DEVELOPMENT MANAGEMENT COMMITTEE

18 MARCH 2019

Case No:

17/00101/OUT (OUTLINE APPLICATION)

Proposal:

PROPOSED RESIDENTIAL DEVELOPMENT OF UP TO 25
DWELLINGS FOLLOWING DEMOLITION OF EXISTING
PACKING STATION

Location:

D J C PRODUCE PINGLE BANK HOLME

Applicant:

NJC & SONS FARMS

Grid Ref:

519415 287475

Date of Registration: 17.07.2017
Parish:

HOLME
RECOMMENDATION

- APPROVE

This application is referred to the Development Management Committee
as the Parish Council recommendation of refusal is contrary to the
officer’s recommendation of approval; and the proposed development
represents a departure from the Development Plan.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site consists of a wide-span building (use class B8)
and large areas of hardstanding, used by an existing business
packing fresh produce, located on the southern edge of the
settlement of Holme.

1.2

The proposed site is located on the western side of Pingle Bank at
the far southern edge of the village of Holme, immediately to the
south of Nos.4 and 6 Pingle Bank and No.4A Station Road. The site
extends to 0.998ha and is occupied by two large warehouse buildings
and abuts the open countryside to the south and west. There is
limited existing landscaping on the site, as a result the existing
warehouse buildings form prominent structures from views looking
north along Pingle Bank.

1.3

The area of hardstanding associated with the current use abuts the
highway and as such access to the site is along the site frontage.

1.4

To the south, east and west of the application site there are fields.
The Environment Agency has advised that the site is within flood
zone 1.

1.5

The application is in outline with all matters reserved. The application
is accompanied by an illustrative block plan (which has been
amended during the life of the application) (dwg 10/07/10)) which
showed a development of 25 2-storey dwellings comprising a mixture
of 2, 3, 4 and 5 bedroom dwellings, with 40% of these properties
being affordable.

1.6

During the application process an amended illustrative block plan
(dwg 10/07/10) has been submitted and re-consultation carried out.
The illustrative block plan shows a development of 25 2-storey
dwellings, landscaping belt and open space.

1.7

During the application process, the Applicant submitted a revised
Flood Risk Assessment that has demonstrated that the site is within
Flood Zone 1 due to hydraulic modelling of Holme Brook; and as the
site lies within Flood Zone 1 and in accordance with the NPPF it is not
necessary to apply the Sequential Test to demonstrate that there are
reasonably available sites appropriate for the proposed development
elsewhere.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (19th February 2019)
(NPPF 2019) sets out the three objectives - economic, social and
environmental - of the planning system to contribute to the
achievement of sustainable development. The NPPF 2019 at
paragraph 10 provides as follows: 'So that sustainable development is
pursued in a positive way, at the heart of the Framework is a
presumption in favour of sustainable development (paragraph 11).'

2.2

The NPPF 2019 sets out the Government's planning policies for
(amongst other things):
* delivering a sufficient supply of homes;
* achieving well-designed places;
* conserving and enhancing the natural environment;
* conserving and enhancing the historic environment.

2.3

The NPPF 2019 replaces the NPPF 2012. Transitional arrangements
are in place for authorities who have submitted Local Plans on or
before the 24 January 2019. To ensure consistency, the 2012
Framework policies will continue to be relevant for the purposes of
examining those plans. For clarity HDC submitted their Local Plan on
29 March 2018 and the examination hearings took place in July and
September 2018. This emerging Local Plan is a material
consideration. The NPPF 2019 should also in the normal way be
taken into account as a material consideration in dealing with
applications.

2.4

Planning Practice Guidance is also relevant and a material
consideration.

For full details visit the government website: https://www.gov.uk

3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• En17: Development in the Countryside
• En18: Protection of Countryside Features
• En20: Landscaping Scheme
• En22: Nature and Wildlife Conservation
• En25: General Design Criteria

•
•
•
•

H23: Housing Outside Environmental Limits
H31: Residential Privacy and Amenity Standards
T18: Access Requirements for New Development
T19: Footpath provision in New Development

3.2

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)
• HL5: Good Design and Layout
• HL10: Housing Mix

3.3

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)
• CS1: Sustainable Development in Huntingdonshire
• CS3: Settlement Hierarchy
• CS10: Contributions to Infrastructure Requirements

3.4

Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission)
• LP1: Amount of Development
• LP2: Strategy for Development
• LP3: Green Infrastructure
• LP4: Contributing to Infrastructure Delivery
• LP5: Flood Risk
• LP6: Waste Water Management
• LP10: Small Settlements
• LP11: The Countryside
• LP12: Design Context
• LP13: Design Implementation
• LP15: Amenity
• LP16: Surface Water
• LP17: Sustainable Travel
• LP18: Parking Provision and Vehicle Movement
• LP26: Housing Mix
• LP32: Biodiversity and Geodiversity
• LP33: Trees, Woodland, Hedges and Hedgerows

3.5

The LPA consider the Local Plan to 2036 to be a sound plan and it
was submitted for examination on the 29th March 2018. The plan has
therefore reached an advanced stage and is consistent with the
policies set out within the NPPF.

