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Written Statement of East Northamptonshire 
Council to inform the Examination of the Rural 
North, Oundle and Thrapston Plan 

MATTER F: Representations regarding 

Economic development – employment, 
tourism, town centres and regeneration – 

(a) Does the Plan contain an adequate policy context to achieve the 
job growth figures in Table 6 of the CSS? Will the policies 
achieve the aims of CSS Policy 12? 

(b) Does the Plan provide a viable strategy for attracting high quality 
employment into the area? 

(c) Is the Plan sufficiently robust in protecting the existing 
employment base of the plan area? 

(d) Is the Plan sufficiently robust to resist inappropriate employment 
or tourist related development? 

(e) Is the Plan sufficiently supportive of viable tourist development, 
particularly along the Nene valley? 

(f) Will the Plan lead to the enhancement of businesses and 
facilities in and around Oundle and Thrapston town centres? 
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1. Introduction 

1.1	 This statement addresses the concerns which have been raised about the Rural North, 

Oundle and Thrapston Plan (RNOTP) strategy for economic growth, with regard to 

attracting quality employment, tourist development and town centre enhancement or 

regeneration. This matter relates to economic policies, set out in RNOTP section 7.0, 

though certain site specific matters in relation to Oundle and Thrapston are also 

addressed. 

1.2	 This statement should be read with reference to individual representations (DOC901). 

It sets out the Council’s responses, addressing the points raised by those respondents 

identified on the List of Matters and Key Questions (DOC810). This statement cross 

references to the relevant documents, rather than reciting their content, in order to 

keep it brief in accordance with the guidance from the Inspector. 

1.3	 It should be noted that supporting text in the RNOTP document sets out the rationale 

behind Plan policies, including references to the evidence base which supports the 

stated approach. This statement will provide additional clarification, as necessary. 

1.4	 The references to “tests of soundness” throughout this statement refer to numbers of 

the tests of soundness in the September 2004 (now superseded) version of PPS12 

(DOC111), wherever these have been identified. This approach was agreed with the 

Inspector at the Pre Examination Meeting on 26 June 2008 (DOC809). 

Key issues raised in representations, which the Inspector wishes to 

examine in greater detail 

1.5	 The key issues raised in the representations are: 

•	 Matter F(a) – Quality of analysis undertaken through the Employment Land 

Review, in terms of securing the required level of job creation set out in adopted 

CSS Policy 11/ Table 6 (DOC259); 

•	 Matter F(b) – Feasibility of specific RNOTP proposals in terms of delivering high 

quality employment uses; 

•	 Matter F(c) – Protection of the existing employment base, including inclusion of 

other sites as Protected Employment Areas (Policy 23); 
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•	 Matter F(d) – Impact of inappropriate employment related development on the 

setting of the RNOTP area; 

•	 Matter F(e) – Impact of the RNOTP approach to tourism based proposals along 

the River Nene (policies 26-28); 

•	 Matter F(f) – How the specific employment or regeneration proposals in and 

around Oundle and Thrapston will affect the town centres. 
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2. Matter F(a) 

Key issues raised in representations: Quality of analysis undertaken 

through the Employment Land Review, in terms of securing the 

required level of job creation set out in adopted CSS Policy 11/ Table 

6 (DOC259) 

2.1	 Stamford Homes (00049) has presented a detailed representation, challenging the 

findings of the Market Towns and Rural Regeneration (DOC305) and Employment 

Land Review (DOC316), in terms of the current levels of employment in the town. 

Relating to the proposals for housing development at East Road, Oundle; Stamford 

Homes argues that recent employment developments around the town have created 

370 additional jobs, in excess of the level of new employment needed to support the 

required level of housing set by the CSS (DOC259, Policy 10). 

2.2	 Stamford Homes and Oundle Town Council (00101) both argue that a more detailed 

analysis of industrial and commercial land needs is necessary. The Town Council 

assets that the adequacy of current levels of provision in Oundle needs to be 

assessed further. 

