
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   20 May 2019 
 
Case No: 18/01742/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  PROPOSED CONSTRUCTION OF A STORAGE BUILDING 
 
Location:  EQUESTRIAN CENTRE NEW MANOR FARM  SAWTRY 

WAY  WYTONPE28 3DY 
 
Applicant:  MR MICHAEL GEORGE 
 
Grid Ref: 528975   272783 
 
Date of Registration:   15.08.2018 
 
Parish:   HOUGHTON AND WYTON 
 

RECOMMENDATION  -    APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) as Houghton and Wyton Parish Council's recommendation of 
refusal is contrary to the officer recommendation of approval. 
 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site is located to the north of Houghton village and to the west of 

St Ives town, situated to the south west of Sawtry Way. The site 
relates to New Manor Farm, which has been the subject of several 
recent applications for extensions and new building to improve the 
facilities on the site. These facilities range from equestrian use, an 
indoor childrens’ play area and a small tool and machinery storage 
area and maintenance area. 

 
1.2 The large main indoor equestrian building to the front of the site has 

recently changed use under its permitted development rights to an 
indoor childrens’ play area (18/00200/CLPD) whilst the former stable 
block gained planning permission for the change of use to a small tool 
and machinery storage and maintenance facility with an outdoor 
storage area (17/01791/FUL & 18/00119/FUL). 

 
1.3 Planning permission is now sought for the construction of a general 

storage shed (B8 use) with an internal fixed gantry crane to allow the 
loading and unloading of items that are proposed to be stored within 
the unit. The unit will operate in conjunction with the existing storage 
operations on site at New Manor Farm and allow high value items to 
be stored and loaded efficiently and securely.  

 
1.4 The site is currently accessed from a single point of entry on Sawtry 

Way and will continue to do so as part of this application.  
 
 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (NPPF 2019) sets out the 

three economic, social and environmental objectives of the planning 



system to contribute to the achievement of sustainable development. 
The NPPF confirms that ‘So sustainable development is pursued in a 
positive way, at the heart of the Framework is a presumption in favour 
of sustainable development. The NPPF sets out the Government's 
planning policies for:  

  * delivering a sufficient supply of homes;  
  * achieving well-designed places;  
  * conserving and enhancing the natural environment;  
  * conserving and enhancing the historic environment. 
 
2.2 The NPPF 2019 updated the NPPF 2018 which replaced the NPPF 

2012. Transitional arrangements are in place for authorities who 
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. The NPPF 2019 should still be 
taken into account as a material consideration in dealing with 
applications.   

 
2.3 Planning Practice Guide  
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
 
3. PLANNING POLICIES 
 
3.1 Of relevance to this application, the development plan is made up of 

the Local Plan to 2036 and the Neighbourhood Plan. 
 
3.2 Huntingdonshire's Local Plan to 2036 (2019) 

• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP10: The Countryside  
• LP11: Design Context  
• LP12: Design Implementation 
• LP14: Amenity 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP19: Rural Economy 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP33: Rural Buildings 

 
3.3 Houghton & Wyton Neighbourhood Development Plan 2018 – 2036 

March 2018  
• HWNP1: “Houghton and Wyton Built-up Area” 
• HWNP15: “Provision for the needs of new or expanded 

businesses” 
 
3.4 Supplementary Planning Guidance 

• Huntingdonshire Design Guide (2017) 
• Developer Contributions SPD (2011) 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk  

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.huntingdonshire.gov.uk/


4. PLANNING HISTORY 
 
4.1 17/01791/FUL - Change of use of an existing stable block to a small 

tool and machinery storage and maintenance area (use class B2) 
including installation of one roller door – APPROVED – 14.12.2017 

 
4.2 18/00200/CLPD - Use of existing building previously used as an 

indoor arena associated with the Equestrian and Alpaca Centre as a 
children's indoor play area – CONSENT – 19.04.2018 

 
4.3 18/00119/FUL - Change of use of an existing outdoor practice/event 

arena to a building material and small plant storage area – 
APPROVED – 21.06.2018 