3.6

Following the examination hearings held in July and September 2018,
the wording of LP2, LP3, LP5 and LP11 are to be changed. For LP2
"recognise" is to be added in relation to the intrinsic character and
beauty of the countryside, LP3 adds text above the Grafham Water
heading, LP5 amended as agreed with the Environment Agency and
County Council and LP11 the word "protect" is to be replaced with
"recognise".

3.7

The Inspector has not required any main modifications to any of the
other policies listed above that would have any material implications
for this application.

3.8

The emerging Local Plan has now reached an advanced stage and in
the light of the Inspector's initial findings should be afforded more
weight. Save for policies LP2, LP3, LP5 and LP11, it is considered

that significant (but not full) weight should now be afforded to the
policies referred to within the Local Plan to 2036 (as amended March
2018 for submission). The Local Planning Authority has agreed to the
required changes to LP2, LP3, LP5 and LP11 but as the required
changes to Policies LP2, LP3, LP5 and LP11 have recently been
subject to further consultation before adoption, it is considered that
moderate rather than significant weight should be afforded to these
policies as modified.
3.9

Supplementary Planning Documents:
• Huntingdonshire Design Guide Supplementary Planning
Document 2017
• Developer Contributions Supplementary Planning Document
(2011)
• Huntingdonshire Landscape and Townscape Assessment
2007
• Cambridgeshire Flood and Water Supplementary Planning
Document 2016

For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communitiesand-local-government
4.

PLANNING HISTORY

4.1

95/00779/FUL – planning permission granted for the extension to
existing building and extension to hardstanding for HGV.

5.

CONSULTATIONS
Original submission

5.1

Holme Parish Council: recommend refusal (COPY ATTACHED) as
contrary to policies in the Local Plan Alteration 2002. The proposed
large development is considered detrimental due to impact on
sewerage system, traffic and highways issues incl. parking, footpath
and pedestrian crossing, sustainability (Holme has no bus service, no
shop, no employment and few facilities), housing density, open space
too small.
Officer response: Policy STR5 and the supporting text, including
paragraph 1.12, and Policy HL8 of the Local Plan Alteration 2002 are
not saved policies. Policy HL2 of the Local Plan Alteration 2002
carried forward allocations from the Local Plan 1995. Anglian Water
has recommended conditions to include foul water strategy. Issues
such as sustainability, accessibility and access to services are
considered in the main body of report and in the planning balance.

5.2

CCC Highways: details of a pedestrian link should be included as
part of this application. I await amended plans indicating the provision
of a 1.8m footway connecting to the existing footway infrastructure to
the North of the site.

Officer response: the proposal is in outline and the plan is indicative.
The provision of a footpath link can be conditioned and form part of
the S106.
5.3

Anglian Water (AW): Raised concerns under ‘Surface Water
Disposal’, AW does not object and ultimately recommended
conditions to secure surface water management strategy and foul
water strategy.
Officer response: these are included in the recommended list of
conditions.

5.4

Environment Agency: no longer object to this application as the
applicants modelling show the site to be in Flood Zone 1, but strongly
recommend that the mitigation measures proposed in the submitted
Flood Risk Assessment are revised to provide mitigation against
other sources of flood risk.
Officer response: an update will be reported at or before DMC

5.5

HDC Environmental Health (EH): -Contamination - If minded to
grant permission, then a land contamination risk assessment (and if
necessary a remediation strategy) should be conditioned
Officer response - a condition can be imposed

5.6

HDC Environmental Health - Air quality - EH do not have any
concerns about noise or air quality

5.7

HDC Operations: comments have not yet been received.
Officer response - an update will be reported at or before DMC.

5.8

CCC Education – have advised that there is capacity at the school to
accommodate pupils from the proposed development.

5.9

Holme Church of England primary school: - Our Pupil Admission
Numbers (PAN) for each year group is 17 although we do not allow
more than 30 in our mixed KS1 classes and 32 in our mixed KS2
classes, which means that a certain year group could be full even
though there isn’t 17 in that year group.

Current numbers:

Year
Group

Available
places

Amount in Class Total
Year
Group

Reception
Year
1
–
Hedgehogs
Class
Year 1 – Owls
Class
Year 2
Year 3
Year 4

1
0

16
4

Hedgehogs - 20

0

13

Owls - 28

2
0
0

15
16
15

Squirrels - 31

Year 5
Year 6

2
8

15
9

Going to be full as last place
has
been
offered
by
admissions so maximum of
class size of 32 will be
reached

Foxes - 24

5.10

Any consultation responses on the revised illustrative block plan will
be presented to Members either at or before DMC.

