DEVELOPMENT MANAGEMENT
COMMITTEE 18 MAY 2020
Case No:

19/02107/FUL (FULL PLANNING APPLICATION)

Proposal:

CHANGE OF USE OF AN AREA OF LAND
PREVIOUSLY USED AS PADDOCKS, IN
ASSOCIATION WITH THE AGRICULTURAL
ACTIVITIES IN THE COMPLEX, TO AN
OUTDOOR STORAGE AREA AND ERECTION
OF 2.4M HIGH SCREEN FENCING.

Location:

NEW MANOR FARM SAWTRY WAY WYTON

Applicant:

MR MICHAEL GEORGE

Grid Ref:

528959 272738

Date of Registration: 18.10.2019
Parish:

HOUGHTON AND WYTON

RECOMMENDATION - APPROVE
This application is referred to the Development Management
Committee (DMC) as Houghton and Wyton Parish Council's
recommendation of refusal is contrary to the officer
recommendation of approval.
The application report should be read in conjunction with the
report on application 19/02108/FUL for a proposed alpaca, lambing
and cattle shed that is also on this agenda.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The site is located in open countryside to the north of Houghton
village and to the west of St Ives town, situated to the south west
of Sawtry Way. The site relates to New Manor Farm, which has
been the subject of several recent applications for new buildings,
extensions and changes of use to improve the facilities on the
site.

1.2

Established in 2002, the Houghton Hall Equestrian and Alpaca
Centre enterprise covers approximately 57 hectares (ha) (140
acres), although all equine related activity at the wider site
ceased in 2018.

1.3

Planning permission is now sought for a change of use of an
existing paddock area to form a storage area associated with the

recently approved storage building, in order to support the
applicant’s established haulage and supply business that
includes a company that supplies a range of building materials
and tools.
1.4

The proposals also include the erection of a 2.4m high fence to
the north and eastern boundaries of the site and new hedgerow
planting beyond the fence on the northern boundary to provide
screening.

1.5

The site is currently accessed from a single point of entry on
Sawtry Way which was upgraded to allow safe access and
egress by HGVs. Access to the proposed storage area is via the
existing car park that lies on the Sawtry Way frontage to the east
of the existing main access point.

1.6

The proposed storage area is located to the east of the site to
the rear of the existing car park that serves the majority of the
buildings on the wider site.

1.7

The site is bounded by the car park to the north, a mature hedge
and tree line to the east, newly planted trees to the south and the
site of the proposed storage building to the west beyond which
are other buildings relating to the wider site.

1.8

Two public right of ways border the wider site on its western and
eastern boundaries. Both connect Sawtry Way to Houghton Hill
Road.

1.9

The site lies within flood zone 1 as identified on the Environment
Agency Flood Maps and Strategic Flood Risk Assessment.

1.10

The nearest residential property is over 120m from the site to the
east.

2.

NATIONAL GUIDANCE

2.1

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

2.2

The NPPF 2019 sets out the Government's planning policies for
(amongst other things):
• delivering a sufficient supply of homes;
• achieving well-designed places;

•
•

conserving and enhancing the natural environment;
conserving and enhancing the historic environment.

2.3

Planning Practice Guidance is also relevant and a material
consideration.

2.4

The National Design Guide is also relevant and a material
consideration.

For full details visit the government website National Guidance
3.

PLANNING POLICIES

3.1

Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019)
• LP11: Design Context
• LP2: Strategy for Development
• LP4: Contributing to Infrastructure Delivery
• LP10: The Countryside
• LP11: Design Context
• LP12: Design Implementation
• LP14: Amenity
• LP15: Surface Water
• LP16: Sustainable Travel
• LP17: Parking Provision
• LP19: Rural Economy
• LP30: Biodiversity and Geodiversity
• LP31: Trees, Woodland and Hedging
• LP37: Ground Contamination and Groundwater Pollution

3.2

Houghton and Wyton Neighbourhood Plan
• HWNP5: Retaining and enhancing biodiversity
• HWNP7: Protection of best and most versatile agricultural
land
• HWNP15: Provision for the needs of new or expanded
businesses

3.3

Supplementary Planning Documents:
• Huntingdonshire Design Guide (2017)
• Developer Contributions SPD (2011)
• Huntingdonshire Townscape and Landscape Assessment
SPD (2007)
• Cambridgeshire Flood and Water SPD (2017)
• HDC Annual Monitoring Report (2019)
• Huntingdonshire Tree Guidance Note 3
• Annual Monitoring Report – Part 1 (Housing) 2018/2019
(October 2019)
• Annual Monitoring Report – Part 2 (Non-Housing)
2018/2019 (December 2019)
• ECAP CCC Waste Management Design Guide (CCC
SPD) 2012

For full details visit the government website Local policies
4.

