
DEVELOPMENT MANAGEMENT 
COMMITTEE 18 NOVEMBER 2019 

Case No: 19/00552/OUT  (OUTLINE APPLICATION) 

Proposal: RESIDENTIAL DEVELOPMENT OF UP TO 100 
DWELLINGS INCLUDING ACCESS, OPEN SPACE, 
GREEN INFRASTRUCTURE, LANDSCAPING AND 
ASSOCIATED INFRASTRUCTURE INCLUDING 
SUSTAINABLE URBAN DRAINAGE FEATURES. ALL 
MATTERS RESERVED APART FROM ACCESS.  

Location: LAND WEST OF THE AVENUE  RAMSEY   

Applicant: LINDEN LIMITED AND "THE 1995 SETTLEMENT" 

Grid Ref: 527815   284998 

Date of Registration:   22.03.2019 

Parish: RAMSEY 

RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) in accordance with the Scheme of Delegation as 
the officer’s recommendation of approval is contrary to Ramsey 
Town Council’s recommendation of refusal.  

1. DESCRIPTION OF SITE AND APPLICATION 

1.1 The site comprises of 4.01 hectares of arable agricultural land, 

which lies to the west of the market town of Ramsey. There are 

intermittent hedgerows and tree vegetation along the site 

boundaries, with drainage ditches located adjacent the northern, 

eastern and southern boundaries. A few small ponds are located 

in the Site’s north-eastern corner. Immediately to the north of the 

Site lies the new build residential development of 90 dwellings, 

known as St Thomas Park (ref: 14/01852/OUT, 16/02379/REM 

and 18/00916/REM). The east of the Site is bounded by mature 

vegetation, beyond this, lies a Public Right of Way Footpath 



190/5, and the existing residential properties located off the cul-

de-sacs of Canberra Court. To the south of the Site lies a Public 

Right of Way Footpath 190/4, with the allowed ‘Biggin Lane’ 

appeal site (LPA ref 16/01530/OUT for up to 141 dwellings 

beyond. To the west of the site, lies further agricultural arable 

land and the open countryside. 

1.2 The site is considered to be within the built up area of Ramsey, 

the rationale for this statement will be explained further below. 

The site is within Flood Zone 1 as defined by the Council’s 2017 

Strategic Flood Risk Assessment and is not within a 

conservation area or within the setting of any listed buildings or 

scheduled monuments. 

1.3 The scheme proposes residential development for up to 100 

dwellings. This application is in outline form with 'access' the only 

matter to be considered in detail at this stage. The final layout, 

scale, appearance and landscaping are 'Reserved Matters' to be 

considered at a future date (should outline permission be 

granted). The scheme for up to 100 dwellings has had amended 

information submitted throughout the determination period, this 

will be discussed below. 

1.4 Although some were submitted/amended during the 

determination period, the planning application is supported by 

the following information, plans and reports: 

• Planning Application Form and Ownership Certificate;  
• Site Location Plan  
• Illustrative Master Plan  
• Topographical Survey 
• Design and Access Statement 
• Planning Statement  
• Transport Assessment  
• Flood Risk Assessment  
• Preliminary Ecological Appraisal  
• Landscape and Visual Appraisal 
• Tree Report 
• Utilities Statement  



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. 

  

For full details visit the government website National Guidance 

3. PLANNING POLICIES 

3.1 Huntingdonshire's Local Plan to 2036 – adopted May 2019 

• LP1: Amount of Development  
• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management 
• LP7: Spatial Planning Area 
• LP10 The Countryside 
• LP11: Design Context 
• LP12: Design Implementation 
• LP13: Placemaking 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision and vehicle movement 
• LP24: Affordable Housing Provision 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerow. 
• LP34 Heritage Assets and their Settings 
• LP37: Ground Contamination and Ground Water Pollution 

3.2 Supplementary Planning Documents (SPD) and Guidance: 

• Huntingdonshire Design Guide SPD (2017) 

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


• Huntingdonshire Townscape and Landscape Assessment 
SPD 2007 

• Developer Contributions SPD 2011 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• December 2017 Annual Monitoring Review regarding 

housing land supply.  

Local For full details visit the government website Local policies 

4. RELEVANTPLANNING HISTORY 

4.1 The application site has been subject to pre application advice. 

There is no further relevant planning history on the plot itself. 

5. CONSULTATIONS 

5.1 Ramsey Town Council – Recommends Refusal, full comments 

attached: 

* The site and indeed Field Road itself has a history of flooding. 

An additional 100 houses would cause highway safety issues as 

well as putting added pressure on the local infrastructure. 

* Following the submission of additional information, the Town 

Council's still has the opinion in unanimously refusing the 

development due to highway safety issues and increasing 

pressure on the local infrastructure. 

5.2 Cambridgeshire Constabulary: No objections, comments 

summarised below:  

* This is an area of low vulnerability to the risk of crime. 

* Design and Access statement mentions NPPF section 12 

Paragraph 127  

* Acceptable layout in terms of Crime Prevention and Community 

Safety providing high levels of natural surveillance from 

neighbour’s properties with most of the homes facing each other.   

* Pedestrian and vehicle routes are aligned together, well 

overlooked and pedestrian safety has been 

considered. Permeability on the whole has been limited to 

essential areas/routes only, which will provide high levels of 

https://www.huntingdonshire.gov.uk/


territoriality amongst residents. Vehicle parking is predominantly 

within curtilage to the front/sides of properties. The houses 

appear to have protected rear gardens which reduces risk and 

vulnerability to crime. Homes have been provided with the 

potential for some defensible space where possible to their front. 

* More information needed relating to building security, boundary 

treatments and a lighting plan when it is available. 

5.3 Cambridgeshire Fire and Rescue Service – No objections, 

comments summarised below: 

* Recommend adequate provision be made for fire hydrants 

through Section 106 or planning condition. 

5.4 Environment Agency – No objections 

5.5 Anglian Water – No objections - Recommend drainage condition. 

5.6 Cambridgeshire County Council Archaeology: No objections - 

Recommend archaeology condition 

5.7 CCC Local Highway Authority Development Management: No 

objection in principle, comments summarised below: 

* The existing access where it meets the public highway appears 

to be suitable for the scale of the proposed development. 

* At reserve matters stage the applicant should ensure that the 

turning head from phase 1 where it meets the proposal is 

removed and a dropped kerb crossover is installed to serve the 

private section to the south of the spine road.  

* The proposed layout at this stage doesn’t conform to an 

adoptable standard and therefore isn’t considered by the LHA at 

this time. 

* Recommended conditions 

5.8 CCC Local Highway Authority Transport Assessment team: No 

objection in principle, comments summarised below: 



* The Transport Assessment team initially considered the 

application did not include sufficient information to properly 

determine the highway impact of the proposed development. 

* Following the submission of additional information, there are no 

objections to the proposed development however conditions 

were recommended for the upgrade of footpath No 4 link 

between the site and Park Road, a condition for a revised travel 

plan for Phases 1 and 2, and for a new residents travel pack. 

5.9 Cambridgeshire County Council Definitive Mapping team – No 

objections, comments summarised below: 

* Recommended a conditions for a public rights of way scheme 

and also improvements to Public Footpath 5 through a Section 

106 agreement 

5.10 CCC Lead Local Flood Authority (LLFA) – No Objections, 

comments summarised - Recommend surface water drainage 

scheme condition 

5.11 HDC Environmental Health – No objections, comments 

summarised - Recommend conditions for construction 

environmental management plan and construction and delivery 

timings 

5.12 HDC Open spaces – No objections, comments summarised -  

From the green space perspective the proposed plan is 

acceptable. Green space on-site (and any off-site contribution) 

must be secured through S106. 