6.

REPRESENTATIONS

6.1

There have been 25 third party representations received raising the
following concerns:
-outside the village envelope
-density
-out of character
-the development will place a considerable strain on the infrastructure
of the village. The school is full, there is no shop, nor any public
transport.
-highway safety
-parking
-increase in traffic
-existing sewerage systems at capacity
-pedestrian crossing inappropriate
-part of site within flood zones 2 and 3
-inadequate open space
-school bus to secondary school is full
-impact on back gardens
-impact on wildlife
-it will spoil the peace and tranquillity of Holme village
Officer response: The matters are addressed within the main body of
the report

6.2

Any third party responses received on the revised illustrative block
plan will be presented to Members either at or before DMC.

7.

ASSESSMENT

7.1

The Planning and Compulsory Purchase Act 2004 (Section 38(6))
identifies that planning applications should be determined in
accordance with the Development Plan unless material
considerations indicate otherwise. This is reiterated within paragraphs
2, 11 and 47 of the NPPF 2019.

7.2

Under section 70(2) of the Town and Country Planning Act 1990
when dealing with planning applications, the Local Planning Authority
shall have regard to the provisions of the development plan, so far as
material to the application, and to any other material considerations.

7.3

The development plan is defined in Section 28(3)(b) of the 2004 Act
as "the development plan documents (taken as a whole) that have
been adopted or approved in that area".

7.4

In Huntingdonshire the development plan consists of:
*Saved policies from the Huntingdonshire Local Plan 1995 (Parts 1
and 2)
*Saved policies from the Huntingdonshire Local Plan Alteration 2002
*Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)
*Huntingdonshire West Area Action Plan 2011
*Cambridgeshire & Peterborough Minerals and Waste Development
Plan Core Strategy 2011
*St Neots Neighbourhood Plan
*Godmanchester Neighbourhood Plan
*Houghton and Wyton Neighbourhood Plan

7.5

The statutory term 'material considerations' has been broadly
construed to include any consideration relevant in the circumstances
which bears on the use or development of land; Cala Homes (South)
Ltd v Secretary of State for Communities and Local Government &
Anor [2011] EWHC 97 (Admin); [2011] 1 P. & C.R. 22, per Lindblom
J. Whilst accepting that the NPPF does not change the statutory
status of the Development Plan, paragraph 2 confirms that it is a
material consideration and significant weight is given to it in
determining applications.
Housing Supply Policies:

7.6

In order to satisfy the requirements of the NPPF to boost housing
supply the Council must demonstrate an up-to-date five year supply
of deliverable housing sites to meet its objectively assessed need,
with an additional buffer to ensure choice and competition in the
market for land; this requirement is set out in paragraph 73 of the
NPPF 2019.

7.7

Due to under delivery in recent years the buffer to be applied for the
District is 20%. The December 2018 Annual Monitoring Review
applies the 20% buffer and demonstrates that the Council has a five
year supply of housing land.

7.8

The Development Plan policies relevant to the supply of housing
(EN17 and H23 of the Huntingdonshire Local Plan (1995) and CS2
and CS3 of the Huntingdonshire Core Strategy (2009)) were set

against a lower Objectively Assessed Need figure such that strict
application of these policies would result in failure to achieve the
objectively assessed housing need figure that the Council currently
has identified as part of the emerging Local Plan to 2036.
7.9

These policies are therefore no longer fully up-to-date or consistent
with the NPPF and, at this time and until the Council adopts the Local
Plan to 2036 with up-to-date policies, the 'tilted balance' as set out
within the 4th bullet point of paragraph 11 is engaged.

7.10

For decision-taking this means granting permission in instances
where there are no relevant Development Plan policies, or the
policies which are most important for determining the application are
out-of-date, unless any adverse impacts would significantly and
demonstrably outweigh the benefits (having regard to the Framework
policies taken as a whole), or specific polices of the Framework
indicate development should be restricted.

7.11

This report assesses the following principal, important
controversial issues:
• The principle of development;
• The layout of the proposal and visual impact;
• Accessibility and the impact on highway safety;
• The impact on the amenity of neighbours;
• Infrastructure requirements and Planning Obligations

7.12

The fundamental assessments to be made:
• Whether the proposed development conflicts with the policies
outlined in the Development Plan;
• If a conflict is identified, whether the application can be
considered to be in accordance with the Development Plan
when taken as a whole;
• If the proposed development is not in accordance with the
Development Plan, whether there are any material
considerations, including emerging policies in the Local Plan
to 2036 and the NPPF, which indicate that planning
permission should be granted.

and

Policy Weighting:
7.13

Paragraph 215 of the NPPF 2019 advises that due weight should be
given to Development Plan policies which pre-date the NPPF
according to their degree of consistency with the Framework.
Paragraph 48 of the NPPF 2018 identifies the weight to be given to
emerging plans. The LPA consider the Local Plan to 2036 to be a
sound plan and it was submitted for examination on the 29th March
2018. The plan has therefore reached an advanced stage and is
consistent with the policies set out within the NPPF.