 
 
5. CONSULTATIONS 
 
5.1 Houghton & Wyton Parish Council – Recommend refusal for the 

following reasons… 
The Parish Council are concerned that the proposed use of this 
building is entirely incongruous with the application 18/00200/CLPD, 
already given consent, to convert the indoor arena to a children’s 
indoor play area and raised concerns about the piecemeal 
development of this site and the way in which it was quickly 
developing into an un-planned and inappropriate industrial estate. 
The applicant stated at the Parish Council meeting on the 19th 
September that his intent was to establish planning permissions in 
order to use the planning system to ultimately achieve house building 
on the site. He explained that achieving previous permission 
18/00200/CLPD to use an existing building as a children’s play area 
was all part of the same grand scheme, and whilst this permission 
was still extant, the project was never intended to be carried out. 
The Parish Council cited the following planning reasons for 
recommending refusal: 
1. The PC felt that consistency of decision making is required. 
When reviewing planning application 17/01791/FUL for a small tool 
and maintenance area (use class B2), the PC requested a condition 
that the surrounding area cannot be used to support the activities 
described in this planning application. HDC went as far as they felt 
they could at the time by setting conditions based on the concern 
about visual amenity in accordance with Policy En25 of the 
Huntingdonshire Local Plan, 1995. 
2. Visual amenity remains a key concern for this most recent 
application for a new building 9.5m in height and 6.5m high at the 
eaves. This would make it nearly 50% taller at the eaves than the 
existing Equestrian Centre. Set on the highest ground in the 
surrounding area it would be visible from the village below, would 
dominate the skyline and be unacceptable to residents and visitors to 
the area. 
3. This is considered an un-necessary development, as well as 
an unsuitable location and site for such activity. 
4. The proposed development is located on a site which sits 
outside of the St.Ives Spatial Planning Area defined in the 
Huntingdonshire Local Plan to 2036 proposed submission 2017 policy 
LP 7 and Built Up Area of the parish HWNP1 and therefore would 
constitute development in the countryside. 



5. The site is not a site designated as an Established 
Employment area within The Huntingdonshire Local Plan 2036 
proposed submission 2017 (HLP2017), nor is it a designated 
industrial/employment area within Houghton & Wyton’s 
Neighbourhood Plan. 
6. Coupled with these points, and notwithstanding the scale of 
the proposed building the application is an exception to the norm, 
situated on a large site (57 ha) of which only a small part is 
developed. Hence careful consideration needs to be given to the 
impact of the surrounding area and from the combined effects of 
development thus far.  Unfortunately, other than from the applicants 
statements at the Parish Council meeting when considering this 
planning application it is not obvious what the vision and long term 
objectives are for the site of Houghton Hall Equestrian and Alpaca 
Centre and we fear that adding another building of such enormous 
scale into an existing collection of buildings, now having different 
planning permissions with incompatible uses ( HGV’s and a children’s 
play centre) is potentially creating a future problem. 
7. HWNP15 promotes small scale rural businesses as 
described in section 10.3, but which in section 10.6 looks to restrict 
development business to that which is appropriate to the location 
along the B1090 Sawtry Way (emphasis added). HWNP 10.3 states 
in a rural location, it is considered most appropriate to encourage 
small scale businesses which encourage and promote tourism and 
rural enterprise generally and/or benefit the local community. 
(emphasis added) 
8. The Equestrian Centre is the sort of business which through 
the Neighbourhood Plan, the Parish Council has previously 
supported. However, the Equestrian Centre has now ceased to exist 
in terms of equine activity and hence this application cannot be 
considered in terms of supporting the previous rural based activities 
of the site. The applicant, Mr Michael George, has made the 
application through the offices of Mick George Limited. He is seeking 
open planning consent for general storage and to support future 
considerations.  The letter to HDC dated 4th October by Charlotte 
Spry of Mick George Limited clearly states that existing permissions 
on this site exist to support Mick George Limited and that there would 
be no difference in terms of this building if permission were granted. 
Mick George Limited, is not a small rural business. It is a multi million 
pound national concern, supplying the likes of building materials and 
waste management services to both business and domestic 
customers through its many divisions. 
9. This proposal takes a further step away from local agrarian, 
land based rural business, towards the creation of a new and 
unplanned  industrial estate/business park, through the growth in built 
areas of land and buildings allowed for Class Uses B8 (Storage and 
Distribution) and B2 (General Industrial) on this site. It is therefore 
inconsistent with the Neighbourhood Plan. 
10. Furthermore HWNP 10.6 states The one caveat is the 
concern over sprawling development along the main routes that 
surround the built up area of the parish – namely the A1123, A141 
and B1090 routes. Along these routes there are more restrictions on 
new businesses, as these are not considered to represent the most 
appropriate locations for such development (emphasis added). 
 