5.13 Natural England – No comments 

5.14 Wildlife Trust - No objection, initial comments summarised below: 

* The site is currently of limited ecological interest, and the 

proposals are unlikely to have significant negative impacts on 

protected species. The recommendations for avoidance of harm 

and mitigation for protected species impacts are appropriate.  



* No assessment has been made of whether the proposed 

development can deliver a measurable net gain in biodiversity.  

* Strategic approach to the availability of suitable accessible 

natural greenspace to meet the cumulative recreational needs of 

new residents, across Huntingdonshire.  

Following the submission of additional information, further 

comments are below: 

* Not considered the submitted calculator demonstrates that a 

net gain can be delivered, based on the proposed layout and 

habitats. For the proposed habitats, the guidance accompanying 

the calculator has not been followed and therefore unrealistic 

targets for condition and time to target condition have been used.  

* Gardens (lawns and planting) should be given a target 

condition of poor, as there is no long-term management control 

of these areas  

* Amenity grassland should also be given a target condition of 

poor, as per the guidance in the calculator  

* Broad-leaved plantation woodland will not achieve good 

condition within 25 years.  

* Semi-improved neutral grassland on former arable land will not 

achieve good condition in 10 years – this is possible on high 

potential sites, but not on arable land.  

* Likewise for marshy grassland, good condition in 10 years 

might be achievable for sites with existing grassland to be 

restored  

* The enhancement of existing broad-leaved semi-natural 

woodland to good condition within 15 years may also not be 

achievable 

* There would be a net loss of at least 2 biodiversity units. 

Suggest further revisions to the proposed layout and areas of 

habitat creation may be needed, or consideration given to off-site 

options if a net gain on-site is not achievable, and recommend a 

revised BIA calculator should be submitted. 

Following the submission of further offsite net gain information, 

the Wildlife Trust have no objections to the proposal but 



recommended a number of conditions for further bat surveys, the 

recommendations outlined within the ecology report and for 

biodiversity net gain. 

5.15 HDC Landscape officer – No objections, comments summarised 

below: 

* The site is not allocated defer to others on the principle of 

development. Support and agree U/D comments [18.4.19] and 

their suggested layout changes  

* The numbering below refers to paragraphs in the submitted 

LVA. 

* Section 5.0. Landscape Baseline is generally acceptable. 

* Section 6.0 LPA was not consulted on the choice of viewpoint 

locations, and query why there is no viewpoint  west of the site 

on  PROW 190/4.   

* 7.1 para 3. More work needed on biodiversity net gain  

* 7.1 para 5. There are important PROWs on this western edge 

of Ramsey, and they eventually all link in forming a public access 

route towards Ramsey Heights and beyond to the Great Fen. 

Enhancement of links between Ramsey and the Great Fen is 

supported in Local Plan to 2036 policy LP3.  

* The proposals will result in a substantial change in the 

character of the site itself, and consented schemes will alter the 

existing relationship between openness and relative tranquillity 

on the one hand, and built urban edge.The settlement edge will 

effectively be moved westwards.  

* 9.1. Most landscape features are retained, but the important 

landscape characteristic of openness and tranquillity will be lost 

on the site, but welcome the green buffer on the western edge of 

the site, and the semi natural green spaces extending around the 

play area and along the eastern edge of the site incorporating 

the SUDS features.  

* Welcome more detailed drainage information 



* On the northern edge the same applicant is developing the 

adjacent site, and it must be ensured that public realm landscape 

is indivisible  

* These perimeter public realm spaces which straddle more than 

one site should be designed as green fingers extending from the 

countryside to the west to the existing settlement edge of 

Ramsey where the PROW runs along the rear garden 

boundaries of West Avenue and The Avenue.  

* Note from the Illustrative Masterplan that the proposed green 

buffer on the western edge of the site is shown as much more 

open and less densely planted in its central section than in its 

northern and southern corners. Prefer to see denser planting in 

the remainder of that edge.  

* Although the LVA underestimates adverse effects it still 

provides an acceptable assessment. The associated mitigation 

proposals and Illustrative Masterplan provide a framework that 

can be built on if the recommendations outlined above, coupled 

with those from the Urban Design colleagues and the Wildlife 

Trust.    

Following the submission of further information, further 

comments are summarised below: 

* Defer to the Wildlife Trust on this issue, and note that they 

consider that a Biodiversity Net Gain will not result from the 

proposals in their present form.  

* Agree with U/D comments that the revised Masterplan 

embodies positive changes and should be supported. Further 

comments summarised within the report below 

5.16 HDC Urban design officer – No objections, comments 

summarised below and within the report: 

* Assume the principle of development is acceptable in policy 

terms and that landscape and visual impact is acceptable – 

* The proposed vehicle access acceptable in design terms.  

* It is unclear if the proposed access could permit the 

removal/reduction of the section of turning head immediately to 



the south of Plot 57 within the St Thomas Park development 

(18/00916/REM) which allow for additional tree planting  

* Support 2 footpath connections to the adjacent site to the north, 

2 further footpath connections to link the development with the 

Biggin Lane site and PRoW 190/4 to the south and 1 footpath 

connection to Canberra Court and PRoW 190/5 to the east. 

* The site is separated from the adjacent development and 

PRoW routes by existing field drains which boarder the southern, 

northern and eastern boundaries – foot bridges or sections of 

culvert would be required to ensure connections to these PRoWs 

routes are achievable.   

* A condition is needed to ensure these connections and 

necessary bridges/culverts are provided as part of a future REM 

submission.  

* Illustrative Masterplan - The adjacent Biggin Lane scheme 

required a minimum 10m landscape buffer along the western 

edge (secured under Condition 6 of 16/01530/OUT). Support the 

submitted scheme proposing an approximately 20m landscape 

buffer along this edge, including tree planting/recreational 

footpath  

* Main spine loop road and further shared surface loop roads 

with outward facing development is supported  

* The arrangement of POS and play space/LAP within the centre 

of the site is supported. The quantum of POS should be 

confirmed. 

* The arrangement of Plots 19-25 adjacent to the western site 

boundary will result in exposing a 41m section of rear garden 

boundary (to the rear of Plots 19, 22-25) to the shared surface 

loop road – with a loss of privacy and security of these gardens 

and poor relationship and surveillance of parking spaces. The 

shared surface loop road around the northeast perimeter block 

(Plots 1-18) should be amended and the loop road extended to 

incorporate Plots 19-25 and 92-100 

* The western edge should comprise lower density detached and 

semi-detached house types with wide breaks between units  



* The masterplan proposes a large flat block in the northeast 

corner of the site (Plots 92-100) which is likely to appear visually 

prominent from the countryside and PRoW network. This large 

footprint block should be located within the centre of the site, 

within the higher density core and spine road character areas to 

form a key building and terminate views at the eastern end of the 

central POS.  

* Design and Access Statement Higher density core – support. 

Development should be limited to 2 storeys.  

* Spine road – support max 2.5 storey development fronting 

spine road which form a continuation of the St Thomas Park 

development. The spine road should include grass verges and 

tree planting to further soften this route.  

* Access and circulation – support but seek amendments to 

shared surface loop road surrounding the north western 

perimeter block. 

* Open space strategy – support the location of amenity green 

space within the centre of the site.  

* Drainage and attenuation – unclear if sufficient space is 

provided for attenuation features.  

Following the submission of amended information further 

comments are summarised below: 

* Amendments – revised Illustrative Masterplan (dwg UDS43654-

A1-0200 Rev H) are supported, comments summarised in report 

below. 

* Suggested conditions about the future reserved matters 

application being in accordance with the agreed design principles 

and a condition to provide pedestrian and cyclist points to 

adjacent sites and public right of ways. 

6. REPRESENTATIONS 

6.1 2 objections have been received to the application from 1 

Wheatfield Drive, Ramsey and 19 Canberra Court, West Avenue, 

Ramsey summarised below. The application was advertised by 



press notice on 25th April 2019 and by site notice which was 

erected on 26th April 2019. 

