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1. Introduction 

1.1	 Further representations have been made in respect of the Council’s document 

“Oundle – Text Revisions and Updates”, submitted on 24 April 2009. Prior to 

this, the draft text had been sent to John Martin Associates, on behalf of 

Persimmon Homes/ Oundle School (00286) and Northamptonshire County 

Council – Sustainable Transport (01330), for comment. The latest 

representations/ statements, which relate to this late revision to the 

Development Strategy for Oundle in the Rural North, Oundle and Thrapston 

Plan (RNOTP), have been made by the following parties: 

• Oundle Town Council (00101); 

• Henry H Bletsoe & Son (00336); 

• Sport England (02567); 

• Campbell Planning, on behalf of Mynard and Smith (02738); 

• Pegasus Planning, on behalf of Living Land Ltd (02790); 

• Doug Walker (02888). 

1.2	 A response has already been made in respect of Sport England’s latest 

comments (7 May 2009), attached as Appendix 1. 

Key issues raised in representations, which the Council will address 

through this statement 

A. Process – implications of late text revisions (submitted 24 April 2009) 

1.3	 Concerns have been raised that the further changes to the RNOTP have been 

made at the last minute with little way of ensuring that the public at large have 

sufficient knowledge or opportunities to make representations. 
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B. Text changes in respect of “emerging” Transport Strategy 

1.4	 Concerns have been raised as to the specific content of the updated RNOTP 

text, in respect of submission RNOTP proposals for the preparation of a 

specific Transport Strategy for towns (paragraph 8.3/ H012). 

C. Changes in approach to phasing 

1.5	 Oundle Town Council has raised concerns that the revised text has effectively 

abandoned “phasing” as a concept, in particular potential problems associated 

with the simultaneous release of all of the allocated sites in the town. Other 

respondents, however, have expressed general support for the revised text, in 

respect of phasing. 

D. Approach to selection of additional site allocations 

1.6	 Comments have been received by various respondents in respect of whether 

the Dairy Farm, Stoke Hill and Glapthorn Road/ Hillfield Road playing field sites 

are appropriate site allocations. These concern the application of Tyms’ 

Assessment of Potential Housing Sites in Oundle and Thrapston (DOC923) and 

the deliverability of both sites. 

1.7	 A-D (above) will be addressed through sections 2-5 (below) respectively. 

Section 6 will address other issues arising in respect of the Development 

Strategy for Oundle revisions. 
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2. Matter A: Process – implications of late text revisions 

(submitted 24 April 2009) 

2.1	 Representations by Oundle Town Council (00101) and Pegasus Planning (on 

behalf of Living Land Ltd, 02790), refer to the late submission of the Council’s 

document “Oundle – Text Revisions and Updates” on 24 April 2009, following 

the statutory Regulation 29 consultation (13 February – 27 March 2009). 

2.2	 Both argue that the Oundle Development Strategy has been “comprehensively 

redrafted”, and that this constitutes a major change to the Plan at the last 

minute. It is stated that the late revision does not provide a realistic way of 

ensuring that the public at large have sufficient opportunities to make 

representations, which undermines the overall soundness of the Plan. 

ENC Response 

2.3	 The Inspector raised the matter of “late changes” at the Examination Hearing 

session on 30 April. The Inspector stated that the revised changes “could be 

argued to be significant”; and he would consider this matter accordingly. 

2.4	 The Council’s position is that the changes to the Oundle Development Strategy 

are, in practice, factual corrections only. These changes reflect 

representations received during the statutory consultation period (13 February 

– 27 March 2009), and ongoing discussions with the highway authority 

(Northamptonshire County Council) and respective promoters of the Dairy 

Farm and Glapthorn Road/ Hillfield Road sites (Bletsoes, for Bierton; John 

Martin Associates, for Persimmon Homes and Oundle School). 
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2.5	 In May 2008, the County Council sent a draft document titled “Transport 

Strategy for Growth – East Northamptonshire Town Strategies” to East 

Northamptonshire Council (ENC), for comment. Officers considered this and 

identified a number of changes/ corrections to this initial draft document (July 

2008). During the October 2008 Hearing sessions, the County Council made 

further submissions in order to clarify their position (DOC1040). The County 

Council stated: “there is no strategic highway restraint based on the traffic 

levels associated with the 610 level of housing growth. This however must be 

managed on a site-by-site basis to ensure that the sites are sustainable in 

order to minimise the impact of car trips generated by the development 

proposals.” 