7.14

The LPA considers that NPPF 2019 has a slightly more positive
approach to development in the countryside than the restrictive
development plan policies which have a specific countryside focus
(H23, EN17 and CS3), and this partial inconsistency requires a
reduction in the weight afforded to those policies (from 'full' to
'significant' when assessing development proposals.

7.15

Policy En25 of the Local Plan 1995; HL5 and HL6 of the Local Plan
Alteration 2002; CS1 of the Core Strategy (2009) are all broadly
consistent with the NPPF and these policies can therefore be
afforded full weight.

7.16

Emerging policies LP2, LP11, follow a similar vein and are also
considered to be broadly consistent with the NPPF. As stated above,
as the wording of these emerging policies are to be subjected to
minor changes, the LPA considers that moderate weight can be
afforded to these policies. Emerging policies LP12 and LP13 also
follow a similar vein and are also considered to be broadly consistent
with the NPPF, these policies can be given significant (but not full)
weight.

7.17

Policy CS1 of the adopted Core Strategy (2009) sets out the criteria
for sustainable development and is broadly consistent with the NPPF.
Having regard to the NPPF paragraph 215, this policy is considered
to have full weight, given the NPPF requirement for development to
be sustainable and jointly and simultaneously achieve economic,
social and environmental gains.

7.18

Policy CS10 of the Core Strategy (2009) is the relevant policy for
securing contributions to infrastructure requirements; this policy,
along with the Developer Contributions SPD (2011) and emerging
policy LP4 are considered to be consistent with paragraphs 54 and 56
of the NPPF 2018 and are afforded significant weight.
The Principle of Development:
Development Plan policies with specific relevance to the proposed
development:

7.19

It is acknowledged that there will be a loss of commercial floorspace
as a result of the proposed development, although the viability of the
current use is unknown. However there will be construction jobs as a
result of the development and longer term economic factors from the
future occupiers of the dwellings; wider visual amenity benefits of a
well-designed scheme; and the provision of market and affordable
housing weigh in favour of the loss of the commercial floorspace.

7.20

Policy En17 of the Local Plan (1995) generally restricts development
to "that which is essential to the efficient operation of local agriculture,
horticulture, forestry, permitted mineral extraction, outdoor recreation
or public utility services". Policy H23 identifies a 'general presumption
against housing development outside environmental limits' with some
exceptions (e.g. dwellings for farm workers etc).

7.21

Policy CS1 of the Core Strategy (2009) promotes sustainable
development and details a range of considerations for new
development.

7.22

Policy CS3 of the Core Strategy (2009) identifies Holme as a 'Smaller
Settlement' and indicates that development over and above
residential 'infilling' (up to three dwellings within the built-up area) may
be acceptable where the proposal demonstrates that the most
sustainable option for the site is secured.

Identified policy conflict:
7.23

The proposed development conflicts with policy En17 of the Local
Plan (1995) as the development is not listed in the policy wording and
with policy H23 of the Local Plan (1995) as the development is not
required for the efficient management of agriculture, forestry or
horticulture.

7.24

The restriction of development (other than the expressly stated forms)
in the countryside through the provisions of En17 and H23 requires
an assessment as to the extent to which this policy accords with the
NPPF.

7.25

The LPA considers that both En17 and H23 do not reflect the more
nuanced approach to development in rural areas identified in the
NPPF. Accordingly, En17 and H23 are considered, to a moderate
degree, to conflict with the NPPF.

7.26

Therefore, whilst the proposed development conflicts with policies
En17/H23 of the Huntingdonshire Local Plan (1995), this degree of
conflict does not carry a significant amount of weight, given the
inconsistencies between these policies and the NPPF.
Emerging local plan position:

7.27

The recognition of the conflict between En17/H23 and the NPPF is
reflected in the policy direction of the emerging local plan.

7.28

Emerging policy LP10 identifies Holme as a Small Settlement. Policy
LP10 of the emerging plan identifies that "A proposal for development
on land well-related to the built-up area may be supported where it
accords with the specific opportunities allowed for through other
policies of this plan".