* Field Road and Blenheim Road have already been badly 
damaged by the heavy lorries from the present 
associated/adjacent build, becoming a hazard especially to 
cyclists and motorcycles. There has been a significant amount of 
disruption caused by the level of traffic which will only increase 
with more house's and construction vehicles. Noise will be 
created by a further construction site  
* There is also the impact on the present wildlife to be taken into 
consideration 
* There is insufficient infrastructure in Ramsey to support this 
phase and the other phases proposed, lack of school places 
(primary), medical and dental facilities at capacity and road 
infrastructure is inadequate for the traffic associated with these 
properties. 
* Additionally, there still remains significant brown field sites at 
the former RAF Upwood technical site and Ramsey rail station 
and as such any future development in the area should be 
centred there, preserving green sites for farming and recreation. 

7. ASSESSMENT  

7.1 As set out in the Planning and Compulsory Purchase Act 2004 

(Section 38(6)) and the Town and Country Planning Act 1990 

(Section 70(2)) in 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. This position is repeated in the 

NPPF. 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” – In 

terms of what constitutes HDC’s development plan in the context 

of this scheme, see Planning Policy section above). 

7.2 The report addresses the principal, important and controversial 

issues which are in this case: 

• Principle of development  
• Impact on the character of the area 
• Residential Amenity 
• Access and Transport 
• Ecology 



• Drainage 
• Archaeology 

Principle of development  
7.3 Ramsey is designated a Spatial Planning Area under policy LP7 

of the Huntingdonshire Local Plan to 2036. Policy LP7 states a 

proposal for development on a site which is additional to those 

allocated in this plan will be supported where it fulfils the 

following requirements and is in accordance with other policies. 

A proposal for housing development (class 'C3') will be 

supported where it is appropriately located within a built-up area 

of an identified Spatial Planning Area settlement. 

7.4 The Local Plan defines a built-up area as a distinct group of 

buildings that includes 30 or more homes. Land which relates 

more to the group of buildings rather than to the surrounding 

countryside is also considered to form part of the built-up area. 

The Local Plan states there are development opportunities which 

would provide infill and rounding off opportunities on land which 

is physically, functionally and visually related to existing buildings 

which relate more to the surrounding buildings than nearby 

countryside can also form part of the built up area.  

7.5 Pockets of undeveloped land exist in some locations which relate 

to nearby buildings, often well contained by existing hedgerows 

or tree belts, the character of such land is influenced by the 

buildings such that it is not perceived to be part of the 

surrounding countryside but relates primarily to the built form of 

the settlement. Small parcels of land such as this can offer 

opportunities for organic growth of settlements. 

7.6 Importantly, the Local Plan also includes existing commitments 

for residential sites which are physically/functionally related to 

the settlement within the built up area. Where development for 

residential use has commenced or has outstanding planning 

permission the principle of development has been approved. To 



the East of the application site is the built up area of Ramsey. To 

the North of the application site is Field Road, Ramsey, which is 

allocation RA4 within the Huntingdonshire Local Plan – 2036 and 

is at an advanced stage of construction. To the South of the site 

is a Biggin Lane residential development site (16/01530/OUT) 

which was allowed on appeal. Therefore taking into account the 

existing built up area and committed development, this covers 

three sides of the application site. 

7.7 It is accepted that the application site would be located on an 

agricultural field and the Local Plan built up area guidance does 

state application sites which are agricultural land are more likely 

to be located within the countryside. It is also noted that a major 

development for up to 100 residential dwellings is not the 

traditional minor development. However, given that existing 

development would be located on three sides of the application 

site and taking into account the Local Plan built up area guidance 

above, the application site is considered to be located more 

within the built up area of Ramsey than the countryside. 

7.8 The principle of the proposal is therefore supported and would be 

in accordance with Policies LP2 and LP7 of the Huntingdonshire 

Local Plan, subject to material planning considerations below. 

Access and Transport 
7.9 Section 9 of the NPPF discusses the importance of promoting 

sustainable transport. Paragraph 111 of the NPPF states that 

developments which will generate significant amounts of 

movement should be supported by a transport assessment so 

the likely impacts of the proposal can be assessed. 

7.10 The main issue is whether there would be any severe adverse 

effects on highway safety and traffic flow arising from the 

proposed development of 100 dwellings. This issue was raised 

within the representations. In determining whether the 

development would have severe residual cumulative impacts, the 



applicant has submitted a Transport Assessment which includes 

a Travel Plan. Cambridgeshire County Council (CCC) has been 

consulted. Both the Development Management Team and the 

Transport Assessment Team at Cambridgeshire County Council 

Local Highway Authority have no objections to the proposal.  

7.11 Access to the site is proposed to be from the Field 

Road/Blenheim Road junction via the Phase 1 site. Field Road 

provides access to the B1040 St Mary’s Road towards 

Peterborough and Great Whyte towards Ramsey Town Centre. 

Blenheim Road provides access to the B1040 Bury Road which 

heads south towards the A141 at Warboys providing access to 

Huntingdon and Cambridge. The Local Highway Authority has 

confirmed the existing access where it meets the public highway 

is suitable for the scale of the proposed development. The size, 

geometry and vehicle to vehicle and forward visibility for the 

proposed junction are all in accordance with criteria for the speed 

of the road and size of the development.  

7.12 Comments were made that the turning head from phase 1 where 

it meets the proposal should be removed and a dropped kerb 

crossover is installed to serve the private section to the south of 

the spine road. However precise details of layout will be looked 

at during the Reserved Matters application stage. It is also 

anticipated that the site can accommodate the quantum of 

development sought with sufficient parking provision.  

7.13 The Institute of Highways and Transportation (IHT) provide 

guidance on desirable walk distances in their publication 

'Providing for Journeys on Foot' which recommends suggested 

acceptable walking distances of between 500m (6 minutes, 

"Desirable") and 2km (25 minutes, "Preferred Maximum") for 

commuting and journeys to school. For non-commuter journeys 

the guidance suggests that a walk distance of up to 1,200 metres 

can be 'considered', with the 'acceptable' and 'desirable' 



distances being 800 and 400 metres respectively. Similarly, 

acceptable cycling distances vary between individuals and 

circumstances but trips up to 5km (3.1miles) are accepted as 

having the potential to substitute car trips. However, these are 

not framed as absolute requirements: the SPD states that 

'ideally' new homes will be built to be within those distances and 

the IFT guidance acknowledges that acceptable walking and 

cycling distances will vary between individuals. 

7.14 The Spatial Planning of Area of Ramsey and Bury combined 

have a good range of facilities between them including a Tesco 

Superstore, two primary schools, a village hall, library, two 

convenience stores, shops within Ramsey Town Centre, a post 

office, doctor’s surgery, pharmacy, takeaways, public houses 

which serve food and playing fields, sports facilities and 

churches. Concerns were raised within the representations about 

the impacts on the existing infrastructure from the proposed 

development. 

7.15 The submitted/amended transport statement sets out that many 

of the facilities within the town of Ramsey are within cycling 

distance of the proposed development. The Transport 

Assessment also goes on to state that the nearest bus stops to 

the site are situated approximately 1.1km away on the B1040 

Bury Road. The nearest bus stops serve the Dews Coaches 21 

bus service, Stagecoach 30, 31 and Bus Route A service and 

both have a Real Time Passenger Information system (RTPI) 

provision. The service frequency at this stop is twice a day for 

Route 21 and Bus Route A, and approx. two hourly basis for 

Routes 30 and 31. Given the proximity of the site to the services 

of Ramsey it is considered the site is in a fairly socially 

sustainable location. It is considered that a future occupant of the 

proposed development would struggle to use the existing public 

transport services for day to day work commuting as some of the 

services are sporadic. However whilst they may not be suitable 



for everyday work, they do provide a credible sustainable 

transport alternative to private car use in order to access larger 

settlements such as Huntingdon and Peterborough. 