2.6	 ENC’s understanding of the County Council’s previous position as September 

2008 in respect of the draft transport strategy is set out in DOC917. As the 

RNOTP Examination proceeded, ENC’s understanding remained that this draft 

transport strategy, for which substantial work had already been undertaken by 

the County Council, was “work in progress” which would be finalised during 

2009. 

2.7	 With this in mind, therefore, change references H012-H013 in the Schedule of 

Proposed Changes (DOC920) were submitted for consultation, making specific 

reference to the emerging “East Northants Transport Strategy”. In their 

representation (01330), the County Council unequivocally clarified their 

position in respect of this: “For the avoidance of doubt, it is not the intention of 

NCC to undertake any further work on the East Northamptonshire Town 

Strategies document at this stage, as it is NCCs opinion that the sites can be 

considered on a site specific basis, and that all sites identified in the revised 

RNOTP must undertake Transport Assessments which include individual and 

cumulative (all other allocated sites) assessments of the transport implications 

of these developments.” 
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2.8	 Similarly, representations received from John Martin Associates (00286) on 

behalf of promoters of the Glapthorn Road/ Hillfield Road site (Persimmon 

Homes/ Oundle School) revealed that work in bringing this forward was 

substantially more advanced than was understood to be the case when the 

Schedule of Proposed Changes (DOC920) was prepared (February 2009). It 

was therefore deemed necessary to correct the Proposed Change reference 

IN028, in order to reflect this updated information. 

2.9	 The other principal revision in respect of Proposed Changes IN026-IN029 

consists of moving the Creed Road site from Policy OUN3 to Policy OUN4. 

This change was made solely in the interest of clarity, in order to reflect the 

close proximity of the Creed Road and Glapthorn Road/ Hillfield Road sites to 

one another, and the common factors which are likely to affect development 

proposals for either/ both sites. 

Conclusion 

2.10	 Overall it is stressed that the latest revisions to the Oundle Development 

Strategy in respect of Proposed Changes H012-H013 and IN026-IN028 are 

simply factual updates, which have emerged through the statutory Regulation 

29 consultation for the Schedule of Proposed Changes (13 February – 27 

March 2009). These are not, as argued by the respondents, considered to be 

fundamental changes to the revised policies set out in the Schedule of 

Proposed Changes (DOC920). 
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3. Matter B: Text changes in respect of “emerging” 

Transport Strategy 

3.1	 The background to the proposed “East Northants Transport Strategy” 

(Proposed Change H012, DOC920) is set out above. Representations on 

behalf of Living Land Ltd (02790) and (previously) Persimmon Homes (00286) 

have raised concerns about details in the supporting text, in particular the 

emphasis on the “cumulative” impact of development. 

3.2	 By contrast, Oundle Town Council, despite expressing concerns about the 

Examination process in respect of the latest text revisions, has expressed 

support/ approval for the revised Policy OUN1 (H013) and supporting text 

(H012). 

ENC Response 

3.3	 With reference to the latest revisions to H012-H013 (including Policy OUN1) 

these were closely based on the County Council’s current position, set out in 

their representation (01330). The County Council confirmed that they were 

satisfied with these revisions in their written statement for the 30 April Hearing 

Session: http://www.east-

northamptonshire.gov.uk/ppimageupload/Image15656.PDF. 

3.4	 The changes to H012-H013 emphasise the ongoing concerns of the local 

community in respect of infrastructure provision, but clearly recognise the 

County Council’s current position in respect of the transport infrastructure 

needs for Oundle. The proposed scope of Transport Assessments (TAs) for 

allocated sites is set out both in revised Proposed Change H012(2) and Policy 

OUN1 (H013). 
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3.5	 The need for TAs to tackle the cumulative impact of allocated sites in Oundle is 

emphasised. This is considered to be essential in order to reassure the local 

community that past issues arising as a result of the cumulative impact of 

development in Oundle over the past 15-20 years will not be repeated. The 

County Council has already expressed satisfaction with the current wording, 

while Oundle Town Council argues that it is essential that the reference to the 

delivery of the necessary infrastructure, services and facilities in revised Policy 

OUN1 (H013) is retained. 