7.29

Paragraph 4.111 of the supporting text of LP10 identifies that
"Proposals for development outside of built-up areas will be considered
subject to the provisions of policies 'The Countryside', 'Rural Economy',
'Local Services and Community Facilities', 'Tourism and Recreation',
'Community Planning Proposals', 'Rural Exceptions Housing', 'Rural
Buildings' and 'Water Related Development'".
Taking each of the above in turn:

7.30

Water Related Development (LP40)
Paragraph 8.76 of the supporting text of LP40 identifies development
proposals which may fall under the definition of Water Related
Development. The proposed development for 25 residential units is
not considered to represent Water Related Development. As such,
there is no conflict with LP40.

7.31

Rural Buildings (LP35)
The proposed development for 25 residential units does not involve
the conversion of a building in the countryside. As such, there is no
conflict with LP35.

7.32

Rural Exceptions Housing (LP30)
For a proposal to be considered under LP30, a minimum of 60% of
the site area should provide for affordable housing for people with a
local connection.

7.33

Whilst 10 Affordable Housing units would equate to 40% of the 25
units proposed, this provision will fall below the 60% of the site area
threshold. As such, the proposed cannot be considered under the
provisions of draft policy LP30.

7.34

However, it must be noted that the proposed provision of Affordable
Housing does conform to the requirements of the Developer
Contributions SPD (2011).

7.35

Community Planning Proposals (LP29)
Paragraph 7.45 of the supporting text of LP29 identifies development
proposals which may fall under the definition of Community Planning
Proposals. The proposed development for 25 residential units is not
considered to represent a Community Planning Proposal. As such,
there is no conflict with LP29.

7.36

Tourism and Recreation (LP24)
The proposed development for 25 residential units does not involve a
new or expanded tourism, sport or leisure use in the countryside. As
such, there is no conflict with LP24.

7.37

Local Services and Community Facilities (LP23)
Paragraph 6.45 of the supporting text of LP23 identifies development
proposals which may fall under the definition of Local Services and
Community Facilities. The proposed development for 40 residential
units is not considered to represent a Local Service/Community
Facility. As such, there is no conflict with LP23.

7.38

Rural Economy (LP20)
The proposed development for 25 residential units does not involve
new business development, the expansion of an existing business or
farm diversification. As such, there is no conflict with LP20.

7.39

The Countryside (LP11)
For the same reasons which concluded that the proposed
development would not unacceptably impact the character and
beauty of the countryside, the proposed development is considered to
be acceptable with regard to the potential impacts which may affect
the use and enjoyment of the countryside by others.

7.40

Whilst the above assessment identifies that the proposed
development would not conflict with the individual policies grouped
below the umbrella of emerging policy LP10, it is considered that the
proposed development does conflict with emerging policy LP10 as
the proposed development is not identified as a 'specific opportunity'
which other emerging policies allow for.

7.41

Given the advance stage of the emerging plan, this conflict should be
afforded moderate, but not 'significant' or 'full' weight, as the outcome

of the consultation on the required 'Main Modifications' of the
emerging local plan remains undetermined.
7.42

Policy LP11 states that development in the countryside will be
restricted to the limited and specific opportunities as provided for in
other policies of the plan. The proposed development is considered to
be acceptable with regard to emerging policy LP11 (a) agricultural
land.

7.43

Policy LP11 (b) talks about the need to protect the intrinsic character
and beauty of the countryside and Policy LP11 (c) about proposals
should not give rise to impacts that would adversely affect the use
and enjoyment of the countryside by others are addressed in the
relevant sections below.
NPPF position:

7.44

The presumption in favour of sustainable development is clearly
outlined within the NPPF. Section 5 (paragraphs 59 - 80) focuses
upon the objective of significantly boosting the supply of homes.

7.45

Paragraph 78 states that "…housing should be located where it will
enhance or maintain the vitality of rural communities…where there
are groups of smaller settlements, development in one village may
support services in a village nearby".
Principle of Development - Summary

7.46

Notwithstanding the identified conflict with En17/H23 of the 1995
Local Plan, for the reasons set out above and having regard to the
provisions in paragraph 8 and section 5 of the NPPF (Delivering a
sufficient supply of homes), along with emerging policies LP1 and
LP2, it is considered that the proposed development is capable of
being acceptable in principle subject to the consideration of other
material planning considerations (below).
The layout of the proposal and visual impact:

7.47

The existing wide-span packing building is of limited architectural
merit and the removal of this structure is considered to represent an
improvement in the overall appearance of the street scene.

7.48

The proposed residential development will be immediately visible
from publically accessible viewpoints to the east, south and west,
given the prominent and exposed position of the application site.
However, the revised layout (dwg 10/07/10) has addressed the
previous concerns with regard to the original site layout (dwg
10/07/02) and demonstrates how 25 dwellings could be successfully
accommodated on the site. The revised scheme is now acceptable in
design layout terms.