7.16 The Travel Plan/transport assessment which was based on the 

phase 1 development to the North of the application site sets out 

objectives and targets for the implementation of measures which 

will reduce reliance upon the use of private vehicles and 

encourage safe and viable alternatives for accessing the site for 

residents. The Travel Plan includes a range of measures to 

encourage sustainable travel to and from the site. The County 

Council have no objections concerning the developer proposals 

for the Phase 2 application to utilise the approved Phase 1 

Travel Plan. The Phase 1 Travel Plan however, should be 

revised to consider Phase 2 and provide the latest baseline data 

and travel information. The Travel Plan and accompanying 

Travel Pack would therefore need to be secured by condition 

should approval be given. 

7.17 Following the submission of further information throughout the 

application process in addition to the submitted transport 

statement and travel plan, the Cambridgeshire County Council 

Transport Assessment team consider it is a robust assessment 

and demonstrates the local highway network can accommodate 

the development. It should be noted the recently approved 

application ref 18/01692/FUL and the allocated sites within the 

Huntingdonshire Local plan spatial planning area of Ramsey and 

Bury have been considered as part of the Transport Statement.  

7.18 The amended transport assessment has assessed the traffic 

count surveys and trip generation. The proposed development is 

anticipated to generate 52 vehicular movements in the AM peak 

and 42 vehicular movements in the PM peak. Vehicle trip 

generation data for the Phase 1 development has also been 

obtained for use within this assessment. The combined Phase 1 



and Phase 2 development is anticipated to generate 98 vehicular 

movements in the AM peak and 80 vehicular movements in the 

PM peak. The Local Highway Authority Transport Assessment 

team consider the future development impacts are considered 

acceptable as the development would not have a severe impact 

on the highway network. 

7.19 With regards to on street parking generated from the 

development both Field Road and Blenheim Road are free of 

parking restrictions. It is noted widespread on street parking 

occurs primarily on the eastern side of both Field Road and 

Blenheim Road, constraining movement to a single running lane 

requiring vehicles to give-way and wait for oncoming traffic. 

Cambridgeshire County Council is satisfied with the rationale 

provided outlining that development traffic will not add to existing 

on-street parking on Field Road and Blenheim Road. This is 

because it is considered the proposed site would be able to 

accommodate all parked vehicles generated from the new 

development within its boundaries and would be policy compliant 

in this regard. It is noted that traffic generated by the 

development itself will not be ‘rat-running’, and additional 

background ‘rat-running’ traffic has been considered within the 

traffic flows used within this assessment. To ensure that future 

background parking on Field Road and Blenheim Road will not 

restrict access to the development site in the future, parking 

accumulation on both Field Road and Blenheim Road should be 

monitored and managed accordingly as part of the Travel Plan. 

7.20 With regards to public footpaths and public rights of way, 

Cambridgeshire County Council’s definitive mapping team have 

also commented on the proposal. Public Footpath No. 5 Ramsey 

abuts the site to the west and Public Footpath No. 4 to the 

south. Public Footpath No. 4 is 2 metres wide and there is no 

recorded width for Public Footpath No. 5. The Definitive Map 

Team has no objection to this proposal and is satisfied that the 



Masterplan ties into the Public Rights of Way Network to the east 

and south of the site. However there needs to be more detail 

about how the connections to the public footpaths are to be 

achieved, with special reference to Public Footpath No. 5 to the 

east of the site which would need to cross a water course. 

Therefore a condition is considered reasonable and necessary to 

request further details on how the public right of way would 

connect to the site.  

7.21 Furthermore the County Council has also sought the 

improvement of the surface of Public Footpath 5 to the east of 

the site which is likely to get wet and churned up in the winter 

with the increased use from the development site.  This will 

either be through a S.106 contribution or allowing the developer 

to carry out work to improve the path under a S.278 

agreement.  This would help tie in with the section 5 of the 

Design and Access statement which identifies opportunities to 

enhance existing pedestrian links between the proposed site and 

adjacent pedestrian routes, including PRoWs. The County 

Council Definitive Maps team also requested a number of 

informatives which will be added to the decision notice. 

7.22 The CCC transport assessment team also commented on the 

existing public right of ways. Footpath no.4 connects to Park 

Road thus providing a pedestrian route to the town centre that is 

primarily off-road. It is noted a footway link to footpath no.5 was 

secured as part of the Phase 1 site proposals. The development 

is anticipated to maintain the continuity of footpath no.5 along the 

southeast edge of the Phase 2 site to its junction with footpath 

no.4. As footpaths no.4 and no.5 are observed to be in the form 

of dirt tracks, it is anticipated that both footpaths, in particular 

footpath no.5 which runs to the east of the site, would get limited 

use in the winter months due to the muddy surface. Whilst it is 

agreed that the footway network constructed within the site will 

provide a continuous link to the existing urban footway in 



northern Ramsey via the Phase 1 site, the surface of footpath 

no.4 should be upgraded between the site and Park Road so that 

residents can conveniently bypass the Phase 1 site via Park 

Road to travel to amenities situated in southern and eastern 

Ramsey all year round. A detailed drawing of the proposed 

footway improvements should be submitted and agreed with the 

Highway Authority. This condition is considered reasonable and 

necessary in order to enable the ease of access/egress to the 

site for pedestrians and cyclists. 

7.23 The County Council consider the impact of the proposed 

development traffic on the local highway network would not be 

severe. The Local Highway Authority has recommended 

conditions with regards to:  

- Full details of the layout of the site including roads, footways,    
cycle ways, buildings, parking provision and surface water 
drainage, the siting of buildings and means of access thereto, 
visibility splays and turning areas 
- Scheme to upgrade the Footpath No 4 link between the site 
and Park Road 
- Public Footpath No 5 
- Revised Framework Travel Plan incorporating Phases 1 and 2 
- New Residential welcome travel packs 

7.24 The above conditions are considered reasonable and necessary 

with regards to highway safety. Taking all the above into 

account, subject to conditions it is considered that the proposed 

means of accessing and circulating within this site is acceptable 

and that the proposal complies with the NPPF and policies LP16 

and LP17 of the Huntingdonshire Local Plan to 2036. 

Impact on the character of the area  
7.25 Whilst the application is in outline form, to allow full evaluation 

and consideration of the development and to determine whether 

the proposed amount of development can be satisfactorily 

accommodated on the site, an indicative masterplan layout and 

landscaping strategy has been provided to demonstrate the 

potential location of residential development, routes and open 

spaces.  



7.26 The site comprises of a roughly square parcel of land circa 4ha 

of agricultural land, which is currently in arable use. An existing 

pond is located in the northeast corner of the site. There are 

intermittent hedgerows and tree vegetation along the boundaries, 

with drainage ditches located immediately adjacent to the 

northern, eastern and southern boundaries. 

7.27 A number of comments were made by the Council’s Urban 

Design and Landscape officers about the initial masterplan. 

These comments are summarised within the representation 

section above and on the Council’s website. However following 

these comments a number of amendments were made to the 

indicative layout. Further comments were made by the Council’s 

Urban Design officer. 

7.28 The revised illustrative masterplan (drawing number UDS43654-

A1-0200 Rev H) amends the arrangement of units adjacent to 

the western green corridor and proposes a shared surface loop 

road around this corner of the site. The flat block has been 

relocated further within the site and now addresses the central 

Public Open Space (POS) and Play area, reducing the length of 

exposed rear garden boundaries to the spine road. Terrace 

houses are now proposed to the rear of the flat block within a 

mews street, lower density semi-detached and detached house 

types are proposed fronting the western site boundary and 

enlarged landscape buffer. These amendments are supported 

and address Urban Design officer’s previous comments.  