Conclusion 

3.6	 ENC’s position in the revised Oundle Development Strategy text may be 

summarised as going as far as possible to recognise local concerns about the 

cumulative impact of new development proposals over the next 15 years, while 

clearly understanding the County Council’s position in respect of addressing the 

impact of new development proposals upon Oundle’s local infrastructure 

(particularly transport). It is also noted that other infrastructure requirements 

have been addressed through the Core Strategy preparation process in terms 

of the town’s housing target to 2021, e.g. North Northamptonshire Water Cycle 

Strategy (DOC334). 
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4. Matter C: Changes in approach to phasing 

4.1	 Oundle Town Council’s principal concern is the perceived “abandonment” of 

phasing in the revised Development Strategy for Oundle. The Town Council 

argues that major problems would arise if all allocated sites in Oundle were 

released for development simultaneously. Campbell, on behalf of Mynard and 

Smith (02738) makes a similar argument, stressing that the “most sustainable 

sites should come forward first”. 

4.2	 By contrast, respondents acting on behalf of Persimmon Homes (00286) and 

Living Land Ltd (02790) have expressed support for the “removal of the 

phasing elements contained in Proposed Change H013”. 

ENC Response 

4.3	 The Development Strategy for Oundle, as set out in revised changes H012

H013 and IN026-IN029, was extensively discussed at the Examination Hearing 

Session on 30 April. The Council’s position, described at the session, was that 

the overriding concern was to ensure the maintenance of a 5-year housing land 

supply. 

4.4	 Officers for ENC stated, at the 30 April Hearing Session, that it was never the 

intention to implement a rigid phasing policy in terms of restricting the release 

of allocated sites until specified dates. Instead, the “phased” development 

strategy for Oundle set out in the Schedule of Proposed Changes (DOC920) 

was principally a recognition that current progress in bringing allocated 

development sites forward greatly varies between sites, while the emerging 

Transport Strategy was anticipated to provide further details about the town’s 

highways and accessibility needs. 
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4.5	 This issue had been complicated by ENC’s misunderstanding of the County 

Council’s position in respect of the proposed Transport Strategy (see section 2, 

above). The County Council had previously stated (DOC1040) that there would 

be no strategic highway constraint in achieving the proposed Core Strategy 

housing target (610 dwellings). Concerns were raised by the County Council 

however, that uncertainty remained as to the impact of up to 584 dwellings from 

possible windfall developments identified through the Urban Potential Study 

(DOC319). 

4.6	 This uncertainty surrounding the estimated rates of windfall development within 

the Oundle urban area was subsequently addressed by the Strategic Housing 

Land Availability Assessment (SHLAA); finalised in March 2009 (DOC335). 

The SHLAA “call for sites” included an assessment of sites identified from 

previous urban capacity studies (DOC335ii, paragraph 4.6). All SHLAA sites 

were reviewed as possible site allocations through Roger Tym’s Assessment of 

Potential Housing Sites in Oundle and Thrapston (DOC923), the principal factor 

in the decision to identify Dairy Farm, Stoke Hill as an additional site allocation. 

The majority of SHLAA/ urban potential sites were, however, discounted as 

possible site allocations through the Roger Tym site assessments (DOC923). 

4.7	 As such, it is argued that the County Council’s uncertainty about the impact of 

windfall development on Oundle’s highway network has now been addressed, 

given that most of the possible “urban potential” (windfall) land within the town 

is undeliverable. ENC Members and officers, however, retained some 

concerns that the County Council’s advice (DOC1040), based on an 

assessment of the Ashton Road/ Herne Road and Creed Road sites alone, 

might change if additional site allocations were proposed. This reflected the 

County Council’s previously stated concerns (DOC1040, October 2008) about 

this uncertainty surrounding possible urban potential windfall development. 
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4.8	 The “phasing” of development proposals in Oundle, as set out in the Schedule 

of Proposed Changes (DOC920) arguably resulted from over-caution on the 

part of ENC. It was felt that there was a need to consider the impact of 

additional site allocations, in the unlikely event that proposals in the Transport 

Strategy, once adopted, proved contrary to the County Council’s earlier advice. 