 



11. The site overlooks the largest conservation area in 
Huntingdonshire. Such a huge structure on some of the highest 
ground north of the conservation area would be in full view from a 
large section of this area, including the sight lines from the village and 
particularly from Hill Estate. 
12. HDC officers have already acknowledged this through the 
conditions they placed upon the very first permission away from rural 
activities on the site emphasising visual amenity and appropriateness 
to the surrounding area. On top of this, local residents are also 
concerned about the noise and potentially the light pollution around 
the area, including Pine Hill Park and those homes which are directly 
below the site on the northern section of the A1123. We are also 
concerned about this in the main village itself. Agricultural vehicles 
already operating on the land above the village are very audible 
below, and whilst they operate for only very limited periods, the 
concern is that a constant, year round noise from vehicles coming 
and going, but more importantly being loaded and unloaded will be 
much more intrusive.  NPPF is clear about promoting sustainable 
growth, and expressly supports the rural economy and promotes the 
development and diversification of agricultural and other land based 
rural businesses, but C.2 states Noise, traffic, highway safety are all 
material considerations (emphasis added). HLP2017 policy LP11 
asserts that development should not give rise to noise, odour, 
obtrusive light or other such impacts that would adversely affect the 
use and enjoyment of the countryside by others. 
13. We believe that despite what the Design and Access 
statement purports to say, this proposal would increase traffic 
movements on and off the site and increasing HGV vehicle 
movements on Sawtry Way. Local residents from the well established 
community on Pine Hill Park (located a little further up Sawtry Way on 
the same side as the Equestrian & Alpaca Centre) have already 
commented on noise and ground vibrations to their Park homes when 
HGV’s drive past. The planning application for 17/01791/FUL a small 
tool and machinery store and maintenance area predicted no more 
than 12 HGV movements per day. The planning application 
18/00119/FUL for Change of use of an existing outdoor practice/event 
arena to a building material and small plant storage area envisaged 
an additional 12 movements per day taking the total to 24. This 
application envisages no additional movements which seems 
implausible.  
14. Likewise this proposal is not supported by policy HLP2017 
policy LP20 the Rural Economy if considered to be an expansion of 
an existing business within an existing operational site because we 
believe the mass, scale, character and siting of the proposal will have 
a detrimental impact on its immediate surroundings as viewed from 
the village itself. Houghton & Wyton’s Neighbourhood Plan 
emphasises the importance of quiet tourism to the community and 
wider area given the fact that it is amongst the top 5 places to visit in 
Huntingdonshire, it is essential that the surrounding countryside is 
protected from such inappropriate ‘industrialisation’. 

 
 Officer Response: These concerns are addressed within the report.  
 
5.2 Cambridgeshire County Council Highways – Following the 

information regarding the traffic generation in relation to the above 
application I can confirm that the upgraded access conditioned under 
planning Application 18/00119/FUL would be sufficient to cater for the 



types of vehicles associated with this application but would request 
that the same conditions put on in case the other application is not be 
enacted. 