7.29 Amendments would be required as part of a future REM 

application to change the arrangement of units and 

driveways/parking to ensure corner turning units with side 

Ground Floor and First Floor windows from habitable rooms 

overlook both street frontages. Notwithstanding this, the 

submitted masterplan is illustrative and these changes can be 

addressed as part of the future reserved matters application. It is 



vital that the proposed footpath connections shown on the 

submitted Illustrative Masterplan are provided. This has been 

discussed above. As such a condition is needed to ensure these 

connections and necessary bridges/culverts across the field 

drains are provided as part of a future REM submission.  

7.30 The Councils Landscape officer agrees with U/D comments that 

the revised Masterplan embodies positive changes and should 

be supported as well as with regard to adding conditions to any 

future consent dealing with Design Principles and Pedestrian / 

Cycle links respectively.  

7.31 The perimeter public realm spaces which straddle more than one 

site should be designed as green fingers extending from the 

countryside to the west to the existing settlement edge of 

Ramsey where the PROW runs along the rear garden 

boundaries of West Avenue and The Avenue. It is noted from the 

Illustrative Masterplan that the proposed green buffer on the 

western edge of the site is shown as much more open and less 

densely planted in its central section than in its northern and 

southern corners. Whilst the landscape officer can see the 

rationale for this at the point corresponding to the green finger 

incorporating the play area, it would be preferable to see denser 

planting in the remainder of that edge. However this detailed 

landscaping issue could be dealt with as part of a reserved 

matters application.   

7.32 With regards to conditions, it would be considered reasonable 

and necessary to include materials and levels and to ensure the 

application is properly assimilated into its environment. Subject 

to these it is considered the proposal would not adversely impact 

upon the character of the area and the proposal would be in 

accordance with Policies LP11 and LP12 of the Huntingdonshire 

Local plan to 2036.  



Housing mix: 
7.33 The Cambridge sub-region Strategic Housing Market 

Assessment (SHMA) 2013 provides guidance on the mix of 

housing required for Huntingdonshire up to 2031. This gives 

broad ranges reflecting the variety of properties within each 

bedroom category. This indicates a requirement for the following 

mix: up to 4% 1 bedroom  homes, 16-42% 2 bedroom homes, 

26-60% 3 bedroom homes and up to 30% 4 or more bedroom 

homes. The indicative mix set out within the Design and Access 

Statement suggests: 44% 2 bedroom (zero 1 bed proposed), 

38% 3 bedrooms and 18% 4 bedroom. The final mix of housing 

on this site as detailed in policy LP25 of Huntingdonshire’s Local 

Plan to 2036 would be determined at reserved matters stage 

however it is considered that this indicative mix broadly accords 

with the SHMA guidance on the mix of housing expected on 

qualifying sites. 40% affordable housing provision is proposed 

however the sizes and mix of properties are not a detail that is to 

be approved at this stage. The development should reflect the 

needs of a variety of households and the planning obligation will 

secure the tenure to be 70% rented housing and 30% shared 

ownership in accordance with Huntingdonshire’s Local Plan to 

2036 policy LP24. 

7.34 The requirements within policy LP25 of Huntingdonshire’s Local 

Plan to 2036 relating to accessible and adaptable homes are 

applicable to all new dwellings. This states that all dwellings 

should meet Building Regulation requirement M4(2) ‘accessible 

and adaptable dwellings’. These include design features that 

enable mainstream housing to be flexible enough to meet the 

current and future needs of most households, including in 

particular older people and those with some disabilities, and also 

families with young children. Policy LP 25 seeks a further uplift 

above the M4(2) ‘accessible and adaptable’ standard for a 

proportion of new dwellings unless site specific factors 

demonstrate achieving this is impractical or unviable. 



7.35 LP25 goes onto state that within a large scale development 

proposal (such as the current application) the construction 

standards of a proportion of new market dwellings should be 

further enhanced to meet Building Regulation requirement M4(3) 

‘wheelchair adaptable dwellings’ (or replacement standards); and  

for  affordable housing an appropriate proportion meeting 

Building Regulation requirement M4(3) ‘wheelchair adaptable 

dwellings’ (or replacement standards) should be negotiated with 

the Council's Housing Strategy team. As this application is in 

outline, with only access details submitted for approval, a 

condition is therefore recommended to ensure that the 

submission of reserved matters applications comply with this 

policy. The applicant has agreed to this approach. 

Open Space 
7.36 The Operations and green space officer has commented on the 

proposal. Based on 100 dwellings of unknown sized properties, 

this development requires in the region of 4700m2 of POS 

including 1800m2 of continuous green space where children can 

stretch their legs and play. The operations officer commented the 

Green Space Needs Analysis from 2016 shows a overprovision 

of allotments so they will not be required in this development. 

There is currently a good amount of green space in Ramsey so 

the developer should provide green space in accordance with the 

SPD. Whilst the layout is currently indicative the provision for a 

LAP in a central location is ideal. Ownership of any boundaries 

on the Development must be decided as early as possible. 

However as the proposed layout are indicative, exact uses of 

open space, layout would all be determined at reserve matters 

stage and through a S106 agreement. In accordance with the 

Developers Contributions SPD (2011) and as this scheme is not 

a large scale major residential development of 200 units or 

above, it is not necessary for an on-site equipped play area to be 

provided (but the necessary quantum of space should be 

secured). 



7.37 The open space proposed as part of the development is 

considered to be compliant with the NPPF and policies LP3 and 

LP32 of the Huntingdonshire Local Plan to 2036.  

Residential Amenity 
7.38 Policies within the Development Plan and the NPPF seek to 

ensure developments do not have an unacceptable impact upon 

residential amenity for both existing and future occupiers/uses.   

7.39 The application has been submitted in outline form, with all 

matters reserved apart from access, therefore any proposed 

layouts are indicative only. Officers need to be satisfied at this 

stage that the site is capable of accommodating the amount of 

development proposed without having a significantly detrimental 

impact on neighbour’s amenity. As discussed above, it is 

considered the site is able to accommodate the amended 

scheme up to 100 residential units. In terms of built development, 

the reserved matters application(s) will fully assess the impacts 

of matters such as overlooking, overshadowing and loss of 

privacy. It is however accepted that the quantum of development 

sought could be accommodated by the application site without 

significant harm to residential amenity, by virtue of the separation 

distances to neighbouring properties, boundary planting and 

scale of the proposed dwellings. 

7.40 Whilst the Environmental Health officers have no objections, due 

to the size of the proposed development and the proximity of 

current residents to the site, it is considered reasonable and 

necessary to impose a condition to restrict working hours during 

the construction and demolition/clearance phases in line with 

HDC guidance to the predominantly business hours and 

Saturday mornings. It is also considered reasonable that prior to 

any work commencing on site, a Construction Environmental 

Management Plan (CEMP) shall be submitted and agreed in 

writing with the Local Planning Authority (LPA) regarding 



mitigation measures for the control of pollution (including, but not 

limited to noise, dust and lighting etc.) during the construction 

and demolition/clearance phases. These conditions are 

considered reasonable and necessary and meet the statutory 

tests. 

7.41 The proposal is therefore considered to accord with the NPPF, 

and policy LP14 of the Huntingdonshire Local Plan to 2036. 

Ecology 
7.42 Paragraph 170 of the NPPF states planning policies and 

decisions should contribute to and enhance the natural and local 

environment. This includes by minimising impacts on and 

providing net gains for biodiversity, including by establishing 

coherent ecological networks that are more resilient to current 

and future pressures.  

7.43 Natural England has made no comments on the application, 

however the Wildlife Trust has commented on ecology. Concerns 

were also raised in neighbour representations. The Wildlife Trust 

is satisfied with the conclusions that the site is currently of limited 

ecological interest, and the proposals are unlikely to have 

significant negative impacts on protected species. The 

recommendations for avoidance of harm and mitigation for 

protected species impacts are appropriate.  