This issue has now been overcome to the satisfaction of ENC, given the 

County Council’s recent submissions on this matter. 

4.9	 ENC officers also met with representatives of the County Council, County/ 

District Member for Oundle (Rupert Reichold, 01303) on 11 February 2009. At 

this, the County Council agreed to clarify its position in respect of the impact of 

the additional site allocations at Dairy Farm and Glapthorn Road/ Hillfield Road 

and the Transport Strategy for Oundle. Unfortunately, however, this meeting 

took place after the Schedule of Proposed Changes (DOC920) had already 

been approved for consultation and printed. 

ENC Response 

4.10	 Overall, it is recognised that the references to “phasing” in the Schedule of 

Proposed Changes arose, in part, from a lack of clarity about the County 

Council’s current position in respect of the preparation of a “Transport Strategy” 

for the town. The Schedule of Proposed Changes contained specific 

references in H012-H013 (including Policy OUN1), in anticipation of the 

completion of this work. The County Council’s decision not to prepare 

transport strategies for Oundle and the other towns in the District, now clearly 

explained in their representation; accordingly necessitated factual corrections to 

be made to the Development Strategy for Oundle. 
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5. Matter D: Approach to selection of additional site 

allocations 

5.1	 Statements by Oundle Town Council (00101), Bletsoe (00336) and Living Land 

Ltd have been received in respect of the detailed proposals for the proposed 

Dairy Farm site allocation (Policy OUN3/ IN027). 

5.2	 More substantial representations/ statements have, however, been made in 

respect of the possible deliverability of the Glapthorn Road/ Hillfield Road 

playing field site, together with its current status. Such concerns have been 

expressed by Bletsoe, Sport England (02567), Living Land Ltd (02790) and 

Walker (02888), while in contrast Oundle Town Council has expressed support 

for the development of this site. 

Comments re Dairy Farm, Stoke Hill site allocation (Policy OUN3(2) 

5.3	 Bletsoe, while expressing support for the principal of developing the Dairy Farm 

site, argues that the site should be considered as “windfall” development. A 

similar argument is presented by Pegasus (for Living Land Ltd), arguing that 

delivery is uncertain given the existing listed barns on site. 

ENC Response 

5.4	 ENC considers that these arguments are contrary to PPS3. PPS3 (paragraph 

59) states that allowances for windfalls should not be included in the first 10 

years of land supply. The Dairy Farm site was allocated as it was assessed as 

a SHLAA site and found to meet the criteria for a “deliverable” site through the 

Tyms assessment (DOC923). If the site is considered to be deliverable or, at 

least, developable (as Bletsoe, on behalf of Bierton argues it is), the site needs 

to be specifically allocated, in accordance with PPS3. 
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5.5	 To consider the site as “windfall”, due to the promotion of other land for 

development by Bletsoe (on behalf of Oundle Feoffees/ Bierton), would not 

comply with PPS3, given the Dairy Farm site’s positive scoring in both the 

SHLAA (DOC335) and Tyms assessment. Similarly, the presence of listed 

structures on the site does not, in itself, necessarily present a barrier to 

development. 

5.6	 In respect of comments made by Oundle Town Council and Bletsoe concerning 

the capacity of the Dairy Farm site, this has been calculated at 24 dwellings 

(<site area> x 35 dph x 85%). However, in recognition of likely development 

constraints associated with the conversion of the listed barns, the housing 

trajectory only specifies an anticipated capacity of 20 dwellings for the site. 