 
Officer Response – The previous implemented proposal 
(18/00119/FUL) indicated 2 HCV movements per hour at its current 
use. An unrestricted B8 use of that proposal could result in 11 HCV 
movements per hour; however CCC Highways have confirmed that 
this is acceptable from a highways capacity perspective. No increase 
in vehicle movements is proposed.  
 

5.3 HDC Environmental Health – No objection 
 
5.4 HDC Landscape – No objection subject to landscape condition 
 
 
6. REPRESENTATIONS 
 
6.1 No comments received 
 
 
7. ASSESSMENT  
 
7.1 The report addresses the principal, important and controversial issues 

which are in this case:  the principle of development; the visual impact 
of the proposal, the effect on the amenities of neighbouring occupiers 
and highways safety.  

 
 Principle of Development 
 
7.2 The site already operates as, amongst other things, a small tool & 

machinery storage and maintenance operation with a number of 
structures in place including a large external storage area. The 
proposal does not require the expansion of operations outside of the 
bounds of the site and proposes a new storage building to support the 
permitted activities on site, including storage of plant and machinery. 

 
7.3 The site is considered to be within the countryside, therefore policy 

LP10 of the Local Plan to 2036 provides guidance on the countryside 
and states that development in the countryside will be restricted to the 
limited opportunities as provided for in other policies of this plan. All 
development in the countryside must: 
a. Seek to use land of lower agricultural value in preference to 
land of higher agricultural value 
i. Avoiding the irreversible loss of the best and most versatile 
agricultural land (Grade 1 to 3a) where possible 
ii. Avoiding Grade 1 agricultural land unless there are 
exceptional circumstances where the benefits of the proposal 
significantly outweigh the loss of land 
b. Recognise the intrinsic character and beauty of the 
countryside 
c. Not give rise to noise, odour, obtrusive light or other impacts 
that would adversely affect the use and enjoyment of the countryside 
by others 

 
7.4 Policy HWNP1 of the Houghton and Wyton Neighbourhood Plan 

March 2018 follows on from Policy LP10 stating that proposals for 



development outside of the defined built up areas will be acceptable 
where they comply with relevant policies for building in the 
countryside. 

 
7.5 The site is by definition within the open countryside. It is 485m  the 

north of the village of Houghton and approximately 2.6km to the west 
of St Ives town centre with good links east towards Huntingdon and 
the wider transport network. 

 
7.6 Policy LP19 of the Local Plan to 2036 relates to the Rural Economy 

and supports the expansion of an established industrial or rural 
business within its operational site where it is demonstrated that… 

 • Opportunities to re-use existing buildings have been fully 
explored and replacement or new build are only proposed where it 
can be demonstrated that no suitable re-use opportunities are 
available 

 • Any opportunities to make more efficient use of land within 
the existing site boundary are not suitable for the proposed use 

 • It avoids the irreversible loss of the best and most versatile 
agricultural land (Grade 1 to 3a) particularly Grade 1 where possible 
and should use land of lower agricultural value in preference to land 
of higher agricultural value 

 • The scale, character, and siting of the proposal will not have 
a detrimental impact on its immediate surroundings and the wider 
landscape 

 
7.7 It has been demonstrated that the proposal accords with the above 

policy as there are no suitable re-use opportunities available on site, 
the most efficient use of land on site is to construct a storage building 
in the proposed location, the agricultural land (Grade 2) has already 
been lost, as the proposal is to be constructed on an area of concrete 
hardstanding and it is considered (as set out below in the relevant 
section) that the proposal will have no significant impact upon the 
character and appearance of the area. 

 
7.8 Policy HWNP15 of the Houghton and Wyton Neighbourhood Plan 

March 2018 states that proposals for new or expanding businesses 
will be supported provided they are appropriate to their rural setting 
and respect the character of the village, the countryside and the wider 
landscape including views in and out of the area. Any such use will 
need to ensure that its impact on light, noise and air is acceptable.  

 
7.9 Furthermore the National Planning Policy Framework (2019) supports 

sustainable rural developments that benefit businesses, communities 
and visitors in rural areas and which respect the character of the 
countryside.  