7.44 However, initially no assessment was made of whether the 

proposed development can, in line with local and national 

planning policy, deliver a measurable net gain in biodiversity. 

Whether a net gain is achievable on site will depend on the 

detailed habitat creation and enhancement proposals and 

whether suitable management to sustain such habitats is viable 

in the future. An overview of habitat losses and gains (using a 

recognised biodiversity accounting tool such as the Warwickshire 

Biodiversity Impact Assessment calculator) should be provided to 



demonstrate whether and how this development can achieve a 

measurable net gain in biodiversity.  

7.45 Following the above comments, the applicant submitted 

amended information with regards to biodiversity net gain. 

However the Wildlife Trust considered that that a net gain cannot 

be delivered, based on the proposed layout and habitats. For the 

proposed habitats, the guidance accompanying the calculator 

was not followed (see the habitat details sheet of the 

Warwickshire Biodiversity Impact Assessment Calculator v19 for 

specific guidance), and therefore unrealistic targets for condition 

and time to target condition have been used. The reasons for 

which are as follows: 

* Gardens (lawns and planting) should be given a target 
condition of poor, as there is no long-term management control 
of these areas and therefore it cannot be assumed that any 
condition greater than poor can be achieved in the long term. 
However, the time to target condition can be reduced to 3 years.  
* Amenity grassland should also be given a target condition of 
poor, as per the guidance in the calculator, but again the time to 
target condition could be reduced to 3 years. For some areas of 
amenity grassland, where it is possible to include seeding with a 
flowering lawn mixture, and a slightly less frequent mowing 
regime, moderate condition could be considered.  
* Broad-leaved plantation woodland will not achieve good 
condition within 25 years. As per the guidance it is likely to take 
more than 100 years before planted woodlands approach good 
condition. Moderate condition in 32+ years is a more realistic 
target. 
* Semi-improved neutral grassland on former arable land will not 
achieve good condition in 10 years – this is possible on high 
potential sites, but on arable land where there is no existing 
habitat to restore or act as a source of seed, or colonisation from 
other associated species, and nutrient levels are likely to be high, 
moderate condition is a more realistic target.  
* Likewise for marshy grassland, good condition in 10 years 
might be achievable for sites with existing grassland to be 
restored, but for newly created habitat on former arable land, 
moderate condition is more realistic.  
* The enhancement of existing broad-leaved semi-natural 
woodland to good condition within 15 years may also not be 
achievable, although timescales for restoration of this habitat 
depend on the specific conditions and reasons for failing to 
achieve good condition currently. It would be helpful to have 
further information regarding the proposals for management of 
this habitat.   



7.46 Given the applicant had agreed an acceptable indicative layout in 

principal, consideration has been given to off-site options as a 

net gain on-site is not achievable.  

7.47 During the determination period of the application a new 

Environmental Bill was published by the Government. Much of 

the focus of this bill is on environmental targets and the new 

Office of Environmental Protection. This builds upon paragraphs 

170 & 174 of the 2019 NPPF and the Environment Bill specifies 

that Biodiversity Net Gain will be confirmed by the local authority, 

to a methodology which the Secretary of State can amend, and 

which specifically includes the 10% target (with a provision that 

the target can be amended).  In short it sets out that offsite gain 

can be agreed with a biodiversity gain plan.  

7.48 Further information on an area offsite biodiversity net gain has 

been submitted to the Council. The plan at the bottom of this 

report shows a large area of land to the North East of Ramsey 

within the applicant’s ownership which would be used for 

biodiversity enhancements. The Wildlife Trust has confirmed, 

after reviewing the biodiversity net gain document accompanying 

the plan, the following:  

7.49 The submitted report contains a few small errors, (which are not 

considered to have a significant effect on the overall figures) e.g. 

on-site created plantation woodland seems to have been put in 

under the wrong category (semi-natural rather than plantation 

woodland), off-site connectivity for enhanced ditches should be 

low, and the figure for enhanced off-site grassland is wrong in 

table 2.6 (should be 0.675ha as per the table above, not 0.723, 

otherwise the total areas don’t match). However the Wildlife 

Trust are satisfied that in principle the revised calculations (using 

the Defra Metric 2.0 rather than the previously used 

Warwickshire BIA) confirm that the proposals would result in a 

net loss on site, but with off-site habitat creation and 



enhancements as outlined, can deliver a net gain of at least 

10%. Therefore whilst details could change in the future, it has 

been demonstrated a biodiversity net gain is possible. The 

Wildlife Trust also recommended a Landscape and Ecology 

Management Plan which should provide details of habitat 

creation and management measures to achieve and maintain the 

target habitat conditions. The Local Planning Authority consider 

that the offsite biodiversity area should be secured as part of a 

section 106 in conjunction to the above recommended condition 

to ensure a biodiversity net gain is delivered as part of the 

development. 

7.50 Subject to reasonable and necessary conditions and a section 

106 legal agreement to secure the offsite biodiversity area, the 

proposal would therefore be in accordance to Paragraph 170 of 

the NPPF and policy LP30 of the Huntingdonshire Local Plan to 

2036. 

Drainage 
7.51 The application site is within flood zone 1 at a low risk of flooding 

based on the Council’s 2017 Strategic Flood Risk Assessment. 

The Cambridgeshire County Council Lead Local Flood Authority 

has no objection subject to a condition for a detailed surface 

water drainage scheme which is considered reasonable and 

necessary. 

7.52 Anglian Water (AW) has commented on the application raising 

no objections to the scheme. They have advised that there are 

AW assets within the development area and requested an 

informative should permission be granted. They also noted that 

any future layout should consider those assets, but this will be 

dealt with at Reserved Matters should the outline be approved. 

AW also advises that there is capacity at their Ramsey Water 

Recycling Centre for foul drainage and capacity within the foul 

sewerage network. Given AW’s comments, it is considered that 



there is a need for additional information which can be requested 

a foul water drainage condition. This condition considered 

reasonable and necessary and meet the statutory tests. It should 

be noted the Environment Agency have no objection to the 

proposal. 

7.53 It is therefore considered the proposal would not have an 

adverse impact on flood risk or drainage and the proposal would 

be in accordance with LP5 of the Huntingdonshire Local plan to 

2036. 

Archaeology 
7.54 Cambridgeshire County Council Archaeology has commented on 

the application. The County Council’s records indicate that the 

site lies in an area of high archaeological potential, located to the 

west of the historic core of Ramsey, although a 16th century 

moated site Biggin House is located within 250m to the south 

(Historic Environment Record reference 01033).  It is suggested 

that this house was founded on the site of a medieval hospital 

and elements of this, and any associated cemetery, may be 

located in the vicinity.   

7.55 The site is situated in a prominent fen edge location; the 

topography suggesting that the location would have been well 

suited for prehistoric activity with access to fen resources. This is 

supported by the evidence from archaeological trial trench 

evaluations on both the northern and southern boundaries of the 

application area. With evidence of Iron Age pitting and ridge and 

remnant furrows from the medieval ridge and furrow cultivation 

system (ECB4136) revealed during investigations to the north 

and evidence of Middle Iron Age and Roman field boundaries 

(ECB5220) identified during investigations to the south. In 

addition, on the eastern edge of the application area utility works 

identified a post hole, linear feature and buried soil of unknown 

date (MCB19364).  



7.56 Cambridgeshire County Archaeology does not object to the 

proposal however have recommended a scheme of 

archaeological investigation which can be dealt with via 

condition. This is considered reasonable and necessary. It 

should be noted that the application site is a significant distance 

from a listed building and Ramsey conservation area. Subject to 

this the proposal is considered to be in accordance with Policy 

LP34 of the Huntingdonshire Local Plan to 2036. 

