DEVELOPMENT MANAGEMENT
COMMITTEE 18 MAY 2020
Case No:

18/01458/OUT (OUTLINE APPLICATION)

Proposal:

PHASED OUTLINE APPLICATION FOR THE
DEVELOPMENT OF UP TO 340 DWELLINGS
ALONGSIDE
ASSOCIATED
SITE
INFRASTRUCTURE, OPEN SPACE (INCLUDING
PROVISION OF A NEIGHBOURHOOD EQUIPPED
AREA FOR PLAY) AND A PRIMARY SCHOOL
(USE CLASS D1), WITH ALL MATTERS
RESERVED EXCEPT FOR MEANS OF ACCESS.

Location:

LAND NORTH OF SHAWLEY ROAD AND WEST
OF GLATTON ROAD, SAWTRY

Applicant:

LARKFLEET HOMES

Grid Ref:

(E)516347

(N)284225

Date of Registration: 09/07/2018
Parish:

SAWTRY

RECOMMENDATION –
Delegated powers to APPROVE subject to confirmation of
NHS contributions and completion of a S106 agreement, and
conditions.
OR
REFUSE 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.
This application is referred to the Development Management
Committee (DMC) because it is recommended for approval
and therefore would represent a departure from the
Development Plan and because the recommendation is
contrary to the recommendation of the Parish Council.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site comprises approximately 17.2ha of Grade 3
agricultural land located to the northern end of Sawtry, defined as a Key
Service Centre in the Local Plan. A Public Right of Way (PROW) runs
through the site, north west to south east, partly along Sawtry Brook with
a further PROW running along and adjacent to the northern most
boundary of the application site, concurrent with an identified award
watercourse. There are a number of drainage ditches within the site, and

the Strategic Flood Risk Assessment identifies the areas surrounding
these as being at risk of flooding from surface water. The site itself lies
within Flood Zone 1, at lowest risk of flooding from river sources.
1.2

The site is located outside the built-up area, and is surrounded on the
west, north and north eastern sides by agricultural land. To the east is
the Sawtry industrial estate and a convenience store and to the south is
an existing residential area. Approximately 1400m to the south of the
site is Averseley Wood Site of Special Scientific Interest (SSSI) and
Ancient Woodland.

1.3

The application is in outline form with only the matter of access for
consideration at this stage and all other matters to be considered at
reserved matters stage. The application (as amended) is for up to 340
dwellings and a new school, alongside associated infrastructure,
including open space and landscaping. Access would be provided from
Glatton Way.

2.

NATIONAL GUIDANCE AND POLICY AND RELEVANT
LEGISLATION

2.1

The National Planning Policy Framework 2019 (NPPF) 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…’ (para. 10). The NPPF 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.

2.2

The National Planning Practice Guidance (NPPG), the National Design
Guide 2019 (NDG) and the Noise Policy Statement for England (NPSE)
are also relevant and a material consideration.

2.3

For full details visit the government website National Guidance.

2.4

Relevant Legislation
• Planning and Compulsory Purchase Act 2004
• Town and Country Planning Act 1990 (as amended)
• Planning (Listed Buildings and Conservation Areas) Act 1990
• Ancient Monuments and Archaeological Areas Act 1979

3.

LOCAL PLANNING POLICIES

3.1

Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019)
• LP1 Amount of Development
• LP2 Strategy for Development
• LP3 Green Infrastructure
• LP4 Contributing to Infrastructure Delivery
• LP5 Flood risk
• LP6 Waste Water Management
• LP8 Key Service Centres

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

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
LP29 Health Impact Assessment
LP30 Biodiversity and Geodiversity
LP31 Trees, Woodland, Hedges and Hedgerows
LP36 Air Quality
LP37 Ground Contamination and Groundwater Pollution

3.2

Supplementary Planning Documents (SPD)
• Huntingdonshire Design Guide – Adopted 2017
• Cambridgeshire Flood and Water SPD – Adopted 2017
• RECAP Waste Management Design Guide (CCC SPD) – Adopted
2012
• Developer Contributions – Adopted 2011 (Updated 2019)
• Huntingdonshire Landscape and Townscape Assessment –
Adopted 2007

3.3

For full details visit the Council’s website Local policies.

4.

PLANNING HISTORY

4.1

18/70082/SCRE - Screening Opinion - Residential Development (350
dwellings). 24/04/2018. It was considered the likely impacts of the
development were not significant, and the proposal would not require an
environmental impact assessment.

5.

CONSULTATIONS

5.1

Sawtry Parish Council (full copy attached) – Objection. The site is
outside the village boundary and there has been a large amount of
development recently in Sawtry without additional infrastructure. There
are a number of footpaths which border the site and would be affected.
There is no main sewer for foul water and Anglian Water has confirmed
that improvements are required to mitigate the flooding occurring across
five downstream manholes. The sustainable drainage systems need to
be maintained to be effective and there is no capacity in the current
system for surface water disposal. There is only one entrance for 350
dwellings, which, if blocked, will mean emergency vehicles cannot enter
or leave the site. There is no proposed footpath along Glatton Road, and
the central footpath is not sufficient for access to services. A bridge over
the brook would be required to continue the footpath. The 30mph speed
limit should be moved to the start of the development. The traffic calming
proposal is the wrong way round, traffic entering the village should give
way to traffic leaving the village. There are fewer buses than indicated
within the submitted planning statement, and these do not operate late
into the evening. There are few jobs in Sawtry, so residents have to
travel outwards and will require more parking for cars than shown on the

site. The travel plan is not realistic. Residents are unlikely to walk to local
facilities. There is insufficient space in the infant and junior schools. A
contribution should be made to the doctor’s surgery. A larger
supermarket is needed as the existing Co-Op is not large enough to
cope with the increasing population.
If the application is approved, contributions are requested for community
development projects, outside gym equipment, a pedestrian crossing to
the Co-Op, upgrading of existing greenfield sports fields and buildings
and pedestrian crossings to allow safe access to that facility, and the
provision of interactive boards on bus stops.
5.2

Cambridgeshire County Council (CCC) Education Officer (full copy
attached) – Support. The County Council have reviewed a range of
options, and plans are achievable for expansion of facilities from
committed developments. Beyond that there is no further capacity, and
a new school site would be required. The application site is the preferred
site for the delivery of a new school, and would provide the most benefit
of the options, and result in the least disruption to existing facilities.

5.3

CCC as Local Highway Authority – Drawing 009 A02 within the
submitted transport assessment demonstrates an acceptable design,
subject to detail to allow safe movement of pedestrians. It is likely
pedestrians will use the site access and could therefore travel along the
highway without facilities for them. Query regarding the amended
parameter plan and its compatibility with the land set aside. Conditions
are recommended requiring detailed plans and specifications for all
roads, and access points, the width and form of the accesses,
improvement works, and provision for construction traffic.

5.4

CCC Definitive Maps Team – Public Footpath no. 21 Sawtry runs though
the site and there is a concern the parameter plan as proposed may lead
to a permanent obstruction of public footpath. A condition requiring an
access scheme to be submitted to make provision for the footpath is
recommended.

5.5

Highways England – No objection.

5.6

CCC Transport Assessment Team – No objections subject to conditions
requiring works to upgrade a number of bus stops in close proximity to
the site, and a residential welcome pack for sustainable transport is
provided to new occupiers of the site, and that a travel plan shall be
provided and implemented.

5.7

Cambridgeshire Fire and Rescue Service – No objections. If the
authority are minded to grant approval, the Fire Authority would ask that
adequate provision be made for fire hydrants, which may be by way of
Section 106 agreement or planning condition.

5.8

HDC Urban Design Officer – No objection. The submitted amendments
address the concerns raised previously addressed and includes housing
that backs onto the school site and front either side of the spine road.
Recommend a condition requiring a design code.

5.9

Designing Out Crime Officer – No objection. The area is considered to
be of a low to medium vulnerability to the risk of crime at present. The
crime reduction statement in the design and access statement mentions
the adoption of secure by design measures, and states the applicant will

be consulting the designing out crime officer at the detailed design
stage. It appears at this early stage to be an acceptable layout in terms
of crime prevention.
5.10

HDC Landscape Officer – The proposed mitigation planting is
inadequate to reduce adverse landscape and visual effects to an
acceptable level. The suggested residual moderate adverse levels of
landscape and visual effect on, and surrounding, the site at 15 years
after mitigation planting are not supported. Enhancing the mitigation
planting coupled with layout amendments will provide a much more
effective means of reducing effects to an acceptable level and achieving
the desired gradual transition to the wider countryside and providing an
appropriate setting to the northern fringe of the village.

5.11

HDC Open Space Officer – Based on 340 dwellings of unknown size,
the development requires approximately 16200m2 of public open space,
with a minimum of 6400m2 continuous space. A minimum of one
Neighbourhood Equipped Area of Play (NEAP) would be provided for
this development at 1000m2. The NEAP proposed in the centre of the
site is a good location for a large development. It is important the NEAP
serves the new development but that existing residents in the north of
the village can access it too. Allotments would also require provision for
parking on site. Depending on how often SUDS areas sit wet, they could
potentially not be included in green open space if it prevents them being
useable year round. Green Space on site will need to be secured
through Section 106 agreement. Recommend returning to the previous
parameter plan in respect of the central area of Public of Space, and
amalgamating the southern balancing ponds.

5.12

HDC Sport – Contributions towards the creation of additional sports
pitches at Greenfield would be required at £216,922.

5.13

Natural England – No objection subject to appropriate mitigation being
secured. The proposal has the potential to damage or destroy (indirectly)
the interest features for which Averseley Wood SSSI has been
designated. To mitigate adverse effects and make the development
acceptable the measures outlined in the Ecology Comments for
dedicated dog walking routes and open space will need to be secured
through appropriate planning condition or obligation. The routes will
include way markers and dog waste bins.

5.14

Wildlife Trust – No objections. Following the submission of revised
plans, the applicant has demonstrated a small net gain could be
delivered on site. Should permission be granted these plans should be
referred to at reserved matters stage to help inform the detailed design
and ensure a net gain will be delivered. A condition is recommended
requiring a Landscape and Ecology Management Plan.