ENC Response 

2.3	 Initially, the emerging RNOTP proposals employment land in the Preferred Options 

(DOC230) were closely informed by the Entec study (DOC305). This included the 

proposal, at the Preferred Options stage, to identify land at East Road, Oundle for 

employment development (DOC230, paragraph 32.4) and the subsequent decision to 

allocate the land for high quality (predominantly Class B1) business uses under 

RNOTP Policy OUN2. 
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2.4	 The decision to propose land at East Road, Oundle for employment uses was 

confirmed by the Employment Land Review (DOC316). This included an appraisal of 

local and sub-regional socio-economic conditions, a survey of local businesses and a 

detailed site by site assessment. The quality of work undertaken for the Employment 

Land Review was tested at the Public Inquiry into Stamford Homes’ previous planning 

application (reference EN/06/01409/OUT). The Inspector was satisfied that the review 

“represents an appropriate up to date review of the employment land situation for East 

Northamptonshire” (appeal ref APP/G2815/A/07/2038927, paragraph 13). 

2.5	 Considering the employment land needs for the rural north area and, in particular, 

Oundle; the appeal Inspector for the East Road site considered Stamford Homes’ 

assertion that there a surplus of Class B1a floorspace at a district wide level. 

However, the Inspector concluded that “the potential surplus highlighted…does not 

justify release of the appeal site for residential development” (appeal ref 

APP/G2815/A/07/2038927, paragraph 14). 

2.6	 Given that the Employment Land Review (ELR) was extensively analysed during the 

October 2007 Public Inquiry for East Road, Oundle (appeal ref 

APP/G2815/A/07/2038927), officers do not accept that further local employment land 

analysis is necessary. The East Road site is an essential component of delivering 

balanced growth, including the required level of jobs in the town to 2021. The 

comments submitted in Stamford Homes’ representation, disputing job creation and 

the employment land requirements for Oundle, have already been extensively and 

considered by Public Inquiry. 
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3. Matter F(b) 

Key issues raised in representations: Feasibility of specific RNOTP 

proposals in terms of delivering high quality employment uses 

3.1	 Stamford Homes (00049) have presented representations to the effect that the RNOTP 

proposals for East Road, Oundle employment site (Policy OUN2) are not viable. 

Stamford Homes state that the Council has not demonstrated the feasibility of the 

scheme to delivery high quality business uses. 

3.2	 Barnes Noble Edwards (00303) argues that the inclusion of Scotts of Thrapston within 

the Cottingham Way/ Cosy Nook employment protection area (RNOTP Policy 23) will 

lead to outdated employment premises being retained and is unlikely to encourage 

high quality employment development. Barnes Noble Edwards also asserts that the 

Council has placed undue reliance upon the ELR. 

3.3	 By contrast, the CPRE (00043) argues that RNOTP Policy 24 will allow for substantial 

Class B8 storage uses, so will not deliver the high quality jobs expected in the RNOTP 

area. Bee Bee Developments (02804) argues that more and better quality land should 

be allocated, to ensure the delivery of high quality employment land around Thrapston. 

ENC Response 

3.4	 The Matter F(a) statement (above) sets out the Council’s response to representations 

regarding the quality of the ELR as a principal evidence base document in shaping 

economic policies in the RNOTP. Additionally, Oundle Town Council has expressed 

support for the maintenance and encouragement of commerce and light industry on 

brownfield sites, as applied by RNOTP Policy 23. 

3.5	 Unlike the rural north of East Northamptonshire, Thrapston and nearby Islip already 

contain a substantial employment base. Significant opportunities have also been 

identified through the ELR, to enhance the quality of jobs in and around the town. The 

thresholds for new employment development set out in Policy 24 are based upon the 

findings of the ELR, with particular reference to the future floorspace requirements 

(DOC316, paragraph 6.13). The economic policies in the RNOTP have been written 

so as to achieve Plan outcome 8, to achieve a diverse range of jobs and business 

opportunities. 
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4. Matter F(c) 

Key issues raised in representations: Protection of the existing 

employment base, including inclusion of other sites as Protected 

Employment Areas (Policy 23) 

4.1	 DCA Planning, on behalf of Brudenell Estates (02741), has proposed the inclusion of 

Deenethorpe Airfield as a protected employment site, under RNOTP Policy 23. 

ENC Response 

4.2	 In preparing the RNOTP, the Council has given consideration has been given to future 

development at Deenethorpe Airfield, as demonstrated in the Preferred Options 

document (DOC230, paragraph 20.3). Proposals for Deenethorpe Airfield have also 

been assessed through the Sustainability Appraisal process (DOC310, section 6.8). 

