DEVELOPMENT MANAGEMENT COMMITTEE

20 May 2019

Case No:

18/02381/FUL (FULL PLANNING APPLICATION)

Proposal:

CHANGE OF USE OF VACANT LAND TO CAR PARK

Location:

LAND SOUTH OF BRIDGE PLACE CAR PARK BRIDGE
PLACE GODMANCHESTER

Applicant:

HDC ESTATES DEPARTMENT (MR COLIN LUSCOMBE)

Grid Ref:

524397 271271

Date of Registration: 14.11.2018
Parish:

GODMANCHESTER
RECOMMENDATION

-

APPROVE

This application is reported to the Development Management Committee
as the Applicant is Huntingdonshire District Council.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The site is an area of vacant land (common land) located in a
Conservation Area and on land liable to flood (Flood Zone 3a as per
the Councils Strategic Flood Risk Assessment 2017).

1.2

The northern part of the proposed site is the southern section of an
allocation in the Local plan to 2036: HU14 RGE Engineering,
Godmanchester. The Allocation seeks to secure residential
development (on part of the site that is not in flood zone 3a) and
retention of part of the site as public car park. The allocation HU14
suggests approximately 90 dwellings and recognises the need to reprovide part of the site as a public car park.

1.3

Following on from the above, this proposal is for the change of use of
the land, as outlined in red on the site location plan, to a car park. It
proposes 103 spaces including two disabled parking spaces and 10
motorcycle spaces.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (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 2018 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

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

Huntingdonshire's Local Plan to 2036
• LP5: Flood Risk
• LP11: Design Context
• LP12: Design Implementation
• LP14: Amenity
• LP32: Trees, woodland, hedges and hedgerow
• LP35: Heritage Assets and their Settings

3.2

Godmanchester Neighbourhood Plan

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

4.

PLANNING HISTORY

4.1

There is none relevant to the determination of this application.

5.

CONSULTATIONS

5.1

Godmanchester Town Council (GTC)- Recommend APPROVAL
(copy attached) GTC state that the proposal will improve a derelict
piece of land. In addition GTC seek reassurances that the existing
electricity charging points will be relocated and the recycling bins
retained.
Officer response: a condition is recommended to secure the above.

5.2

CCC Highways - no highways objections.

5.3

Cambs Constabulary (CC) - CC are happy to support the proposal.
Furthermore CC have taken the opportunity to speak to their Counter
Terrorism colleagues. The Counter Terrorism Team has no major
concerns -

5.4

CCC Archaeology (CCCA) - CCCA do not object to development
proceeding in this location but consider that the site should be subject
to a programme of archaeological investigation secured through the
inclusion of a condition
Officer response: a condition is recommended

5.5

Environment Agency (EA) - The EA have no objections, providing
that the mitigation measures proposed in the submitted Design and

Access Statement (prepared by TPS Ltd and dated November 2018)
are adhered to.
Officer response: a condition is recommended
5.6

CCC Rights of Way (ROW)- The ROW advise that the land of the
proposed car park is registered as Common Land under the
reference H/CL 15 - Westside Common. ROW add that the creation
of a car park on the Common Land is not consistent with what the
Common should be traditionally used for (the grazing of livestock).
The County Council, as the Commons Registration Authority, seeks a
condition to be added to the application which states the following:
'No development shall take place without the consent of the Secretary
of State for the Department for Environment, Food and Rural Affairs
to deregister the application land as Common Land.'
Further the ROW officers advise that as the application land is larger
than 200 square metres, land will have to be offered in exchange for
it. Specifically if the Secretary of State grants consent then the
'exchange land' will be registered as Common Land by the Commons
Registration Authority. ROW state that the land offered must be of
equal value to the application land and should (usually) be next to the
common land being built on.
Officer response: a condition is recommended

5.7

HDC Environmental Health (EH) - EH officers raise no issues
Notwithstanding EH officers request the following condition 'Prior to
first use of the site the finalised lighting scheme shall be submitted to
and agreed in writing with the LPA. Details shall include location,
height and specification of proposed lighting, along with times of use.'
Officer response: a condition is recommended

5.8

Cadent Gas CG -do not object to the proposal in principle.CG
recommended an informative be placed on any subsequent decision.
The informative identifies the gas pipelines and that the proposed
works must not infringe on Cadent's legal rights.

6.

REPRESENTATIONS

6.1

There has been one third party representation received raising the
following comments:
- concern regarding the reduction in parking spaces
- concern with regards to the extent of informal parking in
Bridge Place.
Officer response: the Local Highway Authority has not objected to the
potential future reduction in parking spaces; and the issue and extent
of informal parking in Bridge Place is not something that can be
considered as part of this application.