OTHER MATTERS: 

Infrastructure and Education - 
7.57 Section 14 of the Education Act 1996 places local authorities 

(LAs) under a general duty to provide a school place for every 

child living in the area who is of school age and whose parents 

want their child educated in the state funded sector. The 

Education and Inspections Act 2006 placed additional duties on 

Local Authorities to ensure fair access to educational 

opportunity, to promote choice for parents and secure diversity in 

the provision of schools. This reaffirmed the rights of parents to 

express a preference of school for their children to attend. Where 

possible this preference should be accommodated, there is not a 

statutory duty to meet these preferences however. In line with its 

statutory duties the County Council aims, where possible, to 

secure sufficient places for children to attend their local 

catchment school. In areas where there are a number of schools 

in close proximity, mostly in urban areas, greater emphasis is 

placed on local rather than catchment schools.  

7.58 Ensuring children attend their local catchment school aligns with 

the corporate priorities of ‘helping people live healthy and 

independent lives’ and ‘supporting and protecting vulnerable 

people’. If pupils have access to their local school, they are more 

likely to attend by cycling, scootering or walking. They will also 

be able to more readily access out of school activities and can 



develop friendship groups within their own community. Providing 

a local school will ensure that services can be easily accessed 

by families in the greatest need (Cambridge City Secondary 

Review, 2017). By mitigating the impact of new housing 

developments within the local school, families within the existing 

community are not disadvantaged in accessing school places. 

7.59 Cambridgeshire County Council’s education team have not 

commented on the application. However despite Ramsey Town 

Council’s comment and comments stated within the 

representations about infrastructure struggling to cope, CCC 

Education’s statutory duty is to secure sufficient school places, 

not to secure places within a local school. Even if it is not 

possible to secure an expansion in local capacity for example 

due to site restrictions, Cambridgeshire County Council cannot 

object to the proposed housing development. It is also likely that 

some of the existing capacity at the schools is taken up by 

children outside the catchment. Future occupants of the proposal 

would have priority over children outside the catchment. 

7.60 As this application is a small-scale major development for less 

than 200 dwellings, S106 contributions for education and health 

cannot be sought as these should be funded through the 

Community Infrastructure Levy which could fund additional 

educational resources, therefore the scheme is considered 

acceptable in this regard. 

Environment Impact Assessment (EIA) -  
7.61 According to the Regulations and the Planning Practice 

Guidance (PPG), ‘Screening’ is the procedure used to determine 

if a proposed development is likely to have significant effects on 

the environment.  

7.62 It is for the Local Planning Authority to determine whether a 

development is of a type listed in Schedule 1 or Schedule 2 of 

the Town and Country Planning (Environmental Impact 



Assessment) Regulations 2017. The PPG sets out the criteria 

and thresholds representing ‘exclusion thresholds’ in Schedule 2 

of the Regulations, below which an Environmental Impact 

Assessment does not need to be considered (subject to the 

proposal not being in a ‘sensitive area’). It also provides 

indicative criteria and thresholds to help to determine whether 

significant effects are likely.  

7.63 Under Schedule 2 the proposal is considered to comprise an 

Urban Development Project (development type 10b in the PPG 

Annex). Schedule 2 sets out the assessment criteria for these 

types of development as follows:  

(i) includes more than 1 hectare of urban development which is 
not dwellinghouse development; or  
(ii) The development includes more than 150 dwellings; or  
(iii) The overall area of the development exceeds 5 hectares.  

 

7.64 The development falls below the thresholds set out in the 

assessment criteria in Schedule 2. An EIA screening is therefore 

not necessary. 

INFRASTRUCTURE REQUIREMENTS AND PLANNING 
OBLIGATIONS: 
7.65 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 development proposed to 

2036 through the Core Strategy.  

7.66 Statutory tests set out in the Community Infrastructure 

Regulations 2010 (Regulation 122) require that S.106 planning 

obligations must be necessary to make the development 

acceptable in planning terms, directly related to the development 

and fairly and reasonable related in scale and kind to the 

development. S.106 obligations are intended to make 



development acceptable which would otherwise be unacceptable 

in planning terms.   

7.67 Without prejudice to the eventual determination of the planning 

application, negotiations have been held with the applicants in 

order to determine the extent of the obligations required to make 

the development acceptable. These negotiations have been held 

in line with the advice within the Regulations and the outcome is 

summarised below.  Other relevant matters will be addressed via 

specific planning conditions. 

7.68 The Planning Obligations SPD sets out within Part 2 that in 

determining infrastructure needs, the Council and partners have 

had to translate dwelling numbers into population generation.  

This has been undertaken utilising the anticipated change in 

average household sizes. For the purposes of calculating the 

likely infrastructure requirements, the 2016 average household 

size has been used (2.25 people per household). With the 

development description stating up to 100 dwellings this equates 

to (100 x 2.25) 225 people. 

Community Infrastructure Levy (CIL): 
7.69 As this application site is for a small-scale major development 

(under 200 dwellings) the development will be CIL liable in 

accordance with the Council's adopted charging schedule; CIL 

payments could cover infrastructure relating to footpath and 

access, health, community facilities, libraries and lifelong 

learning, and education.  

Affordable Housing: 
7.70 Huntingdonshire Local Plan 2036 policy LP24 seeks to achieve a 

target of 40% affordable housing on sites of this size. The 

proposal is providing the policy target of 40% affordable 

dwellings. With the proposed up to 100 dwellings this would 

equate to a maximum total of 40 units. The policies indicate that 

provision should be made on site and should seek to achieve a 



target tenure split of 70% rented and 30% shared ownership. 

Policy does however acknowledge that, in determining the 

amount and mix of affordable housing to be delivered, site 

specific considerations and other material considerations, 

including viability, will be taken into account.  

Residential Wheeled Bins: 
7.71 Each dwelling will require the provision of one black, blue and 

green-wheeled bin. The current cost of such provision is £73.65 

per dwelling. For flats within the development, communal 1100 

litre bins could be provided rather than individual bins for each 

dwelling. The current cost for communal bins in is £669.00 per 

communal bin. As such a formula based approach is suggested 

with the scheme and details to be secured through the S106 

Agreement.  

Formal Open Space: 
7.72 With regards to outdoor sport the Developer Contributions SPD 

2011 (Page 25/B.44) states that developments between 10 and 

449 units will be required to make an offsite contribution to 

enhance existing facilities. The Council’s Sport Development 

Manager advises an exact project has not been identified. If a 

specific project is not identified then these contributions would 

not be sought, however if one is, the request conforms to CIL 

regulations. Members will be given an update via the late 

representations. 

Fire Hydrants 
7.73 Cambridgeshire Fire and Rescue Service require the provision of 

fire hydrants, this can be secured through the Section 106 or a 

planning condition. 

Crime Prevention: 
7.74 Detailed design to design out crime which has been commented 

on with neighbour objections will be considered at reserved 

matters stage. 



Highway Infrastructure: 
7.75 As discussed above, the Cambridgeshire County Council 

Definitive maps team have requested the improvement of the 

surface of Public Footpath 5 to the east of the site which is likely 

to get wet and churned up in the winter with the increased use 

from the development site through a S.106 contribution. 

Ecology: 
7.76 As discussed above the area of land within the applicant’s 

ownership for biodiversity net gain shall be secured as part of a 

Section 106 agreement. 