5.15

CCC Lead Local Flood Authority (LLFA) – No objection. In principle
support for the surface water drainage system. Following additional
information concerns regarding limited SUDS options have been
overcome, and a condition is recommended seeking a surface water
drainage scheme for the site. Recommend informatives regarding
Sawtry Internal Drainage Board and the adjacent Awarded Watercourse.

5.16

Environment Agency (EA) – No objections subject to a condition
requiring an agreed scheme for the improvement or extension to the

existing sewage system has been submitted and agreed, to ensure there
is sufficient capacity within the existing network and mitigation foul
flooding and spills from overflows. Consideration should be given to
waste management matters and water efficiency measures to ensure
mitigate risk of deterioration of the Water framework Directive.
5.17

Anglian Water (AW) – The Sawtry Water Recycling Centre will have
available capacity for wastewater treatment. The development will lead
to an unacceptable risk of flooding downstream, and it is recommended
a condition is imposed to require a drainage strategy to overcome this.
The proposed method of surface water management does not relate to
AW operated assets. As such, no comments are provided regarding
surface water drainage.

5.18

HDC Waste – No objections. It appears the proposed development is for
individual houses. Where a property is sited on a private drive, residents
will have to ensure bins are brought to the highway for collection.
Request information regarding refuse vehicle tracking around the site.

5.19

CCC Minerals and Waste – No objection. The site lies partly within a
brick clay safeguarding area. Given the location on the edge of that area,
it is likely there is only minimal brick clay reserves present and extraction
is unlikely to be a realistic option. Any mineral extracted during the
development process should be used sustainably. Recommend a
condition requiring a detailed waste management and minimisation plan
to be submitted prior to development or as part of any reserved matters
application.

5.20

HDC Environmental Health Officer (EHO) – No objections. Dwellings on
the boundary with Glatton Road will breach government noise guidelines
with windows open. Recommend conditions seeking an acoustic report
as part of any subsequent reserved matters application to ensure the
proposal adequately accords with government guidelines as part of the
detailed design stage. Also recommend conditions regarding
construction hours, the submission of Construction Environmental
Management Plan (CEMP) and that there is no burning of waste on site.
It is not considered there are any issues with regard to air quality, but it
is advised consideration is given to the application of good design and
good practice measures to assist in reducing the impact from air quality.
The application is for large scale development and any contaminants
have the potential to affect a large population. Recommend a standard
condition requiring further investigation and remediation if appropriate.

5.21

Historic England – No comments.

5.22

CCC Historic Environment Team (CHET) – No objection. The site lies in
an area of high archaeological potential. Significant evidence of Roman
occupation has been identified to the immediate south of the site
adjacent glebe Farm, as well as south of Gidding Road and the field east
of Glatton Road. The site has been subject to investigation that has
indicated early settlement activity. A condition is recommended requiring
a programme of archaeological work to be undertaken.

5.23

HDC Conservation Officer – No objections. No harm will be caused to
the conservation area or listed buildings.

5.24

NHS England – The proposed development is likely to have an impact
on the services of 1 main surgery in the area that does not have capacity
for additional growth. Based on a housing number of 300 dwellings
contribution of £113,555.30 is required towards additional healthcare
provision to mitigate the impact of the development.
(Officer note; previous comments in respect of a scheme for 350
dwellings identified a required contribution of £132,480)

5.25

CARESCO – Contributions are sought towards the erection of new
offices for the local community charity. It is estimated approximately 129
individuals from the site would be affected by the benefits of the charity
and the services it provides.

5.26

HDC Housing Officer – If the application is found to be acceptable the
affordable housing would be welcome. Clarification should be provided
that the expectation is 40% of homes would be affordable as the
application indicates this is up to 40%.

6.

REPRESENTATIONS

6.1

19no. representations received (16no. objections, 2no. neutral
representations, 1no. supporting representation), raising the following
summarised material points;
• There has been no additional infrastructure from developments in
Sawtry and there is insufficient to support further development.
• The doctors surgery and schools cannot cope with additional
people.
• There are limited shops and facilities within Sawtry.
• There is no dedicated emergency services for the village.
• There are no facilities for older children.
• Sports and leisure facilities need significant investment to deal with
increased demands.
• The bus service is limited in the village and does not run four
services every hour. Residents therefore rely on private car.
• There are no employment opportunities in the village and people
will need to travel.
• Jobs created by the development will not be permanent.
• Increased traffic generation through the village will lead to
increased risk to pedestrians.
• Increased traffic generation will lead to noise impacts to houses
along the main access roads.
• Traffic along Glatton Road is already considerable and this
development will add to congestion.
• Concerns regarding highway safety issues from increased traffic
and parked cars.
• An access directly onto Glatton Road is unsafe due to the speed
vehicles travel.
• The developer should resurface all main transport routes used in
the construction of the development.
• The proposal will adversely impact the existing roads in Sawtry,
which are in a poor state of repair.
• Footpaths are of insufficient width in the village and poorly
maintained.
• Concerns regarding increased traffic through Glatton to access the
A1, which that village could not cope with.

•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Development on the edges of villages is resulting in the loss of
public footpaths and green areas.
Drainage is already poor and this will put further strain on the
current sewage system. Sawtry Brook appears to be at capacity.
Concern the additional buildings will cause flooding, which has
been problematic in the past.
Query whether the SUDS features will have sufficient depth and
be impermeable, so they contain water to encourage wildlife.
The ponds are likely to be a danger and could not be used for
recreation.
The submitted Flood risk Assessment does not included sufficient
measures to be imposed to mitigate surface water drainage.
The pumping station for the village is at capacity and the increased
number of dwellings may exacerbate the issue.
Details of the pumping station and its location should be provided.
(Officer note: Works for the provision of a pumping station may be
permitted development within Schedule 2 Part 13 Class B of the
Town and Country Planning (General Permitted Development)
Order 2015.)
Further assessment should be made on drainage infrastructure
from all sources.
If water is not retained in the SUDS ponds this could lead to
adverse odour.
The proposal will result in a loss of light and privacy to
neighbouring property.
The development will increase noise levels adversely impacting
neighbour amenity.
The development will lead to an increase in light and noise
pollution.
There is a potential impact to future occupants from noise from the
nearby grain store.
There will be an impact to ecology and biodiversity.
There are breeding birds in the field and hedges and the habitat
will be lost due to the development.
Ecological enhancements should be guided by an ecologist and
conditioned.
There will be an impact to the countryside.
The development will result in the loss of agricultural land which
should remain in use so the country can be self-sufficient
There is an acknowledged landscape harm in the submitted
landscape and visual impact assessment.
The site is not allocated in the local plan and it was only found
appropriate for 299 dwellings when considered for allocation.
The planning statement has not demonstrated how it has
considered feedback from public consultation.
There has been insufficient consultation with local residents to
develop the proposal.
Queries regarding the phasing of the development.
‘Up to’ 40% affordable homes could mean no affordable homes.
Sawtry is full.
A sustainability appraisal has not been carried out.
A condition should stipulate that all trees planted must be native
species to have the most benefit to biodiversity.
There is no detail provided on housing mix.
It is suggested a footpath is provided from Sawtry to Glatton.

•
•
•
•
•
•
•

It is not clear in the proposal if solar panels are to be provided, but
other renewable sources should be considered.
There is no information in the application in respect of moving
speed limits.
Full archaeological investigation should be conditioned.
Increased bus provision should be sought, particularly on Sunday.
A Construction Environmental Management Plan and Site Waste
Management Plan should be required and carried out by an
appointed Environmental Manager.
The proposal will support Sawtry Village Academy and promote its
long term viability through providing much needed student
numbers.
Lack of students at Sawtry Village Academy has reduced funding,
leading to cost cutting, including staff reductions, and loss of jobs.

6.2

The following points have been raised that are not material
considerations. Officer notes are italicised for explanation where
necessary;
• The developer’s reasons for proposing the development.
• Impacts to house prices.
• Loss of a private view.
• The Phase 1 habitat survey has not been provided. (The survey
has been submitted to and considered by the local authority and
statutory consultees. However, as it contains details in respect of
badgers it is a requirement that it be kept confidential, and
therefore cannot be made available for public inspection.)
• There are ambiguous comments in the statement in respect of the
detailed design and layout (This application is in outline form, and
the detailed design, including matters of landscaping, scale,
appearance, and layout are not for consideration at this stage.)
• Effects to private rights of access. (This is a civil issue between the
relevant parties.)
• Concerns regarding precedents for future applications. (All
applications are determined on their own merits.)

7.

ASSESSMENT

7.1

The main issues to consider in the determination of this application are:
• Principle of Development
• Landscape and Countryside Character
• Design and Character of Built Form
• Housing Mix
• Transport Impacts
• Ecology and Biodiversity
• Drainage and Flood Risk
• Heritage Impacts
• Impacts to Neighbouring Amenity
• Noise Impacts
• Land Contamination and Air Quality
• Amenity and Health of Future Occupants
• Other Matters
• The Proposed Primary School
• Contributions

7.2

The starting point for proposals, in accordance with section 38(6) of the
Planning and Compulsory Purchase Act 2004 is that developments shall
be determined in accordance with the Development Plan unless material
considerations indicate otherwise.
Principle of Development

7.3

Sawtry is defined in policy LP8 as a Key Service Centre, and has a range
of existing services including shops, primary and secondary schools,
health, sport and recreation facilities and areas that provide employment
opportunities. As a settlement of the second rank in the settlement
hierarchy, it is considered to have sufficient services and facilities to
meet the day to day needs of local residents, and to some extent those
of nearby smaller settlements. It is a reasonably sustainable location and
proposals will be supported where it is within the built-up area of such
settlements, or on land closely related to the built-up area where other
policies of the plan indicate support.

7.4

The application site is not within the built-up area for Sawtry. The site is
on the village edge, and Sawtry Brook runs along the southern
boundary, providing a clear and natural boundary to the village. While
the site does have some form of link via the public right of way that runs
through the site into the village this does not provide any meaningful
association in terms of the built-up area. Instead, it functions more as a
link to the wider countryside and footpath network to support local
residents’ access to the countryside.