Comments re land between Glapthorn Road and Hillfield Road (Policy 

OUN4(2)) 

5.7	 Officers have already considered representations by Sport England and 

submitted a response on 7 May (Appendix 1, below). Pegasus (for Living Land 

Ltd) and Bletsoes (for Oundle Feoffees/ Bierton) have submitted 

representations challenging the recently submitted evidence, the statement by 

John Martin Associates on behalf of Persimmon Homes and Oundle School 

(http://www.east-northamptonshire.gov.uk/ppimageupload/Image15655.PDF, 

24 April 2009), asserting that the Glapthorn Road site is “deliverable” in 

accordance with PPS3. Pegasus and Bletsoe argue that Oundle School’s 

“SciTech” development (Glapthorn Road) was granted planning permission in 

2004 and should not be considered to constitute a replacement facility in 

accordance with PPG17. 
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5.8	 Pegasus and Bletsoe, together with Doug Walker (Hillfield Road resident) 

argue that the field is in regular use for football, rugby and running (e.g. cross 

country), so cannot be considered to be underused/ surplus to the needs of 

Oundle School. Bletsoe argues that all of Oundle School’s playing fields are 

intensively used, quoting a recent permission to extend provision, also stating 

that some playing fields are made available to the wider community (e.g. clubs 

and societies). 

ENC Response 

5.9	 Comments by Pegasus and Bletsoe (promoters of alternative sites), and 

Walker (Hillfield Road resident, expressing general concerns about the 

proposed quantity of development in Oundle) have been made from the point of 

view of their particular site interests, to support their respective cases. 

5.10	 ENC considers that Oundle Town Council’s recent statement represents the 

community interest in respect of the Glapthorn Road playing field. The Town 

Council has presented a clearly stated argument that the playing field is indeed 

surplus to Oundle School’s requirements, being little used by the school and 

having no public access. The only possible concern raised by Oundle Town 

Council in respect of the proposed development is the need to ensure that this 

does not lead to increased flood risk for the area. 

Conclusion 

5.11	 Overall, ENC considers that sufficient evidence has been submitted for the 

Examination to demonstrate that the Dairy Farm and Glapthorn Road/ Hillfield 

Road sites are appropriate for development, i.e. in sustainable locations and 

deliverable within the timescales specified in the RNOTP document. It is also 

argued that sufficient evidence has been submitted to demonstrate that the 

Glapthorn Road/ Hillfield Road playing field site is surplus to the needs of 

Oundle School and that there would remain sufficient open space provision to 

meet the 1.69 ha per 1000 population local standard (submission RNOTP, 

Table 1) in the event that the site is released for development. 
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6. Matter E: Other issues in respect of the Development 

Strategy for Oundle 

6.1	 Oundle Town Council (00101) and Pegasus, on behalf of Living Land Ltd 

(02790) have submitted further comments about the application of the 

submitted evidence base in respect of recent revisions to the Oundle 

development strategy. 

ENC Response 

6.2	 The Town Council has questioned the deletion of land between Warren Bridge/ 

Benefield Road from the Longer Term Strategy (IN032), on the grounds that 

this was a mistake and should never have been included in the Schedule of 

Proposed Changes (DOC920). 

6.3	 This matter was addressed at the 30 April Hearing Session. The Tyms 

assessment (DOC923) established that the site had some positive attributes (in 

terms of location and deliverability) and achieved a good overall scoring. 

However, physical constraints and the site’s existing status as Important Open 

Land (saved Local Plan Policy EN20) meant it could not be considered as a 

suitable possible longer term allocation. 

6.4	 Similarly, Tyms recommendation to “discount” land to the rear of the Cemetery, 

Stoke Doyle Road was based on exchanges of information between ENC and 

Tyms. ENC advised that possible development constraints (e.g. narrow bridge) 

should be noted, while Tyms then interpreted these as effectively indicating that 

the site should be discounted as a possible allocation. 
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6.5	 Pegasus has argued, in respect of revised Change reference IN028(3), that no 

sound evidence has been presented to justify the statement that the north west 

of Oundle is the area of the town with fewest constraints. ENC asserts that this 

is incorrect. Reference to the north-west sector of Oundle having fewest 

physical constraints was explicitly made concerning flood risk in the submission 

RNOTP, paragraph 6.10, with reference to the 2006 Urban Extensions Study 

(DOC307). 

6.6	 Oundle Town Council has made particular reference to revised Policy OUN1 

(H013), stating that presumably this should also include a cross reference to 

Policy OUN4. The Town Council is correct in its observation about this. 