 
7.10 In this instance the proposal is for the expansion of operations within 

the site and is well screened by existing and proposed landscaping. 
The proposed storage building will provide a safe and secure place 
for the previously externally stored items to be located within the 
building. 

 
7.11 It is considered that given the established use and, subject to meeting 

the detailed criteria in the above policies, the principle of development 
is supported. 

 



 Impact upon the character and appearance of the area 
 
7.12 The locality of the application site is characterised by open 

agricultural fields with some hedgerows and scattered 
agricultural/commercial buildings and dwellings. Approximately 50 
metres to the north-west of the site is Two Hoots Farm which itself is 
used for commercial purposes and benefits from permission for a B8 
use class. 

 
7.13 New Manor Farm is already in existence with the structures already in 

place including the large former equestrian building that now houses 
a childrens’ play centre. 

 
7.14 The proposed storage building would be 36 metres in length and 29 

metres in width and be located south-east of the main buildings on 
site upon existing concrete hardstanding. 

 
7.15 In terms of scale, the storage building would be at a total height of 9.5 

metres but dug into the ground by 1 metre to effectively give an 
overall height of 8.5 metres compared to the surrounding land level. 

 
7.16 The proposal would appear typical of a storage building and be 

constructed from brick and metal cladding. It is considered that the 
appearance of the building would be acceptable in the context of its 
location upon an existing business site with buildings of similar 
appearance; accordingly the proposal will not significantly alter the 
overall character of the site.  

 
7.17 In regards to the impact of the proposal upon the surrounding area, it 

is considered that the proposal will be visible from Sawtry Way and 
the footpath that runs approximately 180 metres to the west of the 
proposal. It is deemed that the building will be seen in the context of 
the existing site. It is unlikely that the storage building will be seen 
from any other vantage point outside of the site to the south due to 
the existing levels of boundary screening and landscaping. It is 
considered that the proposal will not significantly harm the intrinsic 
beauty of the countryside. 

 
7.18 To ensure that the character and appearance of the area is protected, 

it is reasonable and necessary to impose conditions on the 
application in regards to landscaping, boundary treatment, and 
external lighting in conjunction with the existing operations. 

 
7.19 It is not considered that the proposal will have a harmful impact upon 

the rural character of the area. Accordingly the proposal is in 
accordance with Policies LP10, LP11 and LP12 of the Local Plan to 
2036 and Policy HWNP15 of the Houghton and Wyton 
Neighbourhood Plan (March 2018). 

 
 Residential amenity 
 
7.20 The closest property to the site is Two Hoots Farm, located 

approximately 50 metres to the north-west of the proposal. As 
discussed, Two Hoots Farm is commercial and benefits from a B8 
use class, therefore the proposal is not dissimilar or incompatible with 
the neighbouring use. 

 



7.21 In terms of residential properties, the closest dwelling is the bungalow 
located on Sawtry Way over 270 metres to the south-east. Further 
dwellings that front onto Houghton Hill Road are located over 350 
metres away to the south. 

 
7.22 Due to the conforming use with Two Hoots Farm and the separation 

distances to the other identified nearby dwellings, it is not considered 
that the proposal will cause unacceptable harm to the amenities of 
neighbouring occupiers. 

 
7.23 It is considered necessary to impose conditions to limit the hours of 

use and the hours that lighting can be operated as per the previous 
approval. These measures are considered necessary and effective in 
protecting residential amenity.  

 
7.24 The business is already in existence and the proposal for a new well 

related storage building would have no significant impact upon any 
neighbouring amenity. Accordingly the proposal complies with the 
Policy LP14 of the Local Plan to 2036 and Policy HWNP15 of the 
Houghton and Wyton Neighbourhood Plan (March 2018). 

 
 Highway Safety  
 
7.25 The site is currently accessed from a single point of entry on Sawtry 

Way. Under the provisions of planning consent 18/00119/FUL, the 
access shall be a minimum width of 7.6m for a minimum distance of 
20m measured from the near edge of the highway carriageway. 