7.5

The site therefore lies within designated countryside, where policy LP10
provides support for development only where it is supported by other,
specific policies in the plan and provided it does not result in irreversible
loss of best and most versatile land where possible, recognises the
character and beauty of the countryside and does not give rise to other
impacts that adversely affects the use and enjoyment of the countryside
by others. There are no relevant policies of the adopted plan that would
otherwise indicate the principle of residential development sought is
acceptable in this location. The application is therefore clearly contrary
to policy LP10, though it is necessary to identify the harm that would
arise.

7.6

The site is grade 3 agricultural land, though insufficient detail has been
provided to conclude whether it falls in grades 3a or 3b and therefore
would be considered best and most versatile (BMV). Taking a
precautionary approach, in light of the relatively close proximity of areas
of grade 2 land to the east, with grade 1 land beyond that, the site has a
realistic prospect of being BMV land.

7.7

That said, some 98% of the district comprises land within Grades 1 to 3,
with 15% as Grade 1, an estimated 77% of the overall land falling within
the definition of BMV, and the remainder in Grades 3b and 4. That the
proposal would lead to the irreversible loss of the land is clear, but it is
considered there is very limited harm from the loss of such land in this
instance, by virtue of the volume of alternative available agricultural land.
The site would be sequentially preferable in terms of agricultural land to
develop, notwithstanding any other potential or identified harm. There is
also little evidence to suggest that the proposal, which is of limited scale
in terms of farmed tracts of land, would lead to an unacceptable impact
on agricultural or food production. Policy LP10 clarifies that BMV land

should be avoided where possible. However, there is a clear lack of
alternative lower grade land in the district, since Grade 4 land in the
district sits predominantly within Flood Zones, and would not likely be
supported for development in principle. A significant number of
allocations within the district are on defined BMV land, recognising the
difficulty in finding alternative land to develop to meet the identified
housing need. In this instance, therefore, and recognising the local
difficulty, Officers do not consider the development represents
unacceptable loss of agricultural land.
7.8

The section below on Landscape and Countryside Character assesses
the impact on the landscape and character of the countryside in more
detail. To summarise, the area is considered to be an attractive area of
countryside that provides a strong support to the character of the
settlement. It is considered there would be harm to the intrinsic character
and beauty of the countryside, by virtue of the development extending
beyond the clear boundary of the settlement, marked by Sawtry Brook,
and detracting from the experiential setting of and views from the PROW
running through the centre. However, it is also noted that harm is lower
closer to the village, and increases further away from Sawtry Brook.

7.9

Overall, the proposal would clearly represent a conflict with the adopted
Local Plan, resulting in an encroachment into the countryside that would
adversely impact its intrinsic character and beauty, contrary to policy
LP10.
Landscape and Countryside Character

7.10

The application site is located on the edge of the Fen Margin and within
the Central Claylands Landscape Character Areas. The general
character of this site, as an edge location, is somewhat mixed between
the two, but comprises gently undulating land, with a fall from the
northwest to the southeast and reasonably limited vegetation along the
boundaries. While hedgerows are noted along the boundaries of this
site, they are not so high as to provide comprehensive levels of
screening, and the site therefore remains largely open to views into and
across it, particularly noting the PROW running through the site. This
area is considered to provide a strong demarcation between the built-up
area of Sawtry and the wider countryside, bounded by Sawtry Brook.
Officers note comments have identified Sawtry Brook as a natural edge
to the village.

7.11

The submitted Landscape and Visual Impact Assessment (LVIA)
considers the landscape value of the site to be medium, as a
predominantly edge of settlement location. However, the Landscape
Officer considers this to be an underrepresentation of the overall
contribution the site makes to the character of the area, particularly the
relationship to the settlement character of Sawtry, as that relationship
elevates its sensitivity over and above an assessment of the features of
the site itself and contributes to the wider relationship between the
settlement and the countryside.

7.12

Officers consider there would be harm in landscape and visual impact
terms, predominantly through the loss of the strong demarcation
between built form and countryside from Sawtry Brook, with the PROW
running through the site providing a significant contribution towards the
overall experiential connection to the countryside that would be

undermined through built form. There is also harm in the loss of the site
itself, in the impact to the landscape as an asset in its own right, most
notably to the northern area of the site, where the ground levels are
higher and the development would be more visually prominent.
7.13

The northern projection of the development site, due to its detachment
from the wider settlement, would most notably protrude into the
countryside. The physical separation on one side of the road, coupled
with the increasing ground level at this point and the longer views across
the landscape from the northeast along the road and PROWs, would
moderate some of the efficacy of the proposed landscape buffer
(referred to below) and make built form here more obvious. This would
be particularly impactful in the short term as planting develops, but
Officers consider there would remain longer term harm, as it would be
very unlikely the built form could be screened to such an extent that
would remove the harm altogether, and the presence of built form would
therefore remain. Even if planting were to provide significant screening,
that in itself would enclose the site, limiting longer views across the
landscape.

7.14

However, Officers consider that the proposed areas for development
along Sawtry Brook are notably less, though still, harmful to the
character of the countryside and landscape. This is because these areas
sit at a lower ground level, such that longer views towards the village are
largely against the settlement itself, which could be more successfully
screened and would result in a limited change in the character of the
settlement.

7.15

The application proposes a landscape buffer to the northern edge of the
site to reduce the overall visual impact on the landscape from the
projection into the countryside, particularly given the open nature of the
site. Given a set-back is required from the road in order to mitigate noise
impacts from Glatton Road and the business park on future occupants,
as set out further on in this report, this would also provide opportunity for
landscaping along the road frontage. The submitted parameter plan
incorporates a wide corridor of open space running concurrently with the
PROW, as well as maintaining the green corridor and vegetation along
Sawtry Brook.

7.16

Noting that landscaping is a reserved matter, at this stage the relevant
consideration is whether the strategic approach to managing landscape
and visual harm, as set out in the parameter plan and considering the
likely form the development would necessarily be required to adopt,
would satisfactorily mitigate the overall adverse impacts.

7.17

Overall, however, Officers consider the proposal would give rise to
graduated levels of harm, with moderate to low levels closer to Sawtry
and increasing to a significant level of harm in the northern most point of
the development. Taken together, it is considered the level of harm
across the entirety of the proposal is significant. The development
therefore fails to accord with policies LP2, LP3, LP10, LP11 and LP12
in terms of impacts on the character of the countryside and the
landscape.

7.18

In the event of an approval of the application, Officers consider
conditions would be necessary to require full planting details to come
forward as part of each reserved matters application, and that details of

the landscape buffer, including timescales for implementation are
agreed prior to the first reserved matters application, in order to ensure
it is acceptable and secured at an early phase and ensure other phases
of the development do not undermine the necessity of it.
Design and Character of Built Form
7.19

The application is made in outline form, and as such the detailed design
of the proposal is not known. The relevant test at this point is to consider
whether it is likely an acceptable scheme could come forward on the
site, having regard to the information available, and any parameter plans
submitted.

7.20

The application has been accompanied by a parameter plan that
demonstrates a general approach to the development and would be
secured through condition on any approval. It makes provision for a
centrally located Neighbourhood Equipped Area of Play as part of the
public open space (POS), with further areas of POS to the north and
south and making use of the PROW through the site to provide
connectivity.

7.21

The developable area for the housing element, at the indicated 7.7ha,
would provide a density of 44 dwellings per hectare (dph), and with an
overall density of approximately 23dph across the whole site, not
including the land proposing the school element.

7.22

The Urban Design Officer has considered the proposal and raised no
objections to the amended densities put forward, or the submitted
parameter plans. As such, it is considered there is a reasonable
prospect the development could deliver a design of suitable quality that
would respond to the character of the area.

7.23

In any event, any permission would be required to submit a design code
in accordance with policy LP13, which would be conditioned as part of
an approval to be provided in advance of any reserved matters
application. Subject to that condition, Officers consider the proposal
would accord with polices LP11, LP12 and LP13 in respect of design at
this stage.
Housing Mix

7.24

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.

7.25

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 a condition would need to be attached should
permission be granted.

7.26

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, those with some
disabilities, and also families with young children. Homes meeting
M4(3)(a) ‘wheelchair user adaptable dwellings’ include further design
features so that homes are capable of simple adaptation to meet the
needs of wheelchairs users, or M4(3)(b) which are built to fully
‘wheelchair accessible’ standards where affordable housing for a known
user is to be constructed. 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. The starting point for negotiations for provision
of M4(3)(a) ‘wheelchair adaptable dwellings’ is set at 9% for market
dwellings and 30% for affordable dwellings. As this application is in
outline, with only access details submitted for approval, a condition
would be necessary to ensure that the submission of reserved matters
applications comply with this policy.
Transport Impacts
7.27

The application proposes that the scheme be served from a single
access direct to Glatton Road, a well-travelled primary route into Sawtry,
with an emergency vehicle access further south on Glatton Road,
adjacent to the bridge crossing Sawtry Brook. The application
documents provide that there will be an approximate increase of 158
vehicles from the access in the AM and PM peaks. A number of
comments from residents in the area and from the Parish Council, have
objected on the basis of increased traffic, particularly along this road
itself, as a busy road within a national speed limit area. Officers
particularly note that concerns have been raised in respect of traffic
generation stemming from issues close to the site, such as congestion
around the access to the Co-Op food store to the west of the site, as
well as the increase in traffic heading along congested roads, and
surrounding villages, to reach commuter routes.

7.28

CCC LHA and CCC Transport Assessment Team have raised no
objections to the proposal subject to conditions in relation to the detailed
design of the access and construction traffic, the provision of a travel
plan and upgrade works to bus stops within Sawtry. In addition, works
have been identified as being necessary to widen Glatton Road, where
required, to a minimum width of 5.5m between the site and the village,
to improve the free flow of traffic along Glatton Road.

7.29

The Transport Assessment has identified that there is capacity on the
road network for the proposed development, subject to improvements
and conditions. While the proposal would lead to an increase in vehicle
movement, particularly during peak times, this would still be spaced out
over those periods, lessening the overall impacts to any congestion in
the area. While concerns are noted in respect of the nearby Co-Op, and
its existing issues around the entrance to that site, the development is
in reasonable proximity such that people have ready access to
alternative modes of transport, such as walking.