7.

ASSESSMENT

7.1

The main issues to consider in the determination of this application
are:
• Principle
• Design and visual amenity / impact on conservation area
• Trees
• Residential amenity
• Parking provision/Highway safety
• Flood risk.
Principle

7.2

The site forms part of an allocated site (HU14) within the Local Plan
to 2036, supporting the re-provision of the site as a public car park.
The allocation HU14 suggests approximately 90 dwellings (to the
north) and recognises the need to re-provide the public car park. As
is the case with this application, any future planning application for
the residential element will be considered on its merits.
Design and Visual Amenity / impact on conservation area

7.3

NPPF paragraph 124 states that 'good design is a key aspect of
sustainable development, creates better places in which to live and
work…'

7.4

Paragraph 185 of the NPPF states that '…for the conservation and
enjoyment of the historic environment…local planning authorities
should take into account…the desirability of new development making
a positive contribution to local character and distinctiveness'.

7.5

Policy LP11 requires new development to be well designed taking
into account the local character and appearance, form and pattern of
development through sensitive siting, scale, massing, form and
arrangement of new development and use of colour and materials.

7.6

Policy LP35 ensures that development proposals protect and
conserve the district’s heritage assets and where possible enhance
them and their settings.

7.7

The site is adjacent to the Conservation Area and within the setting of
the grade II listed Cook's Bridge. The land is currently derelict and
unsightly and detracts from the visual amenity of the area. The
provision of green screening to be planted to the south of the
proposed Car Park on north bank of Cook's Stream is considered to
enhance the proposal within the Conservation Area - this planting will
be secured by condition.

7.8

Subject to landscape enhancements, it is considered that the impact
on heritage assets will be modest and likely to be outweighed by the
public benefits of a public car park in a sustainable location.
Surfacing

7.9

The surfacing of the disabled parking spaces and motorcycle parking
area in asphalt is acceptable. It is recommended that details of the

colour of the proposed gravel/details of the demarcation of parking
bays be secured via condition.
Boundary treatments and landscaping
7.10

Details of the pedestrian gates and vehicular barrier can be agreed
via a condition. The proposed recycled plastic Kedel fencing is
considered to be acceptable in this location, however details of its
height and colour should be agreed via condition.

7.11

Further given that this site is adjacent to one of the approaches to
Huntingdon, is within a Conservation Area and adjacent to Cooks
Stream, soft landscaping should be provided around the boundaries
of the site (except under the A14 where vegetation will not grow). It is
recommended that there should be native hedging with some tree
planting. In addition there is an opportunity to provide some shrub
planting in the 2 triangular areas with the ticket machines within the
centre of the site to help soften the scheme. Accordingly officers
recommend a landscaping condition.
External lighting

7.12

The pedestrian access path and vehicular entrance lighting columns
are now illustrated, with acceptable lux levels. The style of the
lighting column is acceptable, however details of its colour have not
been provided. Given the proposed car park's sensitive conservation
setting, this information is necessary and can be conditioned
Trees

7.13

Policy LP32 sets out the Councils approach to protecting existing
trees, woodland and hedges, particularly those of visual, historic or
nature conservation value, from the impacts of development and to
halt the loss of trees in Huntingdonshire.

7.14

There are trees along the southern boundary of the existing car park
that add to the visual amenity of the area. A Tree Protection Plan and
Arboricultural Method statement will be required prior to the
commencement of development. This can be secured by condition to
ensure that the visual amenity of the area is not harmed.
Residential Amenity

7.15

Policy LP14 ensures that the physical environment created by new
development protects and promotes the health and wellbeing of
future residents and users, and surrounding uses.

7.16

The nearest residential property is 22 Bridge Street (grade II listed
building) that is currently unoccupied and is sited on the opposite side
of the road to the existing car park, approx. 50m from the north
boundary of the proposed re-located car park/existing car park
access. To the south, the nearest residential property No5 The
Avenue is approx. 98m from the southern boundary of the proposed
car park. To the west, there is the caravan site that is approx. 96m
from the southern boundary of the proposed car park.

7.17

The development is considered acceptable in terms of
overshadowing, overlooking, loss of privacy, loss of light and would
not have a significant impact upon residential amenity.

7.18

Any planning application, that may come forward for residential as
part of the allocated site, would have to take into account the car park
and provide sufficient separation distance as part of the scheme
layout. The area is relatively car dominated at present and therefore
noise unlikely to be a significantly detrimental issue.
Parking provision/Highway Safety

7.19

The principle of residential (approximately 90 homes) in the northern
part of the site has been established through the allocation HU14.
The Local Plan allocation also recognises the need to re-provide part
of the site as a public car park - hence this planning application.