As such, this has been recognised throughout the RNOTP process to date and for this 

reason it was decided to include a site specific policy for Deenethorpe Airfield, over 

and above the general PPS7 (DOC107) rural areas framework. 

4.3	 In relation to employment protection sites when undertaking the ELR Atkins carried out 

an initial assessment of employment sites, which identified 26 sites with B Class uses 

including recent planning applications or 1996 Local Plan allocations. Further 

assessment broadened this to 31 sites in the District (DOC316, paragraphs 3.3-3.6). 

The Deenethorpe Airfield site was not identified in this assessment and it is therefore 

considered that without this there would is no evidence base to justify such a 

designation. 

4.4	 As stated in the Matter F(a) response, the ELR has been tested through the East 

Road, Oundle Public Inquiry and found this to be appropriate and up to date. While 

there is employment at the airfield it is also considered that if a designation to protect it 

as a functional site were to be promoted, this would be more appropriate in relation to 

its use as an aviation/ recreational aviation facility rather than a business based 

employment site but this is not been proposed. 
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5. Matter F(d) 

Key issues raised in representations: Impact of inappropriate 

employment related development on the setting of the RNOTP area 

5.1	 The CPRE (00043), English Heritage (00223) and the National Trust (00230) have all 

raised concerns about the impact of Class B8 storage uses, lorry parking (RNOTP 

Policy 33) and inappropriate tourism developments such as holiday villages (RNOTP 

Policy 26) on the open countryside. Particular reference has been made to the Islip 

Furnace automotive storage site, and the need to include stricter landscape criteria in 

RNOTP Policy 24. 

ENC Response 

5.2	 The impact of economic development upon the open countryside is covered by generic 

policy 13 of the adopted CSS (DOC259). This is further supported by policies in the 

emerging RSS8 (DOC236) and national policy (PPS7 and the Good Practice Guide on 

Planning for Tourism, DOC232). As such, it is not considered that further landscape 

related criteria based policies are necessary in the RNOTP. 

5.3	 The representations raised by the CPRE, English Heritage and the National Trust all 

refer to existing, established uses. In practice, environmental impacts and nuisance 

associated with existing operations are dealt with through environmental protection 

and waste management legislation. 
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6. Matter F(e) 

Key issues raised in representations: Impact of the RNOTP approach 

to tourism based proposals along the River Nene (policies 26-28) 

6.1	 The CPRE, Oundle Town Council (00101) and the National Trust all recognise the 

value of rural villages, market towns and local character as key factors in the RNOTP 

area’s tourism based economic base. Oundle Town Council, while supporting 

proposals for the Riverside Hotel, questions the mechanisms for implementing RNOTP 

Policy 27. 

6.2	 Bee Bee Developments (02804) argues in favour of the RNOTP focus upon tourism as 

a principal economic activity in the Plan Area. Bee Bee asserts that additional land 

should be allocated in and around Thrapston, particularly for leisure, tourism and 

waterside uses. 

ENC Response 

6.3	 RNOTP Policy 26 sets out a spatial approach to the development of waterside facilities 

along the course of the River Nene. The policy explicitly states that any such 

development proposals should be compliant with other policies in the RNOTP, while 

these will also need to be considered against generic development control policies, in 

particular CSS Policy 13 (DOC259). 

6.4	 Policy 27 explicitly defines the preferred uses for the Riverside Hotel. Progress in 

implementing the RNOTP will be assessed through the Annual Monitoring Report. 

Additionally, RNOTP paragraph 1.18 sets out the process for implementing site 

specific proposals, whereby the Council will, if appropriate consider using its land 

assembly powers. 

6.5	 The Bee Bee proposals that the RNOTP should actively promote and allocate further 

specific sites in and around Thrapston for leisure, tourism and waterside uses because 

there is no plan evidence base to support specific allocations. RNOTP Policy 26 is 

however supportive of water based activities, specifying a presumption in favour of 

such uses. 