 
7.26 Given the scale of the proposal and the fact that the proposal will 

allow for the internal storage of high value items that are currently 
being stored externally on site, the applicant has confirmed that the 
development would not lead to increased levels of vehicular activity.  

 
7.27 It is considered that as the proposal does not involve an increase in 

vehicle movements, there would be no material impact on traffic or 
highway safety, especially following the compulsory improvements to 
the site access and internal access road as per the conditions 
imposed on planning approval 18/00119/FUL and this decision. 

 
7.28 Cambridgeshire County Council (Highways) has been consulted and 

offer no objection to the proposal on the basis of highways safety. 
 
7.29 It is therefore considered that the proposal is acceptable in highway 

safety terms and in accordance with Policy LP17 of the Local Plan to 
2036.  

 
 Conclusion 
 
7.30 In conclusion, the proposal is a suitable expansion of an existing 

business within its operational site; furthermore the proposal has no 
significant impact upon the character and appearance of the area due 
to effective existing and proposed screening, the amenity of any 
neighbouring occupiers due to separation distances or upon 
highways safety due to the suitability of the access and surrounding 
road network.  

 



7.31 The proposed development is considered to be compliant with the 
relevant national and local policy as it: 
* Makes efficient use of the site 
* Would lead to the suitable expansion of a business within its 
operational site 
* Would not have a harmful impact upon the character and 
appearance of the area 
* Would not have a significantly detrimental impact upon the amenity 
of neighbours 
* Would not have a harmful impact upon highway safety 
* There are no other material planning considerations which have a 
significant bearing on the determination of this application. For these 
reasons, the proposal is considered to constitute sustainable 
development and accords with the Development Plan. There are no 
overriding material considerations that indicate that permission should 
not be granted in this instance and the application is therefore 
recommended for approval subject to the stated planning conditions. 

 
 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• Materials 
• Boundary Treatments 
• Hours of operation 
• Hours of lighting 
• Highways conditions – access, site layout, drainage measures  

 
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 Peter Baish Senior Development 
Management Officer 01480 388680 
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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 27 September 2018 13:11

To: DevelopmentControl

Subject: Comments for Planning Application 18/01742/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 1:10 PM on 27 Sep 2018 from Miss Lois Dale.

Application Summary

Address: Equestrian Centre New Manor Farm Sawtry Way Wyton 

Proposal: Proposed construction of a storage building 

Case Officer: Peter Baish 

Click for further information

Customer Details

Name: Miss Lois Dale

Email: clerk@houghtonwytonpc.co.uk 

Address: 46 St Margarets Road, Wyton, Huntingdon PE28 2AN

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: Houghton & Wyton Parish Council recommend REFUSAL. 

The Parish Council are concerned that the proposed use 
of this building is entirely incongruous with the 
application 18/00200/CLPD, already given consent, to 
convert the indoor arena to a children's indoor play area 
and raised concerns about the piecemeal development of 
this site and the direction it is developing.
The landowner admitted that his intent was to establish 
planning permissions in order to use the planning system 
to ultimately achieve house building on the site. He 
explained that achieving permission 18/00200/CLPD to 
use an existing building as a children's play area was all 
part of the same grand scheme, and whilst this 
permission was still extant, the project was never 
intended to be carried out.