7.30

In terms of parking, the detailed design of the site is not for this
application to consider, and the parking layout is not capable of being
identified at present. The relevant test at this stage is where there is a

reasonable likelihood that parking could be satisfactorily achieved within
the site that would prevent parking in an unsafe manner and not
adversely impact amenity of residents. Given the density proposed,
Officers consider there is room that this could be achieved for the
quantum of development sought. In any event, it would form part of the
reserved matters consideration.
7.31

Officers note the requested conditions of the LHA and Transport
Assessment Team. Those regarding transport movements and
deliveries during construction are considered necessary to ensure the
safe functioning of the highway for what is likely to be a reasonably
lengthy period, but Officers consider they would be more appropriately
set out in a single traffic management plan. The requirements in respect
of the detailed layout of roads and footpaths, and those conditions
regarding widths and material of the access, are necessary to ensure
the roads are constructed in a sufficiently safe form and would be
required as part of each reserved matters application.

7.32

The LHA have also sought a footpath along Glatton Road into Sawtry,
as the design of the site is such that future occupants would likely be
attracted to walk along the roadside. While land has been reserved
within the proposal for a school, and it is therefore not clear if this
footpath could be accommodated within the site, as previously
envisaged, there appears to be capacity to provide a footpath within
highway land. As this has been requested by the LHA, it is considered
to be deliverable. It is necessary to make the development acceptable
and could be secured through a Grampian condition.

7.33

Conditions requiring a travel plan and residential information pack are
necessary to promote alternative modes of transport and increase the
sustainability of the development. Similarly, the provision of bus stops,
and works to upgrade bus stops, will promote the use of an alternative
transport mode to the private car, and conditions are necessary to
secure that. CCC have identified upgrade works to stops at Glatton
Road and The Green, and a new stop on Glatton Road, to include
appropriate shelter, real time passenger information (RTPI) boards,
raised kerbs, and associated poles, flags and road markings. It would
also be necessary to seek contributions towards maintenance, identified
as £7000 per shelter and £10,500 per RTPI unit.

7.34

Comments have been received requesting a footpath from Sawtry to
Glatton. Officers consider this would not mitigate impacts of the
development and therefore would not meet the statutory tests as it is
considered very unlikely occupants of the site would seek to walk to
Glatton. Given the length, at approximately 1.8km, it would be excessive
for the level of development proposed, and Officers do note there is a
PROW connection to Glatton to the east, albeit a less direct route.

7.35

Comments received have also referenced changing the speed limits, to
start the lower limit further north. Officers understand the proposal was
designed to function based on the current arrangement, in terms of
access widths and visibility splays, and it is therefore not required to alter
road speeds.

7.36

A contribution has been requested by the Parish Council for the delivery
of a pedestrian crossing into the Co-Op foodstore, to the west of the
development site. Connectivity to services was identified as poor when

considering the allocation of the site, and little has changed to improve
that connection. A footpath is shown within the parameter plans
indicated along the southern side of the land reserved for a school,
running along Sawtry Brook. Based on the contribution identified by the
Parish Council, this appears likely to be put towards a more notable form
of crossing, such as a zebra or toucan crossing. However, given its
location and in discussion with LHA it is not certain if this could be
achieved. However, an alternative form, such as a dropped kerb
incorporating tactile paving (uncontrolled crossing point) would appear
to be achievable. A safe crossing point is considered to be necessary to
support the development but could be secured through condition, to
require the works to be carried out in accordance with a scheme to be
submitted to the LPA.
Ecology and Biodiversity
7.37

The application has been accompanied by Preliminary Ecological
Appraisal (PEA) and further Great Crested Newt (GCN) Survey, and
further details have been provided following comment from consultees,
namely in relation to net gains in biodiversity. The surveys did not identify
protected species within the site itself, but did identify records within the
area, as well as nearby designated sites, including the Averseley Wood
SSSI and two Protected Road Verges (PRV) to the east and west.

7.38

Officers note comments from neighbours have identified the presence
of habitat on the site, and that the Wildlife Trust has raised no objection
to the proposal, subject to the submitted plans demonstrating a net gain
being referred to at reserved matters stage and the submission of a
Landscape and Ecology Management Plan. Natural England have also
recommended a condition in relation to mitigation, to limit the impact on
a nearby SSSI.

7.39

The submitted information has demonstrated that it is possible to
achieve a net gain in biodiversity, though the Wildlife Trust notes the
submitted plans should be referred to in any subsequent reserved
matters, and Officers consider this could be conditioned to ensure this
would occur.

7.40

Concerns have been raised in relation to the SSSI to the south, and the
potential for adverse impact through increased visitor numbers. While
Officers note that site is operated by the Woodland Trust, and is open to
visitation from the public, there is a potential adverse impact that might
arise from increased footfall. Natural England have recommended that
mitigation measures are necessary, and the applicant has provided an
indicative scheme that would include an alternative walking
environment, making good use of the existing PROW crossing the site
and its connection to the wider PROW network, as well as providing
information to future occupants of the site to highlight the alternative
routes and inform appropriate actions to protect walkers in the SSSI.

7.41

As the details at this stage are not fixed, Officers consider it appropriate
that these are controlled through condition, to require the submission of
a detailed scheme, which is to be implemented prior to occupation.
Subject to that condition, and the condition identified in respect of net
gains in biodiversity, it is considered the proposal accords with policies
LP3 and LP30.

Drainage and Flood Risk
7.42

While the site is not located within either Flood Zones 2 or 3, Officers
note there are areas identified as being at high risk of surface water
flooding. These areas largely run concurrently with Sawtry Brook to the
south of the application site and with the awarded watercourse along the
northern boundary, as well as an area that crosses the site close to
Shawley Road. Officers note comments have been received highlighting
historic flood events and raising concerns with the potential risk of
increased flooding from the proposal.

7.43

The application has been accompanied by a Flood Risk Assessment
(FRA) that has considered potential strategies for management of
surface water. It recommends a small number of potential features that
are appropriate for the site, including permeable surfaces, rainwater
harvesting, swales and detention basins. The masterplan submitted
indicates large attenuation ponds within the site and demonstrates there
is a reasonable prospect these are achievable within the bounds of the
red line. Other measures could not be suitably demonstrated until the
detailed design stage but by their nature are largely integral to built form
and considered in principle to be achievable.

7.44

The LLFA have raised no objections to the proposed form of the
application and has recommended a condition that seeks a detailed
surface water drainage scheme to be submitted and approved. This is
required to ensure the detailed drainage scheme is suitable, and that a
long-term maintenance strategy is in place. Officers consider that, as the
proposal at this stage has suitably demonstrated drainage measures are
capable of being implemented, the condition would ensure the proposal
accords with policies LP5 and LP15 and the Cambridgeshire Flood and
Water SPD.

7.45

AW, EA, local residents and the parish council have noted that the
existing foul sewer network does not have sufficient capacity to
accommodate the flows from the development. AW and EA have
recommended conditions seeking a drainage strategy to be submitted
to improve the network and accommodate the flows of the development.

7.46

The submitted FRA also notes the proposal would lead to an
unacceptable impact to the foul network if implemented without
mitigation. Recommendations have been made by AW in pre-application
discussions identified in Appendix 3 of the FRA, including the provision
of 61m of parallel sewer along Church Street together with three
manholes and connection to the existing sewer, and the creation of an
additional 6m3 volume at the outfall location east of Sawtry, on Old North
Road.

7.47

Officers note that other legislation is also of relevance, namely the Water
Industry Act 1991, and that there are specific powers afforded in Section
106 of that Act to enable AW to ensure appropriate standards of
construction. It has been confirmed that there is ample capacity within
the Water Recycling Centre (WRC) to accommodate the flows from the
development, and the recommended improvement works occur offsite,
such that they are not predicated on the detailed design of the
application and there is a very likely prospect that an acceptable foul
network improvement could come forward to mitigate for the impacts of
the proposed development.

7.48

Notwithstanding that, however, it is necessary to ensure the upgrade
works are provided at an appropriate time. Officers have no particular
concerns that an upgrade to the network could not occur, particularly as
the network operator has recommended such works. As such, it is
considered that requiring a detailed drainage scheme to be submitted
by condition would adequately protect the water environment and
ensure infrastructure is not put at unacceptable risk of failure from an
inability to cope with increased demand. Subject to those, the proposal
is considered to accord with policy LP6.
Heritage Impacts

7.49

Sections 66 and 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 require that special regard is had to the desirability of
preserving particular features of Listed Buildings and Conservations
Areas and great weight should be afforded to the assets conservation.
The Ancient Monuments and Archaeological Areas Act 1979 protects
the archaeological heritage of Great Britain by making provision for the
investigation, preservation and recording of matters of archaeological or
historical interest.

7.50

Officers note the Conservation Area and the closest listed building are
approximately 270m to the south of the site, with a substantial residential
area intervening between the site and those heritage assets. No
objections have been raised by Historic England or the Conservation
Officer, who notes no designated heritage assets are in the vicinity of
the site. The site is not considered to be within the setting of these
designated heritage assets and is not considered to result in harm to
them by virtue of its development.

7.51

CHET has highlighted a number of significant archaeological finds in the
area, notably to the south of the site, in the recent Gidding Road
development, and with potential to the east of the site of further historic
activity and require investigation works to be undertaken in advance of
any determination, to understand potential archaeological finds within
the site and what, if any, mitigation or protection is needed for their
preservation.

7.52

An archaeological evaluation, including trench-based investigation, has
been carried out and identified a substantial number of finds, including
pottery, animal remains and iron and copper finds. It has been
concluded the artefactual evidence suggests settlement activities of the
late iron age or early roman age

7.53

CHET has recommended a condition is imposed to require a programme
of investigation, including excavation and publication of a record of the
finds. Such a requirement is identified within policy LP34 as a
requirement for developments, and as such, and subject to that
condition, the proposal is considered to comply with adopted policy
regarding heritage assets.
Impacts to Neighbouring Amenity

7.54

As the application is in outline form, at this stage it is not possible to
determine whether any of the impacts on residential amenity would be
overbearing or give rise to overlooking or overshadowing impacts.

Officers note objections on these grounds, but given the form and scale
of the site, it is considered likely a development could come forward that
would not result in materially harmful impacts from these sources.
Notwithstanding that, these considerations would fall to be determined
at reserved matters stage.
7.55

A number of concerns have been raised by local residents primarily
around noise, including from increased traffic generation, and light
impacts. The proposed residential element of the proposal would be very
likely to be utilised in a manner materially similar to the existing
residential areas and would be a compatible form of use to that currently
in existence. There is no particular reason to think the proposal would
give rise to noise levels that would depart from what is common within
residential developments, such that this proposal would adversely
impact the surroundings.