PLANNING HISTORY

4.1

18/01742/FUL - Proposed construction of a storage building.
APPROVED – June 2019

4.2

18/00200/CLPD - Use of existing building previously used as an
indoor arena associated with the Equestrian and Alpaca Centre
as a children's indoor play area. GRANTED – April 2018

4.3

18/00119/FUL - Change of use of an existing outdoor
practice/event arena to a building material and small plant
storage area. APPROVED – June 2018

4.4

17/01791/FUL - Change of use of an existing stable block to a
small tool and machinery storage and maintenance area (use
class B2) including installation of one roller door. APPROVED –
December 2017

4.5

There is a considerable additional planning history on the wider
site but this is not considered relevant to the consideration of this
current application.

5.

CONSULTATIONS

5.1

Houghton & Wyton Parish Council – Recommend refusal and
make the following detailed comments (COPY ATTACHED):
Paragraph 12 of the National Planning Policy Framework 2019
states 'The presumption in favour of sustainable development
does not change the statutory status of the development plan as
the starting point for decision making. Where a planning
application conflicts with an up to date development plan
(including any neighbourhood plans that form part of the
development plan, permission should not usually be
granted'(emphasis added).
We have sought legal opinion and for reasons set out below
cannot see that the Huntingdonshire Local Plan 2036, and
especially HLP 10 and HLP 19 of that plan, nor the Houghton &
Wyton Neighbourhood Plan 2018, notably HWNP 15 support this
development.
1. Fails Huntingdonshire Local Plan HLP 19 fundamental
requirement - to have a genuine need to be located in the
countryside
1.1 1 HLP 19 opens with a statement setting out the
overarching principle purpose of this policy. In other words, the

basic rule that explains how the policy should be interpreted and
applied.
It states in 6.19 that the purpose of this policy is to promote a
vibrant rural economy within the district's extensive countryside
to support businesses with a genuine need to be located in the
countryside (emphasis added).
1.2 2 In respect of established rural businesses, the policy talks
of businesses as defined as being either 'industrial, agricultural,
tourism or service sectors', but importantly not ignoring the fact
that in all cases the overarching principle applies which means
that for a development to be supported by this policy a 'genuine
need ' to be located in the countryside needs to be established.
1.3 3 Examples of industrial businesses with a genuine need to
be located in the countryside are given in the Local Plan e.g.
mineral extraction - where the industrial business has to be
located where the minerals actually exist in the ground, or a food
processing plant located where the food in question is grown.
1.4 4 HLP 6.22 puts this distinction well when it states 'the
primary justification for employment related business
development in the countryside is where either a rural location is
essential for the successful operation of the business or is
dependent upon the natural resources only available in limited
locations'.(emphasis added).
1.5 5 Breaking this down, Mick George Ltd, is a business which
does fall into the category of an 'established industrial' business.
As such the applicant has sought to justify expansion through the
Design and Access statement accompanying the planning
application, based on the grounds of employment related
development and farm diversification.
1.6 Unfortunately, this fails the first test as technically speaking
the nature of the business, Mick George Ltd being that of a
haulage and supply of building materials and tools business,
does not constitute a 'genuine need' to be located in the
countryside as defined. Haulage and supply of building materials
and tools is neither 'essential' nor 'dependent' upon a countryside
location but rather only requires a building within the operating
radius of where those vehicles or materials are required, and
access to a good road, suitable for HGV's to navigate safely
alongside other road users.
2. Loss of high-quality agricultural land.
2.1 Policy HLP 10 The Countryside states that all development in
the countryside must:
a) seek to use land of lower agricultural value in preference to
land of higher agricultural value:
i) avoiding the irreversible loss of the best and most versatile
agricultural land (Grade 1 to 3a) where possible
2.2 HLP 6.23 goes further by highlighting that Huntingdonshire
has large areas of the best and most versatile agricultural land
which is of high value for food production and in most cases
agricultural activity should be retained on those higher quality
soils (emphasis added).