7.49

It is recommended that the proposal is subject to the imposition of a
condition for an appropriate landscape buffer along the southern and
western boundaries of the site to soften the visual impact. This area
of structural landscaping has the potential to filter views of the
development from Pingle Bank and the approach into the village and

form a transition between built development and the wider
countryside.
7.50

The proposed development is considered to be acceptable with
reference to NPPF 2019, policies En20 and En25 of the 1995 Local
Plan and emerging policies LP11 (b) and (c), LP12, and LP13,
subject to the imposition of conditions.

7.51

In taking account of paragraphs 47 and 213 of the NPPF (2019), it is
considered that policies En20 and En25 of the Local Plan 1995, and
Policies LP11 (b) and (c), LP12, and LP13 of the emerging Local Plan
to 2036 have been subjected to Examination, and the Inspector's
initial findings are that the plan can be made sound by main
modifications. None of these modifications relate to Policies LP12 or
LP13, therefore when taking account of paragraph 48 and footnote 22
of the NPPF (2019); it is considered that these policies can be
attributed significant weight. Emerging policy LP11 should be afforded
moderate weight for the reasons outlined in the policy section above.
The impact on the amenity of neighbours:

7.52

Given the scale, positioning and orientation of the proposed
residential development relative to the surrounding built form, the
proposal is not considered to create a detrimental impact upon
residential amenity in terms of overshadowing or by way of being
overbearing. The revised layout plan has been reviewed by your
Urban Design officers and considered to meet the BRE Site Layout
Planning for Daylight and Sunlight 45 degree test as set out in the
HDC Design Guide SPD (2017) page 148. As such it is considered
that the revised layout would result in a satisfactory relationship with
Nos.4 and 6 Pingle Bank.

7.53

The proposed development is considered to be acceptable with
reference to NPPF 2019, policies H31 and H37 of the 1995 Local
Plan and emerging policy LP15.

7.54

In taking account of paragraphs 48 and 213 of the NPPF (2019),
policies H31 and H37 of the Huntingdonshire Local Plan 1995 are
broadly consistent with the NPPF (2019) and can be afforded full
weight. Policy LP15 of the Huntingdonshire Local Plan to 2036:
Proposed Submission 2017 (as amended March 2018 for
submission) follows a similar vein and is also considered to be
consistent with the NPPF (2019). Policy LP15 of the emerging Local
Plan to 2036 has been subject to Examination and the Inspector has
not requested any modifications to this policy, therefore when taking
account of paragraph 48 and footnote 22 of the NPPF (2019), it is
considered that this policy can be attributed significant weight.
Accessibility, parking and impact on highway safety:

7.55

Cambridgeshire County Council Highways raised no objection to the
proposed development with regard to highway safety.

7.56

The limited availability of services/facilities in Holme is noted. It is
accepted that the proposed development would be highly likely to
lead to an increase in traffic generation, as it is anticipated that the
future occupants of the proposed residential development would use

private means of transport to access amenities located outside of
Holme.
7.57

However, given the proximity of the application site to the A1(M)
(approximately 2 miles), coupled with the proximity of the
services/facilities in Yaxley (approximately 3 miles to the north),
Stilton (approximately 5 miles to the north) and Peterborough City
Centre (approximately 12 miles to the north), the proposed
development is, on balance, considered to be acceptable with
reference to NPPF 2019, policies T18 and T19 of the 1995 Local Plan
and emerging policies LP17 and LP18 subject to the imposition of the
conditions to be relayed to Members either on or before the DMC.
Affordable Housing:

7.58

In accordance with Policy CS4 of the Core Strategy 2009 and LP25 of
the Local Plan Submission 2017, there would need to be 40%
affordable housing. This equates to 10 affordable housing units on
the site.. The application proposes affordable housing provision at
40% to be secured through a Section 106 Agreement. Although the
40% affordable housing provision is welcomed, it is highlighted that it
is a policy compliant provision and therefore accords with what should
be expected on all qualifying sites.
Drainage:

7.59

The overall approach to the consideration of flooding in the planning
process is given in paragraphs 155-165 of the NPPF and these
paragraphs set out a sequential, risk-based approach to the location
of development. This approach is intended to ensure that areas at
little or no risk of flooding are developed in preference to areas at
higher risk. It involves applying a Sequential Test to steer
development away from medium and high flood risk areas (FZ2 and
FZ3 land respectively), to land with a low probability of flooding (FZ1).

7.60

As the proposal is not at a significant risk of flooding and is located
within Flood Zone 1, and in accordance with the recommendation of
Anglian Water it is considered necessary and reasonable to add a
surface and foul water drainage condition to the decision notice.
Contamination:

7.61

The site is situated on a site with a ‘B’ use class. It would be
reasonable to append a land contamination site investigation, riskassessment and where necessary, a remediation strategy condition
to be undertaken before the commencement of development.
Infrastructure Requirements and Planning Obligations:

7.62

The Infrastructure Business Plan 2013/2014 (2013) was developed
by the Growth and Infrastructure Group of the Huntingdonshire Local
Strategic Partnership. It helps to identify the infrastructure needs
arising from the development proposed to 2036 through the Core
Strategy.