7.56

The school element is also located in close proximity to residential
properties. This is likely to give rise to a greater level of noise, but this
would be concentrated in standard school hours, during the daytime,
and would be highly unlikely to impact weekends or late evenings,
except during intermittent events. The likely level of noise generated, is
therefore not considered to be materially harmful to residential amenity
of neighbouring properties.

7.57

With regard to lighting, as this is largely a residential estate, any lighting
would be predominantly of a residential nature, low intensity and
directed towards the private areas which future occupants seek to have
illuminated. A condition is recommended to require the details of lighting
fixtures to be used in the initial development, such as in relation to street
or footpaths, to ensure they are adequately directed away from
neighbouring property. Similarly, the lighting used on the school would
be largely directed by the County Council required standards. It is
unlikely this would need to be significant in any way, given the focus of
operation during daylight hours, and any security lighting would be
necessary to ensure safe functioning. It is considered that, subject to a
condition requiring details as above, the proposal would not give rise to
an adverse impact from light pollution that would detrimentally impact
neighbouring property.

7.58

The application documents provide that the scheme will give rise to
approximately 158 movements each way in the AM and PM peaks,
which would discharge onto Glatton Road. Officers note the submitted
noise report indicates there is an existing level of noise from Glatton
Road that would be considered unacceptable in relation to the future
occupants of the development site unless mitigated. Officers also note
comments from neighbouring properties who have raised concerns with
regard to the increase in vehicle movements that would likely come
forward along Glatton Road.

7.59

A significant element of the noise impact is already present and part of
the baseline, and as this application can only address its own impacts it
cannot be used to mitigate that current noise environment. Traffic
generated from the development would not be discharged onto the road
in one go. Instead, vehicle movements would be more intermittent,
spaced predominantly across rush hours, but with notable movements
outside those times, and the Travel Plan also seeking to reduce the level
of traffic generation further. Particularly in light of the more intermittent

level of movement Officers consider the proposal would be unlikely to
result in such a significant increase in the level of vehicle movement that
it would result in a material increase in the existing level of noise
generated from Glatton Road. It is therefore considered the proposal
would not materially impact the amenity of neighbouring property
through noise generated from vehicle movement over and above the
existing noise environment.
7.60

The EHO has recommended conditions regarding construction hours,
and that a Construction Environmental Management Plan (CEMP) is
submitted to and approved by the local planning authority. These
conditions would ensure that, during the period of construction, impacts
to neighbouring residents and the surrounding area would be mitigated
to a satisfactory level.

7.61

Overall, therefore, and subject to conditions considered above, the
proposal is considered to accord with policy LP14 in terms of impacts to
amenity of neighbouring residential property.
Land Contamination and Air Quality

7.62

The application site comprises an existing agricultural field, and the EHO
has noted that there is a potential for contaminants to be present, such
as from the use of agrochemicals from its previous use. The EHO notes
that a large population would be affected if there was presence of such
contaminants.

7.63

However, the site has not been home to any specifically identified
historic uses that are particularly at risk of causing contamination. A
condition has been recommended as being sufficient to ensure
adequate investigation is made and, if contaminants are identified,
remediation is carried out. As the site is a greenfield site, and there are
no historic uses that have been identified that would likely give rise to
particularly high levels of land contamination, Officers consider there is
a very likely prospect the land could be made acceptable in terms of
health risks from contaminants, even in the event of contaminants being
identified. A condition is therefore sufficient in this instance to protect the
health impacts of future and surrounding occupiers and protect the
environment. Subject to such a condition, the proposal is considered to
accord with policy LP37.

7.64

The EHO has raised no concerns with regard to air quality, though
Officers note no Air Quality Assessment (AQA) has been submitted as
required by policy LP36. The site is not within or close to any designated
air quality management area, and the proposed use is unlikely to give
rise to sufficient emissions that would alter that situation. Adopted policy
states that any AQA would need to be proportionate to the proposed
development and should assess the development against the existing
state of air quality and the impacts of the proposal. In this instance,
however, and in light of the comment of the EHO, Officers consider the
proposal very unlikely to result in an adverse impact to air quality such
that it is not considered a full assessment is required.

7.65

That said, it is still important to ensure that regard is had to protecting
air quality in the area, both during and following construction. As set out
in the section above, any permission is recommended to be subject to a
CEMP which would demonstrate measures to mitigate impacts of dust

and particulates during the course of development. Since any grant of
permission would also require the production of a design code, which
would be secured through condition, Officers also consider that this
should include details as to how the proposal has made adequate
provision in its design to improve and promote a positive air quality
environment, for example in using a layout that accommodates the
prevailing wind to disperse pollutants.
7.66

It is noted there is a technical conflict with policy LP36, by virtue of the
lack of full AQA. The supporting text to policy LP36, in para 8.61 sets
out the specific areas of concern and the reason for seeking an AQA,
namely that it is where developments may adversely affect or be
affected by proposals. The NPPG (Paragraph:005 Reference ID:32005-20191101) advises that, where it is not anticipated the development
would give rise to concerns in respect of air quality, it is acceptable to
proceed to the decision, notwithstanding other matters. As, in this
instance Officers do not consider there are any concerns with regard to
air quality that cannot be satisfactorily mitigated through appropriate
design measures, it is not considered this could constitute a reason for
refusal that could be sustained.

7.67

Subject to the conditions identified above, Officers therefore do not
consider there would be harm and refusal on this basis would not be
justified. Officers consider the conditions would ensure compliance with
the underlying objectives behind policy LP36, such that there is no harm
identified over and above the technical conflict with the policy as written.
Amenity and Health of Future Occupants

7.68

The submitted noise report identifies that development along Glatton
Road, given existing noise levels, would result in an unacceptable noise
arrangement on the residential amenity of future occupiers. The report
has suggested the design of the development could appropriately
mitigate this, namely through maximising the set-back of residential plots
from Glatton road and through a layout designed to maximise screening
to main garden areas and bedrooms. It also suggests suitable glazing
and ventilation measures be installed within properties, to enable
mitigation when windows are shut.

7.69

The EHO has raised concerns in relation to the proximity of Glatton Road
to the development site, and that the existing level of noise generated is
such that it could result in an unacceptable noise environment if
unmitigated. It is recommended that noise levels are designed to meet
the standard within BS8233:2014 (British Standards for Guidance on
sound insulation and noise reduction for buildings). However, it is explicit
within the comments submitted that, from an amenity point of view, it is
unlikely to be acceptable for residents have to keep windows closed to
achieve an acceptable noise environment.

7.70

That said, the EHO acknowledges the design of the site could be used
to achieve a satisfactory noise environment for future occupants of the
site. They have recommended a condition that any subsequent reserved
matters application is accompanied by an acoustic report detailing the
mitigation measures to ensure all dwellings and amenity areas meet with
government guidelines.

7.71

While Officers consider this condition is necessary to ensure satisfactory
design of the site to protect future occupants from noise, they are
concerned that the production of such a report at reserved matters stage
may be too late to inform an appropriate design of the site, in light of the
requirement to submit a design code. Officers therefore consider this will
need to be submitted alongside the design code and consider an earlier
trigger point appropriate, to ensure the mitigation measures are carried
throughout the design principles of the site.

7.72

A Rapid Health Impact Assessment (rapid HIA) has been submitted in
support of the proposal, to support later design phases and the delivery
of safe, healthy and inclusive communities. The application is for a largescale major development, as defined in the glossary of the Local Plan,
and policy LP29 expressly seeks a full Health Impact Assessment (full
HIA).

7.73

However, the express reasoning for this document is to inform the
design stage, which would follow this application in determining both a
Design Code and any subsequent reserved matters application. The
supporting text to policy LP29 also notes that such assessments should
be proportionate the development, and the rapid HIA covers broadly
similar topics as a full HIA but in less detail.

7.74

Reviewing the submitted document, Officers note it has set out the broad
principles to be adopted in promoting a healthy community and
principles to inform the design phases. While it is not a full HIA, Officers
consider the details provided are sufficient at this stage to confirm the
development is capable of coming forward in a manner that would meet
the aims of the policy. A condition would be imposed to require a full HIA
prior to any reserved matters application, and together with the design
code, to demonstrate the principles identified in the rapid HIA have been
taken into account and are demonstrably incorporated into the
development.

7.75

While the technical conflict with policy LP29 is noted because the
proposal has not been accompanied by a full HIA, Officers consider that
no material harm arises that could justify a reason for refusal, since the
potential harm could be made acceptable through a condition.
The Proposed Primary School

7.76

CCC as Education Authority have raised concern with the potential
operation and capacity of schools in the area (full comments appended).
Consideration has been given towards potential expansion options for
the existing schools in Sawtry, which has identified that there are
possibilities that would accommodate children, but only those from
already committed developments. Three options have been put forward,
namely;
1. The expansion of Sawtry Infant School and Sawtry Junior
Academy from 2FE to 3FE at their existing sites.
2. The development of a new primary school at Sawtry Village
Academy.
3. Use of the Land available in this application site to develop a new
primary school.

7.77

With regard to option 1, the proposed expansion could accommodate
committed developments within Sawtry, but this proposal would

generate in excess of that and require a further project. While that is an
adverse impact of this proposal, in that there would not be further
placement available, this would also be a matter that arises from
potential other developments in the village, and might limit both natural
growth within the built-up area, as well as the potential for any larger
scale developments that might come forward in the future. This option
therefore is considered to represent a limited, and more immediate
benefit, but would not preclude, and may make it difficult, to
accommodate future growth.
7.78

With regard to option 2, this would result in primary provision at the
existing Sawtry Village Academy Site. The Education Authority have
stated that this would reduce the current provision at Sawtry Village
Academy itself as any primary school would utilise space and would
mean a direct reduction in secondary provision. This would have both
an immediate impact on current secondary placements available but
would also result in increased future pressure as there would be less
provision for accommodating the growth of the village.