2.3 HLP 6.23 also states that 'when considering the sustainability
of the proposal, the value of the land for agriculture will be
considered and areas of high-grade agricultural land should
preferably be avoided ' (emphasis added).
2.4 The land in question is green field, an agricultural paddock
area, absent of built structures, and of high-quality Grade 2 soils,
so clearly of high agricultural value.
2.5 From the application we have no evidence that a more
suitable location such as an Established Employment Area within
the district with lower agricultural value has been considered as
per the requirement set out in HLP 10.
3. Loss of agricultural operations remaining as the dominant land
use
3.1 As previously mentioned, the Design & Access statement
accompanying the application also justifies this proposal on
grounds of farm diversification, a principle which is certainly
supported by policy HLP 19.
3.2 However HLP 6.24 states that 'Farm diversification schemes
may consist of non-agricultural commercial activity, schemes
relating to new forms of agriculture or food processing of crops
produced on the farm enterprise, however, agricultural
operations should remain the dominant land-use' (emphasis
added).
3.3 We believe that the dominance of agricultural operations is
being threatened by over expansion and concentration on this
site of non-agricultural/non-rural practices, in part from the
granting of multiple change of use permissions (particularly for
B2 Industrial Storage).
3.4 This is a concern not lost on the applicant themselves, who in
a planning application submitted and also being considered by
HDC at the same time as this outside storage proposal states
'this proposal (ref 19/02108/FUL Proposed alpaca, lambing and
cattle shed) is considered to be essential development to
maintain the agricultural aspect of New Manor Farm' (emphasis
added).
3.5 It seems that even the applicant can see that the agricultural
and rural aspect of the area is in danger of being lost through the
industrialisation from over development of storage and nonagricultural activities.
4. Ill-conceived Farm Diversification Scheme
4.1 HLP 6.24 goes on to say that to be supported 'well-conceived
farm diversification schemes will be of an appropriate scale for
the location and fit into the landscape. (emphasis added).'
4.2 HLP 6.25 states that 'The Council is supportive where farm
diversification schemes are being promoted on a comprehensive
basis to retain a viable agricultural unit by seeking additional
incomes from other sources which still relate to countryside
(emphasis added).'
4.3 We consider that this proposal, taken together with the
existing development already on this site together and planning
permission for a large new vehicle and building materials storage
shed, is of an inappropriate scale for the location and beyond the

sort of diversification envisaged by the policy of still relating to
the countryside.
4.4 The erection of an 8ft high solid skin metal fence running
along the B1090 towards St Ives and blocking off of views
(particularly in autumn winter time) will have significant impact on
the surrounding character, and only exacerbate the perception of
a sprawling, concentrated mass of industrial development, not
relating to the landscape, and failing the genuine need test to be
located in the countryside.
5. Fails Houghton & Wyton Neighbourhood Plan Policies HWNP
5.1 At this point it is worth reminding ourselves that Local Plan
policy can only be considered to take precedence over a
Neighbourhood Plan policy when, and only when, Local Plan
policy has been adopted more recently than the Neighbourhood
Plan policy and importantly is in direct conflict with the Local Plan
policy in question (NPPF para 30).
5.2 The Houghton & Wyton Neighbourhood Plan is in complete
harmony with the Local Plan in supporting business development
that has a genuine need to be based in the countryside, and
particularly in supporting policy HLP 19. HWNP 15 states
'expanding businesses will be supported where appropriate to
their rural setting and respect the character of the village, the
countryside and wider landscape.' (emphasis added).
5.3 NPPF dictates that where supportive, the Neighbourhood
Plan should be used to add local context, grain and texture to the
on the ground delivery of those Local Plan policies, especially
where local caveats and restrictions have been highlighted and
justified within a Neighbourhood Plan that has been tested,
examined, approved and 'made' in law.
5.4 NPPF para 9 states Planning policies and decisions should
play an active role in guiding development towards sustainable
solutions, but in doing so should take local circumstances into
account (emphasis added). Local circumstances, it goes on to
explain, which can be identified, examined, adopted and
implemented when making planning decisions by following the
Neighbourhood Plan policies.
5.5 NPPF 2019 para 13 states 'Neighbourhood Plans should
support the delivery of strategic policies contained in local plans
or spatial development strategies; and should shape and direct
development that is outside of these strategic policies' (emphasis
added).
5.6 NPPF 2019 para 29 states 'Neighbourhood Planning gives
communities the power to develop a shared vision for their area.
Neighbourhood Planning can shape, direct and help to deliver
sustainable development' (emphasis added).
5.7 In this way, whilst supporting the Local Plan, particularly
Policy HLP 19, the Houghton & Wyton Neighbourhood Plan
looks to shape the business expansion and development within
the parish in a number of ways.
5.8 Firstly HWNP 15 10.2 states 'in particular in a rural location, it
is considered most appropriate to encourage small scale
businesses which encourage and promote tourism and rural