7.63

Statutory tests set out in the Community Infrastructure Regulations
2010 (Regulation 122) require that S106 planning obligations must
be:
Necessary to make the development acceptable in planning
terms;
Directly related to the development; and
Fairly and reasonably related in scale and kind to the
development

7.64

A unilateral undertaking will be required to contribute to funding
wheeled bins in accordance with the Developer Contributions SPD
(2011).
Community Infrastructure Levy (CIL):

7.65

As this planning application is for a major development, the
development will be CIL liable in accordance with the Council's
adopted charging schedule; CIL payments will cover footpaths and
access, health, community facilities, libraries and lifelong learning and
education.
Education:

7.66

Paragraph G.6 of the Developer Contributions SPD (2011) identifies
that only large scale major (200+) residential developments would
trigger a developer contribution toward Education and Schools, with
smaller scale developments (i.e. up to 199 units) liable to make
appropriate contributions through the Community Infrastructure Levy
system. CCC Education confirmed that a contribution towards primary
school places would not be requested.

7.67

The CCC Education 2018 general multiplier is 0.4 (i.e. 40 children per
100 dwellings). This represents an increase from 0.35 in 2017. Using
the 2018 multiplier, the proposed development could be expected to
'yield' 10 children. The Head Teacher of Holme CofE Primary School,
who explained that from September 2019 there are 13 spaces
available at the school.

7.68

Accordingly, the proposed development is considered to be
acceptable in this regard as it would have no adverse impact on the
associated education infrastructure. Also from looking at Holme
Primary School site, whilst there does not appear to be any current
projects to expand the primary school there does appear to be space
for this to be possible in the future.
Open space:

7.69

The area of POS shown on the revised plan measures approximately
1491sq.m. Based on 25 dwellings (and projected population of 56)
the scheme would require in the region of 1180sq.m of informal green
space to accord with the Developer contributions SPD. The Amended
site layout plan is illustrative and demonstrates that an area of
continuous open space can be accommodated within the site.
Conclusion and Planning Balance:

7.70

The presumption in favour of development supports development
which is sustainable, striking a satisfactory balance between
economic, environmental and social considerations.

7.71

The proposed development would contribute towards economic
growth, generating additional spending on local services and goods
and potential employment opportunities during the construction
phase.

7.72

Regarding the social dimension, the site appears to have no
significant constraints and is deliverable. It would also increase the
supply of housing. There is a local and district wide identified need for
both private and affordable housing and whilst the Council can
demonstrate a 5 year supply of deliverable housing land, the
provision of market housing and a 40% affordable provision on the
application site would amount to a moderate benefit in terms of
providing a greater flexibility to the supply of housing.

7.73

In terms of the environmental dimension of sustainable development,
the proposal offers potential for additional planting, open space and
landscape buffers.

7.74

With regard to the aforementioned 'tilted balance' as set out in
paragraph 11 of the NPPF, the adverse impacts of the proposed
development (as identified directly above and in the main body of
report) are not considered to significantly and demonstrably outweigh
the scheme’s benefits, subject to the imposition of conditions to
provide adequate mitigation.

7.75

Having fully assessed all three dimensions of sustainable
development; economic, environmental and social within this report it
is concluded that the development of this site will: Provide a supply of market and affordable housing to meet
current and future generations
Not have a significant and demonstrable impact upon the
character of the area
Not cause significant detrimental impact to residential
amenity
Provide acceptable parking provision
Manage flood risk and drainage effectively
Have no significant adverse impacts on features of
landscape
Provide appropriate infrastructure to meet the needs
generated by the development through wheeled bin provision

7.76

As such, whilst the proposal represents a departure from the
development plan, the LPA considers that the demolition of the
existing building to be replaced by up to 25 additional housing in the
district along with a landscape buffer and area of open space is
acceptable on balance.

8.

RECOMMENDATION
APPROVAL subject to the
completion of a S106 to secure affordable housing, open space,
footpath link and wheeled bins and conditions to include the following:
•
•
•
•
•
•
•

Time limit
Development in accordance with plans
Submission of reserved matters
Submission of a soft and Hard Landscaping scheme including
boundary treatments and landscape buffer
Land contamination report
Phase 1 ecology report prior to the submission of reserved
matters
Details of footpath link

OR
8.

RECOMMENDATION
REFUSAL in the event
that the obligation referred to above has not been completed and the
applicant is unwilling to agree to an extended period for
determination, or on the grounds that the applicant is unwilling to
complete the obligation necessary to make the development
acceptable.

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.