7.79

With regard to option 3, this would provide a new primary school taking
in students between ages 4 and 11, as opposed to the current smaller
ranges offered by the Infant and Junior schools. In addition, this option
would not compromise the existing provision of the secondary school or
its potential for any further expansion. Land and a contribution of
£2,852,600 would be secured through any S106 agreement in
accordance with the Developer Contributions SPD, specifically
paragraph G.5. It is also proposed that the applicant would transfer the
school site to the County Council upon grant of planning permission
which is earlier than a normal school site transfer.

7.80

Paragraph 94 of the NPPF states;
It is important that a sufficient choice of school places is available to
meet the needs of existing and new communities. Local planning
authorities should take a proactive, positive and collaborative approach
to meeting this requirement, and to development that will widen choice
in education. They should:
a) give great weight to the need to create, expand or alter
schools through the preparation of plans and decisions on
applications; and
b) work with schools promoters, delivery partners and statutory
bodies to identify and resolve key planning issues before
applications are submitted.

7.81

The NPPF is clear that great weight should be afforded to the need to
create, expand and alter schools in determining applications and to
afford sufficient choice of placements. A number of comments received
have referenced the need for additional school places within the village,
both in terms of current capacity and from the committed developments,
and CCC have also highlighted the need for expansion, with options 1
and 2 being less favourable, and providing little future proofing beyond
the immediate requirements.

7.82

This is a somewhat unique situation, in that the potential options that
might accommodate growth within Sawtry would either preclude any
future school placements or would diminish existing placements.

7.83

Para. G.2 of the Developer Contributions SPD states the district council
will seek to secure appropriate education and school facilities in
accordance with the requirements of the Local Education Authority. As
the County Council have identified a number of issues with the potential
future delivery of school places, there is opportunity through the
development to meet the need arising from this proposal and the
committed developments in the area, without compromising both
existing and future provisions.

7.84

It is appropriate to consider the materiality of option 3 to this decision,
given the application is clearly contrary to the development plan and the
provision of the land might be construed as ‘purchasing planning
permission’. Newbury 1 is the relevant court authority and sets out the
relevant test as to whether a matter is a material consideration. It states;
“… the conditions imposed must be for a planning purpose and not for
any ulterior one, and … they must fairly and reasonably relate to the
development permitted. Also they must not be so unreasonable that no
reasonable planning authority could have imposed them …”

7.85

Applying Newbury here, the provision of education facilities is directly
related to the use of land for the purposes of the residential
development, and there are explicit policy drivers within national and
local planning policy in relation to the provision of school places and
choice of places. The proposal for a new school would fairly and
reasonably relate to the proposal because the proposed development
would result in a population that exceeds existing availability of school
places and it is necessary to provide further places, of which the
available options have varying levels of success and drawback to be
considered. Officers therefore conclude having regard to analysis of
court cases on material considerations in Wright 2, that the provision of
the land for a new school is material to the consideration of the
development, which must be assessed as a whole.

7.86

The proposed development would afford opportunity to provide
additional school placements, creating a greater level of choice for the
community, in terms of choice of school and the different offer between
the proposed all through and the existing infant and junior provisions. It
would help ‘future proof’ Sawtry in the event of future growth, at any
scale, and is the only option that would not appear to compromise the
ability of existing schools to provide places. In light of the position that
there are no other options that would not result in consequential harm to
existing education provision, Officers consider that great weight should
be attributed to the proposal for a new school. In this instance, it is
considered such weight is greater than the weight which might otherwise
be attributed to a more typical contribution (for example in relation the
other options), in light of the unique situation in Sawtry.
Section 106 Contributions and Community Infrastructure Levy
(CIL)

7.87

Section 106 Obligations may be sought where they meet the tests of
Regulation 122 of the Community Infrastructure Levy Regulations 2010
1 See Newbury District Council v Secretary of State for the Environment
[1981] AC 578 at 599-600
2 R (on the application of Wright) V Resilient Energy Severndale Ltd and
Forest of Dean District Council [2019] UKSC 53

(as amended). Such obligations must be necessary to make the
development acceptable in planning terms, directly related to the
development and fairly and reasonably related in scale and kind to the
development.
7.88

The development will be CIL liable in accordance with the Regulations
(and exemptions contained within) and the Council’s adopted charging
schedule. In addition, as the proposal is for in excess of 200 dwellings,
contributions beyond CIL may be sought through S106 obligations
towards infrastructure in respect of health, education, footpaths,
community facilities, libraries and lifelong learning, open space and sport
facilities as necessary in relation to the proposal.

7.89

In order to calculate the required obligations, the Developer
Contributions SPD requires that dwelling numbers are translated into
population. At this time average household numbers are calculated at
2.25 persons per household. This development, at 340 dwellings, would
therefore equate to a population of 765 people.

7.90

In summary, the following contributions have been identified as being
required by the adopted Developer Contributions SPD, or requested by
consultees;
• That 40% (up to 136 units) of the dwellings provided affordable, as
defined within the NPPF (with an expected provision of 70% to be
provided as social or affordable rented properties and 30% shared
ownership properties).
• The contribution of 2.3ha of land to the County Council for the
provision of a primary school and a contribution of £2,852,600.
• A contribution of £786,562.50 towards Early Years education
provision.
• The contribution of £132,480.30 towards the expansion of
Wellside surgery.
• A total of 16200m2 of on-site public open space and associated
maintenance contributions.
• A total of 1000m2 of equipped play space to include the provision
of an onsite neighbouring equipped area of plan (NEAP) and
associated maintenance contribution.
• A contribution of £216,922 to the provision of off-site sport
facilities, namely the provision of grass pitches at land north of
Greenfields.
• £150 per dwelling (total of £51,000 based on 340 dwellings)
towards the provision of bins, or £669 per communal bin.
• Contribution of £20,000 towards a pedestrian crossing from the
site to the Co-Op. (Please see the above section regarding
Transport Impacts for consideration of this matter.)
• A contribution of £125,000 towards upgrading existing buildings
and providing changing rooms and equipment storage at
Greenfield Sports Facility.
• A contribution of £75,000 or £125,000 towards a pedestrian
crossing on the B1040 to access Greenfield Sports Facility.
• A contribution towards maintenance of new and upgrade bus stops
at £7000 per shelter and £10,500 per RTPI. (Please see the above
section regarding Transport Impacts for consideration of this
matter.)
• A contribution of £11,640 the provision of outdoor gym equipment
to St Judith’s Field.

7.91

As set out in adopted policy LP24, proposals of this scale are required
to contribute towards affordable housing, providing 40% of the dwellings
as affordable units. The proposed 340 dwellings this would represent a
total of 136 affordable units. The supporting text to that policy, in
paragraph 7.9 clarifies that the expectation is that this is a mix of 70%
social or affordable rented, and 30% shared ownership units, though the
former is specifically identified in the policy itself. Officers note
comments from neighbouring properties raising concern regarding the
use of the words ‘up to’ in terms of affordable housing, but this would be
secured through any S106 agreement in any event. No factors have
been identified (such as market viability), that would demonstrate
anything less than the full requirement of affordable housing can be
provided. As such, this obligation is required in accordance with adopted
policies LP4 and LP24, as well as paragraph A.11 of the Developer
Contributions SPD.

7.92

The section above has discussed the provision of the primary school
and its necessity such that it is not necessary to revisit that matter in this
section. Suffice to say, it has been deemed to accord with the relevant
tests and would need to be secured through a legal agreement in
accordance with policy LP4 and the Developer Contributions SPD.

7.93

A contribution of £786,562.50 has been sought towards the provision of
Early Years Placements (EYP). The forecast need, accounting for this
development and others, would be in excess of the current provision,
and so additional provision would be necessary. To mitigate the
additional need generated by the development a contribution would be
required, and the County Council has identified this would be as part of
the new 2FE school setting.

7.94

NHS England have identified that Wellside Surgery, the only surgery
within reasonably proximity to the site, does not have sufficient capacity
to accommodate future occupants of the development. Para. D10 of the
Developer Contributions SPD identifies, amongst other things, the
considerations with regard to the provision of health facilities. While the
required expansion is necessary to meet the needs of development in
the area, the expansion works have already begun, and partial funding
has been secured through an NHSE improvement grant. The request for
the S106 monies is effectively a ‘reimbursement’ of that element.
Notwithstanding, the forward funding by alternative sources would
ensure the development is operational earlier than it might otherwise
have been in the development process. As such, the contribution is
considered to remain necessary, as the need for the expansion is
directly generated by this application.

7.95

Comments have not been received in response to the latest amended
proposal from the NHS. However, previous comments in relation to the
proposal for 350 dwellings identified contributions at £132,480. In the
absence of further confirmation and the minor difference in dwellings
between the present and previous identified contributions Officers
consider this amount is suitably representative of the requirement. In the
event of a resolution to approve the application, Officers would seek
delegated authority to finalise the overall amount in consultation with the
NHS.

7.96

The Council’s Open Space Team has advised the required provisions
for on-site open space to be delivered based on the quantum of
development proposed are a minimum of 16200m2 of on-site open
space, including 6400m2 of continuous space. The Developer
Contributions SPD sets a requirement for 1912m2 of play space,
indicatively providing a NEAP (1000m2), shown on the submitted
parameter plan. No objection has been raised to this from the Open
Space Team, and Officers note the NEAP is located within a larger area
of open space, with other open space areas that could also contribute
the required open space for equipped play. Noting the application is in
outline form, it is considered there would be adequate capacity within
the site to accommodate the overall requirements identified within the
Developer Contributions SPD. While the proposal has not included Local
Equipped Areas of Play (LEAP) Officers consider that would be
unnecessary in this instance, and the need for equipped space would
be sufficiently met by a well-designed and laid out NEAP. In addition,
contributions would be required towards maintenance, to be calculated
in accordance with the updated costs in Appendix 2 of the SPD.