Rural North, Oundle and Thrapston Plan Examination – August 2008 
Matter F: Economic development 

10 



F/00000/ENC/Doc6


7. Matter F(f) 

Key issues raised in representations: How the specific employment 

or regeneration proposals in and around Oundle and Thrapston will 

affect the town centres 

Matter F(f)(i) – Oundle Proposals 

7.1	 The CPRE and Oundle Town Council both emphasise the need to maintain community 

facilities in and around Fletton House, Oundle (RNOTP Policy OUN6). The CPRE is 

supportive, recognising that the conversion the premises to mixed usage (including 

Class B1 employment) will ensure its retention for community facilities. Oundle Town 

Council on the other hand, questions Policy OUN6, arguing that that this does not take 

into account ongoing negotiations with the County Council about the future of Fletton 

House. 

ENC Response 

7.2	 The Council has given extensive consideration to the future of Fletton House, as 

described in paragraphs 8.20-8.22 in the RNOTP, including ongoing discussions with 

the County Council. The Council shares, with the CPRE and Oundle Town Council, 

the objectives of securing the longer term future of Fletton House. As such, ENC 

officers do not accept the comments by Oundle Town Council, in that Policy OUN6 has 

been specifically drafted in order to meet RNOTP Outcomes 7 and 8. 

Matter F(f)(ii) – Thrapston Proposals 

7.3	 Extensive employment land proposals to the south of Thrapston have been put forward 

by Bletsoes (alternative site representations, DOC1002, 00343), against which the 

CPRE have submitted objections, or “supporting” representations in favour of the 

RNOTP. Barnes Noble Edwards (00303) and Bee Bee (02804) argue that the RNOTP 

approach to employment development around Thrapston is overly restrictive, and that 

more such development and investment will be needed to achieve regeneration 

around the town. 
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7.4	 Carter Jonas (00262), promoting housing development at Springfield Farm, argues in 

terms of the impact of proposed levels of employment growth, which they assert 

demonstrates inappropriate criteria for development land selection. 

ENC Response 

7.5	 The employment site proposals in the RNOTP follow from the evidence base provided 

by the Employment Land Review and there is therefore no evidence base for going 

beyond these proposals. Employment land proposals around Thrapston and Islip were 

considered by officers in preparing RNOTP Policy 24. The Islip Furnace site presents 

a significant opportunity for new employment related development within the vicinity of 

Thrapston, alongside the specific regeneration proposals in RNOTP policies THR2 and 

THR3. 

7.6	 The RNOTP does allow for further employment land development, in addition to site 

specific proposals. Notably, the relocation of the Cattle Market will release the major 

opportunity for mixed use development as part of the Thrapston regeneration 

proposals (RNOTP Policy THR3(4)). Furthermore, the relocation of the Cattle Market 

site is not dependent upon finding a site within the defined RNOTP Policy 23 

employment protection areas so a net gain can be expected. 

7.7	 Relocation of the Cattle Market to alternative sites around Thrapston, such as those 

proposed by Bletsoes to the south of the A14 (00343), could be considered as such 

proposals would accord with PPS7, which states that local development document 

policies should support countryside-based enterprises and activities which contribute 

to rural economies (DOC107, paragraph 16(ii)). In relation to the relocation of other 

businesses in and around Thrapston, RNOTP Policy THR4 applies a sequential 

approach, whereby business could in some circumstances relocate to suitable sites 

outside the defined RNOTP Policy 23 employment areas. 

7.8	 The Council does not therefore accept representations by Carter Jonas and Bee Bee, 

that the RNOTP is overly restrictive in its employment policies and allocating land in 

relation to Thrapston. The RNOTP recognises that in order to secure the regeneration 

of Thrapston town centre, it will be necessary to relocate some businesses, which will 

be achieved through applying the relocation policy, THR4. 
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8. Conclusions 

8.1	 The RNOTP contains a substantial number of policies relating to economic 

development throughout the Plan area. These have been informed by evidence 

documents, in particular the ELR (DOC316), which has been substantially tested 

through the East Road, Oundle Public Inquiry (October 2007). 

8.2	 In relation to tourism development, representations are divided, with conservation 

orientated bodies such as the CPRE and English Heritage arguing that the RNOTP 

approach does not provide sufficient protection against inappropriate development. 

Other respondents such as Bee Bee argue that the RNOTP is over restrictive in its 

approach to allocating land for employment uses. 

8.3	 The RNOTP contains a varied range of spatial policies in general support of 

appropriate tourism related development. However, any specific development 

proposals will need to accord with generic development control policies (e.g. CSS 

Policy 13), in order to ensure that these will deliver sustainable economic development 

throughout the RNOTP area. 
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