The Parish Council cited the following planning reasons 
for recommending refusal:
1. The PC felt that consistency of decision making is 
required. When reviewing planning application 
17/01791/FUL for a tool store, the PC requested a 
condition that The surrounding area cannot be used to 
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support the activities described in this planning 
application. HDC went as far as they felt they could at 
the time by setting conditions based on the concern 
about visual amenity in accordance with Policy En25 of 
the Huntingdonshire Local Plan, 1995.
2. Visual amenity remains a key concern for this most 
recent application and that erecting a building 12m in 
height which is nearly 50% higher than the existing 
Equestrian Centre, set on the highest ground in the 
surrounding area would be visible from the village below, 
would dominate the skyline and be unacceptable to 
residents and visitors to the area.
3. This is considered an un-necessary development, as 
well as an unsuitable location and site for such activity.
4. The site sits outside of the St.Ives Spatial Planning 
Area defined in the Huntingdonshire Local Plan to 2036 
proposed submission 2017 policy LP 7 and Built Up Area 
of the parish HWNP1 and therefore constitutes 
development in the countryside.
5. It is not a site designated as an Established 
Employment area within The Huntingdonshire Local Plan 
2036 proposed submission 2017 (HLP2017), nor is it a 
designated industrial area within Houghton & Wyton's 
Neighbourhood Plan.
6. It is not obvious what the vision and long term 
objectives are for the site of Houghton Hall Equestrian 
and Alpaca Centre and we fear that adding another 
building of such enormous scale into an existing 
collection of buildings, now having different planning 
permissions with incompatible uses (HGV's and a 
children's play centre) is potentially creating a future 
problem.
7. This proposal would be a further step towards 
industrialisation of this area of the parish and district and 
the creation of a new industrial estate/business park.
8. HWNP15 promotes small scale rural business as 
described in 10.3, but which in section 10.6 looks to 
restrict development business to that which is 
appropriate to the location along the B1090 Sawtry Way 
(emphasis added).
HWNP 10.3 states in a rural location, it is considered 
most appropriate to encourage small scale businesses 
which encourage and promote tourism and rural 
enterprise generally and/or benefit the local community. 
(emphasis added).
Mick George Ltd is not a small rural business. It is a 
multi-million pound national concern, supplying building 
materials and waste management services to both 
business and domestic customers.
9. HWNP 10.6 states The one caveat is the concern over 
sprawling development along the main routes that 
surround the built up area of the parish - namely the 
A1123, A141 and B1090 routes. Along these routes there 
are more restrictions on new businesses, as these are 
not considered to represent the most appropriate 
locations for such development (emphasis added).
10.The site overlooks the largest conservation area in 
Huntingdonshire. Such a huge structure on some of the 
highest ground north of the conservation area would be 
in full view from a large section of this area, including 
the sight lines from the village and particularly from Hill 
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Estate.
On top of this, local residents are also concerned about 
the noise and potentially the light pollution around the 
area, including Pine Hill Park and those homes which are 
directly below the site on the northern section of the 
A1123. We are also concerned about this in the main 
village itself. Agricultural vehicles already operating on 
the land above the village are very audible below, and 
whilst they operate for only very limited periods, the 
concern is that a constant, year-round noise from 
vehicles coming and going, but more importantly being 
loaded and unloaded will be much more intrusive. 
NPPF is clear about promoting sustainable growth, and 
expressly supports the rural economy and promotes the 
development and diversification of agricultural and other 
land based rural businesses, but C.2 states Noise, traffic, 
highway safety are all material considerations (emphasis 
added). 
HLP2017 policy LP11 asserts that development should 
not give rise to noise, odour, obtrusive light or other 
such impacts that would adversely affect the use and 
enjoyment of the countryside by others.

11. This proposal would increase traffic movements on 
and off the site and increasing HGV vehicle movements 
on Sawtry Way. Local residents from the well-established 
community on Pine Hill Park (located a little further up 
Sawtry Way on the same side as the Equestrian & Alpaca 
Centre) have already commented on noise and ground 
vibrations to their Park homes when HGV's drive past.
12. Likewise this proposal is not supported by policy 
HLP2017 policy LP20 the Rural Economy if considered to 
be an expansion of an existing business within an 
existing operational site because we believe the mass, 
scale, character and siting of the proposal will have a 
detrimental impact on its immediate surroundings as 
viewed from the village itself.

Houghton & Wyton's Neighbourhood Plan emphasises the 
importance of quiet tourism to the community and given 
the fact that it is amongst the top 5 places to visit in 
Huntingdonshire, it is essential that the surrounding 
countryside are protected from such inappropriate
industrialisation.
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