7.97

As set out in para B.44 of the Developer Contributions SPD, a proposal
of this scale will be required to contribute towards outdoor sports
facilities off site, to be negotiated on a case by case basis. HDC Sport
has sought a contribution towards the creation of grass pitches at land
adjacent the existing Greenfield Sport facility and cite the shortfall
identified in the Huntingdon Sports and Leisure Facilities Strategy. The
Parish Council has also sought a contribution towards improvement of
the buildings at that site, namely the addition of changing rooms and
equipment stores. Sports and open space facilities in the area have
been identified as lacking, and the proposal will result in an increased
draw on these facilities. In order to ensure they are fit for purpose,
Officers consider the contributions identified are necessary to mitigate
the impacts of the development and ensure there is sufficient access to
good quality outdoor open space. A contribution has also been sought
be the Parish Council towards the provision of accessible gym
equipment to the existing St Judiths Field. It is noted there appears to
have been recent contributions towards securing a skate park at that
site.

7.98

The overall contribution of £216,922 identified by HDC Sport in
improving sport facilities have been sought. These would accord with
the calculations within the SPD and would largely cover all requested
improvements at Greenfields. This contribution would diversify the offer
of Greenfields and, in light of the existing under provision identified in
the Council’s Sports Facility Strategy, would support the facility against
the increased demand as a resource. It is therefore considered this
contribution would be necessary to ensure adequate sport provision is
available to support the health and wellbeing of future occupants.

7.99

While the proposal may result in increased use of St Judiths Field, the
improvement to that facility already secured would mitigate demand, and
further play space would be accommodated within the site in light of the
required NEAP which would be more likely utilised by future occupants.
Officers therefore consider it difficult to draw any meaningful connection
between the development and St Judiths Field, and as such it is not
considered this contribution would be necessary to make the
development acceptable.

7.100 The Developer Contributions SPD and policy LP4 identifies the
requirement for contributions towards waste management infrastructure,
including the provision of waste storage containers appropriate to the
housing provided. This would be secured in accordance with the
requirements identified within the updated costs of the SPD.
7.101 A contribution has been identified by the Parish Council towards the
development of local community projects and Caresco charity, local to
Sawtry, have identified where such monies might provide support, as
well as identifying both the existing usage within the village, and a
number of persons generated from the development likely to use these
services. Regulation 122 of the CIL Regulations and para. 56 of the
NPPF have identified the relevant tests in respect of seeking obligations,
namely that they must be necessary to make the development
acceptable in planning terms, directly relate to the development, and
fairly and reasonably relate in scale and kind to the development.
7.102 The Developer Contribution SPD acknowledges the local environment
for a community is greatly enhanced by the provision of community
facilities and that these can aid in promoting healthy and socially
inclusive communities. It is understood that the County Council are
reviewing proposals with CARESCO and that there is potential to
provide enhanced community facilities (alongside the existing
provision). At this time however there is insufficient information about
the project to allow Officers to identify whether the project would meet
the statutory tests for securing a contribution from this development.
Officers will continue to try and progress these discussions in advance
of the Development Management Committee and an update will be
provided on or before the meeting.
7.103 Officers note the Parish Council request for a pedestrian crossing to
Greenfields across Old North Road, the B1043. In light of the distance
of the application site to Greenfields, Officers consider it unlikely future
occupants would walk to that site. The provision of such a crossing
would not therefore directly relate to the development. Officers note the
road is reasonably straight with existing wide footpaths, such that it
appears to provide a relatively safe crossing point with visibility in either
direction. While there may be an increase in vehicle movements, this
does not change the fact that the existing arrangement provides a
reasonable level of safety, and Officers consider it unlikely the level of
movement would be significantly perceived as increased. On the whole
it is therefore not considered this is an appropriate mitigation for this form
of development.
7.104 Overall, of the obligations that have been identified and requested, the
following are considered to meet the tests in 122 of the CIL Regulations
and would accord with policy LP4. They are recommended to be sought
through a S106 legal agreement in the event of a resolution to approve;
• That 40% of the dwellings to be erected are affordable (with an
expected provision of 70% to be provided as social or affordable
rented properties and 30% shared ownership properties.)
• The contribution of 2.3ha of land to the County Council for the
provision of a primary school and a contribution of £2,852,600.
• Early Years contribution £786,562.50.
• A contribution towards the expansion of Wellside surgery with the
final amount to be provided.

•
•
•
•
•

A total of 16200m2 of public open space and associated
maintenance contributions in accordance with Appendix 2 of the
Developer Contributions SPD (as updated annually).
The provision of an on-site Neighbourhood Equipped Area of Plan
(NEAP) an associated maintenance contribution of £54,345.99.
A contribution of £216,922 towards the provision of off-site sports
facilities, namely the delivery and improvement of facilities at
Greenfields.
A contribution towards maintenance of new and upgrade bus stops
at £7000 per shelter and £10,500 per RTPI.
A contribution of £150 per dwelling towards the provision of bins,
or £669 per communal bin.

7.105 As noted above, the proposed school is a material consideration in the
determination of the application in the planning balance. If the
development proceeded without that element, it would have removed a
significant material consideration and is likely to alter the planning
balance and likely outcome of the application. It is therefore necessary
to ensure the new school comes forward, and the development is
restricted in such a manner that the school site must be delivered if the
housing is also to be delivered. A clause would be required within any
Section 106 agreement that restricts the development such that the
remainder of the development could only be occupied once the school
site had come forward.
Other Matters
7.106 Officers note a condition has been requested in relation to burning of
waste on site. This matter is covered by other legislation and such a
condition is therefore unnecessary to impose on this application.
7.107 A condition is necessary to secure fire hydrants within the site prior to
occupation of each phase. Officers consider it appropriate that, as the
development is intended to be phased, a plan setting out fire hydrants
should be provided with each reserved matters application for layout, to
ensure adequate provision for emergency services.
7.108 Officers note comments regarding the use of renewable energy sources,
such as solar panels and air source heat pumps. There is a requirement
within policy LP12 that all proposals accommodate a higher level of
water efficiency than baseline allowances in building regulations, which
would be secured through a condition. While Officers note comments in
the application documents regarding solar panels, these are indicative,
and there no other policy drivers within the local plan that specifically
require the use of renewable energy. As this matter, in any event, is
covered by Building Regulations, it is not considered necessary to
impose further controls.
7.109 It is noted the site was submitted for allocation through the Local Plan
process, and was discounted on the basis of landscape harm and poor
accessibility to services, though Officers note the latter point appears to
be contradicted within the Housing and Economic Land Availability
Assessment (HELAA). Officers advise that the allocation of a site, or a
site being discounted for allocation, does not otherwise make
development acceptable or unacceptable, in light of the broad questions
that are asked at allocation stage. This application should be determined
on its own merits.

7.110 The application is proposed in a phased manner. A condition requiring
a phasing plan is necessary to understand the manner in which the
proposal will be built out, to ensure infrastructure and mitigation is
delivered at appropriate points.

8.

Planning Balance and Conclusions

8.1

The application must be considered in accordance with the statutory
tests in s.38 (6) of the Planning and Compulsory Purchase Act 2004,
namely, in accordance with the Development Plan unless material
considerations indicate otherwise. As the now adopted Local Plan came
into force in May 2019 it is considered to be ‘recently adopted’ in
accordance with footnote 38 of the NPPF. It has been demonstrated
through the plan that there is a five-year supply of housing land, and in
accordance with paragraph 74, this is sufficient to confirm that position.
The policies which are the most important for determining the application
are considered to be up-to-date and are afforded full weight.

8.2

This proposal is contrary to the adopted Local Plan. It has been identified
that there would be landscape and visual harm to the character of the
countryside and to the landscape through the development, given the
open nature of the site and the important contribution it makes to the
setting of Sawtry. Officers consider that there would be graduated levels
of outward from Sawtry, with the development closest to Sawtry being
of a lesser level of harm, and the furthest areas being significant. While
this is considered to somewhat temper the harm overall, there remains
a conflict with policies LP2, LP3, LP10, LP11 and LP12, and Officers
consider it carries a significant weight. This is the only harm that has
been identified, with all other matters being found acceptable, or capable
of being made acceptable through planning conditions or planning
obligations.

8.3

Officers note there are no other Local Plan policies that provide support
to the proposal. It has been identified that there are factors that may
temper the harm somewhat, such as the inclusion of landscape buffers
and due to graduated levels of harm radiating away from Sawtry.
However, the proposal conflicts with strategic level policies that balance
the need for housing against the protection of the environment, and go
to the heart of the Development Plan. As such, the conflict is considered
to be significant, and in applying the Plan as a whole to the proposal,
Officers consider the proposal is considered to be clearly contrary. As a
result, in accordance with Section 38(6), it is necessary to consider
whether there are any material considerations that would indicate a
determination should be made other than in accordance with the
Development Plan.

8.4

The key material consideration is that the proposal makes provision for
a new school within the site, which, given that it would be transferred to
the County Council quickly following any approval, would appear to be
capable of being delivered early. This is the preferred option, and is the
only option available to the County Council that provides both a
reasonable level of ‘future proofing’ and does not impact the other
schools in Sawtry in a manner that may limit their ability to provide
placements in both the short and long term. Officers consider, in line with

NPPF paragraph 94, that the need to create a new school should be
afforded a great weight.
8.5

In addition, there are other benefits to the development that, while they
may not be unique in the same manner as those in relation to the school,
also weigh in favour of the development. These are;
• The economic and social benefits of new housing development to
supporting local infrastructure
• The contribution towards the Council’s available land supply above
the provisions of the Local Plan pursuant to the national planning
policy objective of significantly boosting the supply of homes.
• The social benefits of the contribution of 136 on site affordable
housing units to meet the identified need within the districts
• Other financial contributions towards infrastructure in the area to
support local infrastructure in both the present and future.
• The economic benefit of the development process itself, including
sourcing of materials and construction jobs.
• The environmental benefit through securing a net gain in
biodiversity.

8.6

These benefits are considered to be afforded a moderate weight, as they
are not unique to this proposal and would be benefits arising from other
proposals of a similar scale.

8.7

However, taking into account these benefits together with the proposed
school, it is considered that substantial weight should be attributed to
the benefits of the development. In this instance therefore, Officers
consider the collective material benefits of the proposed development
outweigh the identified conflict with adopted policy and the associated
harm. It is considered that the application should be approved as a
departure from the Development Plan in light of these material
considerations.

9.