CONTACT OFFICER:
Enquiries about this report to Dallas Owen Senior
Management Officer 01480 388468

Development

HOLME PARISH COUNCIL
Parish Clerk: Mrs. J Osborn
Home Farm
24 Church St
Holme
Peterborough
Cambs.
PE7 3PB
Tel. No. 01487 831559
holmeparishclerk@gmail.com
10 August 2017
Dear Ms Owen
17/00101/OUT – 25 homes, Pingle Bank, Holme
Holme Parish Council has discussed this application, and on 8 August a
public consultation meeting was held. 35 members of the village community
were present.
1. In the Local Plan 2002 amendment, under Policy STR5 Holme is
defined as a housing group village suitable to accommodate up to 8
homes in one estate (or, exceptionally,15) and thus this application,
which is for 25 homes, must fail.
2. Policy 1.12 states that estates such as this will not be acceptable
unless there are exceptional circumstances or strong benefits of estate
development. Neither of these apply.
3. The site falls outside the village development area as defined by policy
HL2.
4. Policy HL8 says that development will be permitted on appropriate sites
within village environmental limits. The Council and the attendees of
meeting were of the opinion that this is not an appropriate site, and it is
not within the environmental limits of the village.
5. Holme has about 250 dwellings. The development is of a size which
would cause harm to the rural environment and to the character of the
village, being a 10% increase.
This proportionately large development is considered detrimental for
the following reasons:
a. The sewerage system is at capacity in the village. It was said to
be at capacity before St Giles Close (27 homes) was built and
another 8 houses there are now under construction. Any further
development will necessitate a major project to improve
sewerage arrangements and to mitigate the environmental harm
which will be caused by surface water run-off.
b. Traffic and highway issues. The development will necessitate a

c.

d.

e.

f.
g.
h.

large increase in vehicle movements (see e. below) on what is a
weak, minor and quite narrow road with a weight-limited narrow
bridge towards Conington and an already difficult junction onto
Station Road (B660).
Pingle Bank is not wide enough to accommodate the proposed
footpath as well as the existing roadside parking for houses
along the opposite side (with addition of the proposed new
house recently applied for by HDC) but a footpath is
fundamental for pedestrian safety. The homeowners will
inevitably park on the footpath.
The pedestrian crossing on Station Rd (B660) shown, whilst an
important feature, is too near to the bend and would be
dangerous for users and vehicles approaching from the west. A
pedestrian crossing would presumably also require lighting.
Sustainability: Holme has no bus service, no shop, no
employment and few facilities. People have to travel by car. It is
therefore not an ideal location for development, which would
cause more traffic than an equivalent estate would do in a
location which did have those facilities.
Parking. Each home is likely to have one vehicle per adult (see
e. above) and visitors and overflow parking on Pingle Bank is
unacceptable
Housing density. The density shown is far greater than any other
area in this rural village and is clearly overdevelopment of the
site.
Detailed matters: The open space in this application is too small
and the house on Plot 1 is far too close to the boundary of the
existing house at No 6 causing harm to the residents’ enjoyment
of their property

In view of the above, the Council voted 7:0 to refuse this application.
Yours sincerely
Mrs. Janice Osborn
Clerk to Holme Parish Council

Development Management Committee
Scale =1:2,500
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House Type

Plot Numbers

Floor Area

A

1-2-3-4-5-6

1505sq.ft.

Description
2 Storey 4/5 Bed Detached

A

7 - 8 - 9 - 10 - 11 - 12830sq.ft.

B

2 Storey 2 Bed Semi Detached

B

BLOCK PLAN - SITE AREA = 0.998ha.

REV DATE

C

29 - 30

902sq.ft.

2 Storey 3 Bed Semi Detached

17 - 18 - 19 - 20 - 21 1091sq.ft.
22 - 27 - 28

2 Storey 4 Bed Detached

C

D

E

REVISION NOTES

Suite 2, Clare Hall,
St Ives Business Park,
Parsons Green,
St Ives,
Cambs, PE27 4WY

C

D
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COPYRIGHT

Tel: 01480 494969
Email: enquiries@planningandarchitecture.co.uk
Web: www.planningandarchitecture.co.uk

16- 23

1037sq.ft.

PARTNERS
in PLANNING
and ARCHITECTURE

PROJECT

Residential development off
Pingle Bank, Holme,
Peterborough,
Cambridgeshire, PE7 3RJ

2 Storey 4 Bed Detached

E

CLIENT

F

13 - 15 - 24 - 26

1092sq.ft.

Mr N Collett

2 Storey 3 Bed End Terrace

DRAWING TITLE

Revised internal layouts could
provide 6 2 bed flats with En-Suites
of around 1000sq.ft.

G

14 - 25

1165sq.ft.

2 Storey 3 Bed Mid Terrace
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