Planning Balance & Conclusion: 
7.77 The application site is not allocated as part of the 

Huntingdonshire Local Plan, however is located within the 

Spatial Planning Area of Ramsey as discussed above. As 

discussed within the Local Plan, Spatial Planning Areas are the 

most sustainable settlements within Huntingdonshire. The NPPF 

has at its heart the presumption in favour of sustainable 

development (para 11) and requires the approval of development 

proposals that accord with an up-to-date development plan 

without delay. The presumption in favour of sustainable 

development requires proposals to achieve economic, social and 

environmental gains; as such a balancing exercise has to be 

undertaken to weigh the benefits of the scheme against its 

disadvantages. When considered in the round, the proposal 

would contribute to the economic, environmental and social 

dimensions of sustainability for the following reasons:  

7.78 The presumption in favour of sustainable development requires 

proposals to achieve economic, social and environmental gains; 

as such a balancing exercise has to be undertaken to weigh the 

benefits of the scheme against its disadvantages.  

7.79 In terms of the economic dimension of sustainable development, 

the proposal for 100 dwellings would contribute towards 



economic growth, including job creation - during the construction 

phase and in the longer term through the additional population 

assisting the local economy through spending on local 

services/facilities. There will also be Council Tax receipts arising 

from the development. The loss of this relatively small parcel of 

agricultural land that is now considered to be within the built up 

area of Ramsey, is outweighed by the positive economic benefits 

of this development, in this location.  

7.80 Regarding the social dimension, the site appears to have no 

other significant physical constraints and is deliverable. It would 

also increase the supply of housing. There is a local and district 

wide identified need for affordable housing and whilst the weight 

(in terms of the market housing element of the proposal) is 

lessened given the NPPF compliant supply of housing, there 

would nevertheless be a net benefit in social terms. Whilst the 

Council can demonstrate a 5 year supply of deliverable housing 

land, the provision of market housing on the application site is 

afforded limited weight but would nevertheless provide greater 

flexibility to the supply of housing.   

7.81 In terms of the environmental dimension of sustainable 

development, the proposal offers potential for the incorporation 

of energy efficiency measures (to be considered in detail at 

reserved matters stage) as well as additional planting and habitat 

enhancement. Further landscaping is proposed which can also 

be considered in detail at Reserved Matters stage. In relation to 

the loss of higher grade of agricultural land, Policy LP10 of the 

Huntingdonshire District Council Local Plan to 2036 states that 

the Council will only grant planning permission where 

development seeks to use land of lower agricultural value in 

preference to land of higher agricultural value, avoid the 

irreversible loss of the best and most versatile agricultural land 

(Grade 1 to 3a) where possible, and avoiding Grade 1 

agricultural land unless there are exceptional circumstances 



where the benefits of the proposal significantly outweigh the loss 

of land. Development should also protect the intrinsic character 

and beauty of the countryside; and not give rise to noise, odour, 

obtrusive light or other impacts that would adversely affect the 

use and enjoyment of the countryside by others. In this case, the 

site is classified as grade II agricultural land which currently 

adjoins the Spatial Planning Area, and will in future be partially 

enclosed by the Spatial Planning Area. However as this land is 

not a large parcel the proposal is not considered to result in a 

significant loss of viable high value agricultural land. 

7.82 On balance, the application site constitutes a sustainable 

location for the scale of development proposed in respect of 

access to local employment opportunities, services and facilities 

within the town of Ramsey and within the nearby city of 

Peterborough; accessible by sustainable transport mode. This is 

a further factor in support of the proposal. 

7.83 Having fully assessed all three dimensions of sustainable 

development; economic, social and environmental within this 

report it is concluded that the development of this site will: 

- provide a supply of affordable and market housing to meet 
current and future generations; 
- have an acceptable impact on residential amenity 
- Have an acceptable impact upon highway safety 
- promote healthy, active lifestyle through green space provision;  
- maximise the available opportunities for use of public transport, 
walking and cycling; 
- minimise pollution;  
- manage flood risk and drainage effectively; 
- have no harm on archaeological interest which is also helped 
by the community benefits, particularly the provision of affordable 
housing;  
- have no significant adverse impacts on features of landscape or 
ecological value; 
- provide infrastructure to meet the needs generated by the 
development. 

7.84 When considered in the round, the proposal would contribute to 

the economic and other social dimensions of sustainability. The 

scheme offers some environmental benefits but there would also 



be moderate harm to the character and appearance of the area. 

Overall, the harm identified is not considered to significantly and 

demonstrably outweigh the scheme's benefits when assessed 

against the policies in the NPPF taken as a whole. This is a 

significant material consideration which outweighs the conflict 

with the Development Plan and therefore it is recommended that 

permission should be granted.  

8. RECOMMENDATION 

APPROVE subject to the prior completion of a Section 106 
obligation relating to affordable housing, provision of open space, 
offsite biodiversity, PROW improvements and wheeled bins, and 
subject to conditions to include those listed below. 

OR 

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. 
 

Conditions 
• Approval of Reserved Matters 
• Approval of Reserved Matters Time Limit and Time limit 

following last Reserved Matters 
• Approved plans 
• Maximum no of 100 dwellings 
• Connection to pedestrian and cyclist links 
• Urban design principles for masterplan 
• LP25 building regs 
• Levels 
• Materials 
• Surface Water drainage  
• Foul Water drainage 
• Hours of work 
• Construction and Environmental Management Plan 
• Archaeology 



• Landscape and Ecology Management Plan 
• Revised travel plan 
• New Residents travel pack 
• Full details of the layout of the site including roads, 

footways,    cycle ways, buildings, parking provision, 
visibility splays and surface water drainage from within the 
site 

• Footpath No 4 link 
• Public right of Way scheme 
• Fire Hydrants 

 

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 William Tysterman, Senior 
Development Management Officer 01480 388411 
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Brown, Sheila (Planning)

From: developmentcontrol@huntingdonshire.gov.uk
Sent: 18 April 2019 09:20
To: DevelopmentControl
Subject: Comments for Planning Application 19/00552/OUT

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

Comments were submitted at 9:19 AM on 18 Apr 2019 from Mr Gary Cook. 

Application Summary 

Address: Land West Of The Avenue Ramsey  

Proposal: 

Residential development of up to 100 dwellings including 
access, open space, green infrastructure, landscaping 
and associated infrastructure including sustainable urban 
drainage features. All matters reserved apart from 
access.  

Case Officer: Will Tysterman  

Click for further information 

 

Customer Details 

Name: Mr Gary Cook 

Email: gcook@ramseytowncouncil.org.uk  

Address: 7A Church Green, Ramsey, Huntingdon PE26 1DW 
 

Comments Details 

Commenter 
Type: Town or Parish Council 

Stance: Customer objects to the Planning Application 

Reasons for 
comment: 

 

Comments: Refused by 9 votes with 4 abstentions. The site and 
indeed Field Road itself has a history of flooding. An 
additional 100 houses would cause highway safety 
issues as well as putting added pressure on the local 
infrastructure. 
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Brown, Sheila (Planning)

From: developmentcontrol@huntingdonshire.gov.uk
Sent: 12 July 2019 10:58
To: DevelopmentControl
Subject: Comments for Planning Application 19/00552/OUT

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

Comments were submitted at 10:57 AM on 12 Jul 2019 from Mr Gary Cook. 

Application Summary 

Address: Land West Of The Avenue Ramsey  

Proposal: 

Residential development of up to 100 dwellings including 
access, open space, green infrastructure, landscaping 
and associated infrastructure including sustainable urban 
drainage features. All matters reserved apart from 
access.  

Case Officer: Will Tysterman  

Click for further information 

 

Customer Details 

Name: Mr Gary Cook 

Email: gcook@ramseytowncouncil.org.uk  

Address: 7A Church Green, Ramsey, Huntingdon PE26 1DW 
 

Comments Details 

Commenter 
Type: Town or Parish Council 

Stance: Customer objects to the Planning Application 

Reasons for 
comment: 

 

Comments: Town Council's response to further information received 
28 June 2019: 
 
The additional information has not altered Town 
Council's opinion in unanimously refusing the 
development due to highway safety issues and 
increasing pressure on the local infrastructure. 
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