RECOMMENDATION - APPROVAL subject to confirmation of
NHS contributions and completion of a S106 agreement, and
conditions relating to the following;
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•

Outline Time limit.
Reserved Matters to be submitted.
Reserved Matters Time Limits.
Accordance with Parameter Plans.
Accordance with Access Plans.
Limit dwelling numbers.
Phasing details.
Submission of Design Code.
Submission of Landscape buffer details.
Health Impacts Assessment prior to reserved matters
applications
Reserved Matters applications to be accompanied by planting
specifications.
Full details of roads and accesses to be submitted and approved
as part of each reserved matters.
The access shall be at least 5.5m for 30m.
Metalled surface of at least 30m along access.
The junction shall be laid out with a 7.5m radius kerb.

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Visibility splays to be provided either side of the vehicular access
and kept free from obstruction.
Works to widen Glatton Road to be completed prior to
occupation.
Traffic Management Plan to be submitted.
Upgrade to bus stop to west of Glatton Road
Upgrade to bus stop on eastern side of The Green
New bus stop on Glatton Road
Footpath connection to Co-Op
Footpath along Glatton Road to Sawtry
Residential Welcome Pack to be provided
Travel Plan to be implemented.
Fire hydrants.
PROW alignment details to be provided.
Details of alternative dog walking route to be submitted.
Landscape and Ecological Management Plan to be submitted.
Ecological mitigation in survey adhered to.
RM applications as a whole to deliver biodiversity net gain in
accordance with submitted details.
Details of Surface Water Drainage Scheme to be submitted.
Details of Foul Water Drainage Scheme to be submitted.
Vehicle tracking details to be submitted as part of reserved
matters for Layout.
Waste Management and Minimisation Plan to be submitted.
Noise mitigation measures to be implemented.
Construction hours.
Construction Environmental Management Plan to be submitted
Land Contamination Assessment to be carried out.
Housing mix
That dwellings accord with M4(2) of the building regulations
Water Efficiency

OR
REFUSE in the event that the obligation referred to above
has not been completed and the applicant is unwilling to
agree to an extended period for determination, or on the
grounds that the applicant is unwilling to complete the
obligation necessary to make the development acceptable.
If you would like a translation of this document, a large text version or
an audio version, please contact us on 01480 388388 and we will try to
accommodate your needs.

CONTACT OFFICER:
Enquiries about this report to Aaron Sands, Senior Development
Management Officer 01480 388577

From:
Sent:
To:
Subject:

DMAdmin
01 April 2020 13:33
Control, Development (Planning)
FW: Planning Permission Consultation - Land North Of Shawley Road And West
Of Glatton Road Sawtry (ref 18/01458/OUT)

From: clerk@sawtry-pc.gov.uk <clerk@sawtry-pc.gov.uk>
Sent: 01 April 2020 12:58
To: DMAdmin <Development.ManagementAdmin@huntingdonshire.gov.uk>
Subject: RE: Planning Permission Consultation - Land North Of Shawley Road And West Of Glatton Road Sawtry (ref
18/01458/OUT)
As I have not received a reply to my question regarding extension of timescale for comments from councillors, I am
repeating the comments put forward by Councillors at the time of the original application.
All objections initially submitted still apply including the comment regarding access – ‘there is only one road
entrance for 350 houses – if this is blocked for any reason traffic, including emergency vehicles, cannot enter of
leave the site’.
Please be advised that the proposed access is on the brow of a hill and therefore in a very dangerous position.
Diane Davis
Clerk to Sawtry Parish Council
From: Dmadmin@huntingdonshire.gov.uk <Dmadmin@huntingdonshire.gov.uk>
Sent: 26 March 2020 16:49
To: clerk@sawtry-pc.gov.uk
Subject: RE: Planning Permission Consultation - Land North Of Shawley Road And West Of Glatton Road Sawtry (ref
18/01458/OUT)
Dear Parish Clerk,
Please find correspondence from Development Management at Huntingdonshire District Council attached to this
email in relation to the following application for planning permission.
Proposal: Phased outline application for the development of up to 340 dwellings alongside associated site
infrastructure, open space (including provision of a Neighbourhood Equipped Area for Play) and a primary school
(Use Class D1), with all matters reserved except for means of access
Site Address: Land North Of Shawley Road And West Of Glatton Road Sawtry
Reference: 18/01458/OUT
Opting out of email correspondence
-------------------------------------------------------We are continually striving to improve the service we deliver to our customers. As part of this we are now
contacting our customers by email where possible in an effort to provide a faster, more efficient service.
If you would prefer not to receive correspondence from us via email you have the right to opt out. If you wish to opt
1

out please contact us at the address provided below so that we can remove your email details from our records.
Keeping safe on the internet
--------------------------------------------You should never open a file attached to an email when you do not trust the sender's authenticity.
We will only contact you via email when you have already contacted us in relation to this specific application (or one
directly related to it) and provided your email address as a contact - we will not transfer your contact details
between unrelated applications.
If you have any doubts or concerns relating to this email please contact us directly, our contact details are provided
below.
Development Management
Huntingdonshire District Council
T: 01480 388388
E: dmadmin@huntingdonshire.gov.uk
Disclaimer
The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient
and others authorized 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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From:
Sent:
To:
Subject:

Diane Davis - Sawtry Parish Council <Clerk@sawtry-pc.gov.uk>
28 February 2019 12:55
DevelopmentControl
Comments on planning application - 18/01458/OUT

Sawtry Parish Council comments on the application 18/01458/OUT – Land North of Shawley
Road and West of Glatton Road:
Recommend refusal:



















The site is outside the area of the current local plan, and is not included in the draft local
plan
Huntingdonshire District Council considered this site in their consultations on the draft local
plan. This site was proposed for allocation through the Stage 2: Strategy and Policies
Consultation. The decision by Huntingdonshire District Council in 2017 was that the site
was not considered suitable for further assessment due to its visually prominent location in
open landscape and poor access to services.
The site is outside the natural boundary of the village which is Sawtry Brook
If this was approved it would give a precedence for further development to the village of
Glatton
Already had three large developments approved in the last couple of years which will
increase the houses in Sawtry by more than 420 with no additional infrastructure
There is no mention in the plans for addressing environmental issues – it is essential that
all new developments have air source heat pumps (gas heating will not be sustainable),
there should be rain water catchment facilities and renewable technologies
The application states that no footpaths are affected – in fact there are a number of
footpaths which border the site and are affected – changing from walking in open
countryside to through a housing estate
As outside the village boundary there is no main sewer for foul water
A sustainable drainage system – needs to be maintained to be effective
Foul water disposal – Anglian Water response as quoted in the flood risk assessment for
this application is that ‘connecting foul flows from the development site is likely to have a
detrimental effect on the existing sewer network’. In the same document Anglian Water
confirms that ‘downstream public foul network improvements are required to mitigate the
flooding occurring across five downstream manholes (and also to prevent excess
surcharging of the existing foul system)’.
Surface Water Disposal – no capacity in the current system for this, several roads have
standing water after heavy rainfall, additional water would make the situation much worse
There is only one road entrance for 300 houses – if this is blocked for any reason traffic,
including emergency vehicles cannot enter or leave the site
There is no proposal for a footpath along Glatton Road – this is essential the whole length
of the site – the suggested public footpath in the middle of the site is not an acceptable
route for access to Glatton Road/the Co-op/doctor’s surgery/ schools/bus stops on The
Green
Widened road and footways either side of Glatton Road to the North boundary of the site is
essential for the safety of motorists, pedestrians, and cyclists. The road should be brought
up to current adoptable standards which it does not currently meet
A bridge over the brook would be required to continue the footpath along Glatton Road into
the village
1













The 30mph speed limit should be moved North to the edge of the development
The traffic calming proposal is the wrong way round – traffic entering the village should give
way to the traffic leaving the village
The planning statement says that Sawtry is a key service area with 4 buses an hour – this
is wrong, the actual bus service is as follows:
o Route 46A – 2 buses a day between Sawtry and Peterborough
o Route B – 06.12 then every hour to 18.12, then 18.42, 19.42 (last bus) to
Peterborough
o Route B – 07.16, 08.16, 08.28, 9.46 then every hour to 18.46, 19.49, 20.49 (last
bus) to Cambridge
o Anyone wishing to visit friends, the cinema, theatre, hospital visiting in the evening
cannot use public transport which leads to isolation for those that do not drive
There are very few jobs in Sawtry so residents have to travel to Peterborough, Huntingdon,
Cambridge and beyond, including London. Public transport does not operate at times
suitable for commuting so everyone has to use their own cars. It is noted that the plan
includes proposals for cycle storage at each house but does not allow for sufficient car
parking/garages – most households have at least two cars in order to travel to work.
The travel plan included in the planning application is not based on the reality of the
situation and is not sustainable at all
There is an assumption that residents will walk to local facilities – this does not happen in
reality
The infant and junior schools cannot cope with the additional children from this
development
Money should be given to the doctor’s surgery to facilitate the extension of the current
facilities
A larger supermarket is needed – the current Co-op is a local convenience store and not
large enough to cope with the increasing population. Even with the existing population the
car park is totally inadequate with cars overflowing into Glatton Road and the industrial
estate.

S106 request if the application is approved:
 Community Development – money for the development of community projects run locally:
o Food bank
o Carers support group
o Dementia awareness
o Befriender Scheme
o Friendship and Vintage Clubs
o Man Cave
o Community Print Shop
o Volunteer Car Scheme






Pedestrian crossing from the site to the current co-op – £20,000
Greenfield Sports Field and Building – upgrade of existing building including adding
changing rooms and equipment store – £125,000
Light controlled pedestrian crossing on the B1040 to allow safer access from the footpath
to Greenfield sports facility - £75,000/£125,000
Interactive boards on all the bus stops
Inclusive outside gym equipment to compliment the gym equipment on St Judith’s Field
with access for wheelchairs – £11,640

Sawtry Parish Council
2

Tel: 01487 831771
Office Open: 9.00 – 1.00
Monday to Friday
In accordance with the law, Sawtry Parish Council (SPC) only collect a limited amount of information. The personal information
you provide (name, address, email address, phone number), will be processed and stored so that it is possible to contact you
and respond to your correspondence and provide information. SPC do not use your data for purposes other than those
specified. SPC do not use profiling, sell or pass on your data to third parties. SPC ensure your data is stored securely and delete
all information deemed to be no longer necessary. SPC constantly review Privacy Policies-copy available on
request.
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Development Management Committee
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