomed in policy terms because it would represent the loss of a local service in 
the town. 

Proposal: Do not Allocate 

Site 9 – Ashton Road/ Herne Road – Allocated in submission RNOTP 

“This site scores well in the Matrix (+16) and is considered suitable, available and achievable for housing. 

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.” 

Proposal: Continue to allocate for Housing 

Site 10 – Creed Road – Allocated in submission RNOTP 

“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. 

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.” 

Proposal: Because this site has a high degree of deliverability, continue to allocate for 
housing 

Site 11 – Dairy Farm, Stoke Hill 

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

ENC generally agree with Tym analysis on this site. 

Proposal: Because it has a high degree of deliverability and scores well, allocate as an 
additional site for housing 

Site 15 – Land East of St Christopher’s Drive 

“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.

This site of a significant size (4.64ha) and we estimate that it could potentially accommodate around 115

dwellings.”


Proposal: Exclude from present allocations due to the overall negative score, extensive 
scale of the site and the desirability of keeping grade 2 land 

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

“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. 

This site is of a significant size (4.64ha) and we estimate that it could potentially accommodate around 115 
dwellings. 

This site scores well and is well-contained and well-related to the existing pattern of development. Although 
the site is a playing field, it’s 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. 

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.” 

ENC generally agree with the Tym appraisal of this site .The site is well related to existing 
development and would rationally complete the north west urban extension to the town. It 
could add quality and value in accordance with any masterplan requirements and as an 
element of an urban extension. 

Proposal: Allocate for longer term because of the potential to add benefit to the Creed 
Road area 

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

“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. 
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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.” 

ENC generally agree with the Tym appraisal of this site. It is however a greenfield site 
potentially extending the town to the north and is not particularly well related to the town 
centre. 

Proposal: It is considered that this site should not be allocated in the plan. 

Site 25 – Land to the rear of 149-151 Glapthorn Road 

” 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. 

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).” 

ENC generally agree with the Tym appraisal of this site. This site scores quite well in the 
Matrix (+3) and is considered suitable for housing, although its availability is unknown because 
to RTP or ONC knowledge it has not been promoted for housing through the plan-making 
process. 

Proposal: It is considered that this site should not be allocated in the plan. It could be 
considered as a windfall site in view of its small scale 

Thrapston Sites 

Site 26 – No. 38 Huntingdon Road 

“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. 

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

ENC generally agree with the Tyms appraisal of this site. 

Proposal: Consider this site as a windfall if it comes forward because of the small 
strategic contribution potential and high sustainability score 

Site 27 – Grove Road 

“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. 
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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.” 

The costs for the replacement of a telephone exchange are likely to be very high. It could be 
considered if it came forward as a windfall site because it is a suitable and potentially 
deliverable. 

Proposal: It is considered that this site should not be allocated in the plan but could be 
considered as a windfall because of its good score and small size 

Site 31 (Old Station Site, Midland Road), Site 38 Huntingdon Road/Market Road) and 
Site 45 (Land East of Old Station House) 

“Policy THR5 of the draft 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. 

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. 

The precise boundary of Site 37 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 Thrapston South development. 

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. 

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

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.” 

ENC generally agree with the Tym appraisal of this sustainable urban extension. The delivery 
offers benefits including retaining the compact form of the settlement in relationship to town 
centre, schools and services in a well contained area. Issues will need to be addressed as part 
of the masterplan required by Policy THR5. 

Proposal: Continue to allocate for housing development in the plan 

Site 32 (17-31 High Street), Site 33 (Cosy Nook), Site 34 (Bull Ring and Church Walk) and 
Site 35 (Cattle Market) 

” 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. 
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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.” 

ENC generally agree with the Tym appraisal of these town centre sites. They are identified in 
the plan as renewal opportunities and should be considered accordingly under Policy THR3 of 
the submitted plan. 

Proposal: Retain as regeneration sites subject to policy THR3 of the submitted Plan 

Site 36 – Site of Scotts of Thrapston, Bridge Street 

“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. 

We estimate that the site (2.46ha) could potentially deliver around 65 dwellings.” 

ENC generally agree with the Tym appraisal of the site. However, there are potential flood risk 
issues and the loss of employment land policy (submission RNOTP Policy 23) to consider, 
together with adequate supplies of land available for the plan period which make it undesirable 
to allocate this site. 

Proposal: Do not allocate this site 

Site 37 – Land at Springfield Farm, Oundle Road 

“Whilst this site is visually prominent and not particularly well contained, it scores quite well in the Matrix (+1) 
and is considered suitable, available and achievable for housing. 

We consider that the 9.54ha site could accommodate the 250 dwellings as estimated by the site’s 
promoter.” 

ENC generally agree with the Tym appraisal of the site. It is not as well placed structurally or 
in access terms to the centre and facilities as the allocated site, Thrapston South. If the 
Council were to allocate this site it would require reduction of the Thrapston South site and as 
a result a loss of the benefits of sustainability that a Sustainable Urban Extension would 
accrue. This site does, however, offer potential for substantial longer term growth along with 
other northern peripheral sites. 

Proposal: It is considered that this site should not be allocated in the plan, the 
Thrapston South allocation being of a sufficient scale to meet the Core Strategy target 
(1140 houses) to 2021 

Site 40 – Land off Washington Court 

“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. 

We agree that the site could accommodate around 20 dwellings, as put forward by the site’s promoter.” 
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ENC generally agree with the Tym appraisal of the site. However, the site has significantly 
more than infill capacity and will need to be considered in the context of the Springfield Road 
Site, possibly as a longer term opportunity, despite its promotion and modest size. 

Proposal: It is considered that this site should not be allocated in the plan. 

Site 42 – Land Opposite Cedar Drive, Midland Road 

“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. 

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).” 

ENC generally agree with the Tym appraisal of the site. 

Proposal: It is considered that this site should not be allocated in the plan 
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