7.20

Within the Design and Access Statement (D&A) it states that the
site's 'position between Godmanchester and Huntingdon means it is
well placed to serve both centres. However, it is not considered to
form part of the network of car parks that specifically serves
Huntingdon town centre, and as other car parks are available that are
closer to the centre its occupancy level is typically low'. The D&A
further explains in para 5.9 'a recent survey was undertaken…that
there were annual ticket sales of 11,770 amounting 46 sales per
space, per annum…the occupancy at Bridge Place car park is
typically less than 25% during weekdays and does not reach an
occupancy higher than 5% of all spaces during weekends. This is
markedly lower than the occupancy within the town centre car parks.
The evidence also shows that the existing car park is primarily used
for short stay purposes: just more than 30% of those visiting the car
park stay for less than 10 minutes'.

7.20

The Local Highway Authority has scrutinised the application and
advised that should the existing Bridge Street car park not close the
proposed application would still be ancillary to the main use of the site
and therefore it would be unlikely to create an unacceptable impact
on the public highway. More importantly, should Bridge Street car
park be closed then it would reduce the number of overall spaces
from 257 to 103 which includes two disabled spaces. A reduction of
154 spaces. The Local Highway Authority has advised that they have
no highways objections to a (likely) future scenario which includes the
loss of 154 car parking spaces in this location. Officers also agree
with the car park surveys, the assessment of demand (for car
parking) in this location, as argued in the submitted D&A. Ultimately,
it is considered that the likely future nett loss of car parking (154
spaces in total) in this location is acceptable for the reasons outlined
above.

7.21

Access to the car park will be via the same access point as current
exists off The Avenue. In light of the above, and given the scale and
siting of the proposal, it is considered that the proposal would not
have an adverse impact on highway safety.

Flood Risk
7.22

Policy LP5 ensures that the users and residents of development are
not put at unnecessary risk in relation to flooding.

7.23

The land that the application site forms part of is liable to flood, SFRA
Flood Zone 3a. The proposed development is a change of use and
the Environment Agency has advised that the proposal is classified
as 'water-compatible development' and therefore is not subject to the
Sequential or Exception Tests as detailed in the NPPF. Whilst a
Flood Risk Assessment was not provided, the Environment Agency
has reviewed the submitted information within the Design and Access
statement. The Environment Agency has advised that the measures
proposed in the Design and Access Statement are considered
appropriate and reasonable for the scale of development proposed
and can be secured by condition.
Conclusion

7.24

The proposed development is considered to be compliant with the
relevant national and local policy as it:
* is on land that forms part of an allocated site within the Local Plan to
2036
* is for a change of use that will re-provide part of the allocated site
as a car park.
* is of an appropriate scale and design (subject to conditions)
* would not have a harmful impact upon the designated heritage
asset;
* would not have a significantly detrimental impact upon the amenity
of neighbours;
* would not have a harmful impact upon highway safety.
* is a water-compatible development and would not adversely affect
flood risk in the locality, subject to conditions.

7.25

Taking national and local planning policies into account, and having
regard for all relevant material considerations, it is recommended that
planning permission be granted, subject to the imposition of
appropriate conditions.

8.

RECOMMENDATION
conditions to include the following
•
•
•
•
•
•
•
•
•

APPROVAL

subject

to

time limit
approved plans
soft and hard landscaping pre-commencement to ensure it is
included within the final scheme
lighting details
details of kedel fencing
details of pedestrian gates and vehicle barrier
archaeology condition
in accordance with mitigation measures proposed in the
submitted Design and Access Statement (prepared by TPS
Ltd and dated November 2018)
tree protection plan pre-commencement

•
•
•
•

Arboricultural method statement pre-commencement
deregister the application land as Common Land
cadent gas informative
electricity charging points and recycling facilities

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
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Huntingdonshire DC Public Access
From:
Sent:
To:
Cc:
Subject:

Town Clerk <townclerk@gmccouncil.com>
18 December 2018 11:50
DevelopmentControl
Owen, Dallas (Planning Serv.)
18/02381/FUL

Godmanchester Town Council met last week and made the following recommendation in respect of the
above application. If you need any further information, please do not hesitate to contact me.
18/02381/FUL

Change of use of vacant land to car park: Land south of Bridge Place car park Recommend approval, this will improve a derelict piece of land. We seek
reassurances that the existing electricity charging points will be relocated
and the recycling bins retained

Kind regards
Madelaine Crampton
TOWN CLERK
Godmanchester Town Council
01480 388870

Disclaimer
The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient
and others authorised to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution
or taking action in relation of the contents of this information is strictly prohibited and may be unlawful.
This email has been scanned for viruses and malware, and may have been automatically archived
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