Revised Policy OUN1 (updated Schedule of Proposed Changes reference 

U066) will need to be corrected to include a cross reference to new Policy 

OUN4 (“Housing Allocations North West of Oundle”). 

Conclusions 

6.7	 Many respondents (particularly Pegasus, for Living Land Ltd), have used their 

further statements to reiterate many aspects of their earlier representations. 

Nevertheless, as Oundle Town Council has demonstrated, the latest 

statements (submitted 5-8 May 2009) provide additional valuable evidence and 

a further factual check to assist the Inspector in his final deliberations. 

Policy OUN4/ U066 – Proposed Change 

6.8	 Amend 1st paragraph of revised Policy OUN1 to read: “Planning permission will 

be granted for the development of the sites outlined at policies OUN2-OUN4 of 

this Plan provided it can be demonstrated to the satisfaction of the Council that 

the necessary infrastructure will be in place to deal with the cumulative impacts 

of development as it proceeds.” 
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APPENDIX 1 – ENC Response to Sport England, 7 May 2009 

ENC Information 

Open Space Site PMP ID: 132 (see attached map) 

Outdoor Sports Facility, 

Glapthorn Road, Oundle, adjacent to the Creed Road Development - Oundle School. 

The 2006 PMP Open Space Study makes no specific reference to any of the Oundle 
School Playing fields as being of a high quality standard, either in Quality or 
accessibility terms. Indeed the study identifies site 132 as having poor access and 
lack of ancillary accommodation, e.g. bins, parking provision, seats/benches etc. This 
is the case for all Oundle School owned playing fields. 

Site ID 147 - Herne Road Playing Fields is the only site to score 'excellent' on both 
quality and access. 

It is apparent that the loss of Site ID 132 would not have a negative impact on the 
access to Outdoor Sports Facilities in Oundle due to the large amount of other 
privately owned pitches which abut and are frequent throughout Oundle due to the 
vast quantity of Oundle School Playing fields (see attached plan). There would be no 
loss to public playing fields. 

The loss of this site would also not bring Oundle below the recommended local 
standard of 1.69ha per 1,000 population, Oundle currently has over 46ha of Outdoor 
Playing Facilities and has an estimated population of 5731 as of 2008. 

In response to the information you have provided below my comments on 
behalf of Sport England are as follows:-

The satellite image suggests that site PC132 has included a cricket square and has 
been marked out for rounders. This suggests that it has recently performed a useful 
function as a playing field area. 

Sport England is not aware of any evidence that has demonstrated that there is an 
overall surplus of playing fields in this part of the district. 

It is important to look at any playing fields in the context of the wider catchment area 
that they are likely to serve and specifically the demand for playing pitches from local 
clubs. Use of a standard per 1000 population is too crude. 

Sport England advises that a robust playing fields strategy, using the methodology 
included on our website, is the most satisfactory means of assessing whether any 
playing fields are surplus to requirements. This is the key test as PPG 17 paragraph 
10 states:-
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"Existing open space, sports and recreational buildings and land should not be built on 
unless an assessment has been undertaken which has clearly shown the open space 
or the buildings and land to be surplus to requirements. For open space, 'surplus to 
requirements' should include consideration of all the functions that open space can 
perform......" 

Paragraph 15 relates specifically to playing fields and states:-

"n advance of an assessment of need, local authorities should give very careful 
consideration to any planning applications involving development on playing fields 
(see endnote 3). Where a robust assessment of need in accordance with this 
guidance has not been undertaken, planning permission for such developments 
should not be allowed unless: 
i. the proposed development is ancillary to the use of the site as a playing field (eg 
new changing rooms) and does not adversely affect the quantity or quality of pitches 
and their use; ii. the proposed development only affects land which is incapable of 
forming a playing pitch (or part of one); iii. the playing fields that would be lost as a 
result of the proposed development would be replaced by a playing field or fields of 
equivalent or better quantity and quality and in a suitable location - see paragraph 13 
above; or iv. the proposed development is for an outdoor or indoor sports facility of 
sufficient benefit to the development of sport to outweigh the loss of the playing 
field......." 

Regards 

Tony Aitchison 
Planning Manager 

T: 020 7273 1762 
F: 0115 945 5236 
E: tony.aitchison@sportengland.org 
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