enterprise generally and/or benefit the local community.' The
policy specifically uses the words 'encourage small scale
businesses which encourage and promote tourism and rural
enterprise' - key words when considering the business expansion
of Mick George Ltd which is a large scale, non-rural, national
concern and at odds with development in this countryside
location (emphasis added).
5.9 Secondly, the Houghton & Wyton Neighbourhood Plan is
very specific about valid concerns raised when formulating policy
and restrictions that need to be applied to address these
concerns at specific locations within the parish. HWNP 10.6 it
states: 'One caveat is the concern over sprawling development
along the main routes that surround the built-up area - namely
...the B1090' (emphasis added).
It goes on to suggest that this would not be the best location for
business expansion and development if it leads to further sprawl.
5.10 This proposal for a large outside storage area would extend
the developed footprint area of the site significantly, would be
clearly visible and add to both the actual and perception of
development sprawl.
5.11 Finally this scheme is also considered ill-conceived,
because it does not relate to the countryside, but instead relates
to the large new industrial storage facility (18/01742/FUL) yet to
be built.
5.12 When the application for this new storage building was
submitted, there was no mention of the need for an outside
storage area, nor that that is was needed for the efficient running
of the building. Hence it seems odd that were we considering a
professional, well-conceived farm diversification scheme, such
an allegedly important omission to the success of the venture
would not have been made.
5.13 The planning permission for 18/01742/FUL was hotly
contested at the time and for good planning reasons, but sadly
the eventual approval seems to have been based upon a
poor interpretation of HLP19 and denial of the overarching
principle of the policy requiring 'genuine need' to be based in the
countryside, as explained at the beginning of this submission .
6. Conclusions:
6.1 NPPF 2019 para 12 states the presumption in favour of
sustainable development does not change the statutory status of
the development plan as the starting point for decision making.
Where a planning application conflicts with an up to date
development plan (including any neighbourhood plans that form
part of the development plan), permission should not usually be
granted (emphasis added).
6.2 This proposal conflicts with strategic policy HLP 10, nonstrategic policy HLP 19, and policy HWNP 15 hence NPPF para
12 applies.
6.3 Specifically this farm diversification scheme proposal is illconceived and should not be supported as it fails the
fundamental test of HLP 19, requiring a genuine need for a
countryside location; removes valuable green, field high grade,

agricultural land from the area; risks further tipping of the balance
away from predominantly rural activity on the site; is an
inappropriate development and use for the location; and will lead
to unnecessary developmental sprawl further along the B1090
the concern for which is highlighted and constrained through
Neighbourhood Plan Policy HNWP 15.
6.4 In our considered opinion, any further expansion of this type
of business operation needs to be located in one of the districts
designated Established Employment Areas (LP18) and we
therefore recommend refusal.
6.5 Moreover, in view of the number of planning applications
submitted for this site and the threat of more to come, as
confirmed by the applicant to this Council, this is a case which
warrants a master plan approach to further development.
Officer Response: The proposal is for the expansion of an
existing established business within its operational site and is
therefore supported through Local Plan policy LP19.
Concerns about noise, light and traffic are addressed within the
report. However, all three aspects are deemed acceptable
subject to enforceable planning conditions to ensure that the
proposal is acceptable in these regards.
5.2

Wildlife Trust - As no ecological information has been provided
with the above application, the Wildlife Trust is unable to make
detailed comments on potential ecological impacts. It is unclear
from the information provided what the existing and proposed
habitats are. If there is to be a loss of grassland to bare ground
or hardstanding, there would be a loss in biodiversity, and
enhancement measures would be needed (separate to those
already agreed as part of the permission for the building).
Clarification regarding existing and proposed habitats would be
helpful to allow an assessment of potential impacts on
biodiversity.
I agree based on the comments from the
applicant/agent that a survey is not needed with regards to the
pond - due to the distance from the site and the likely
unsuitability for great crested newts.
Officer Comment: The agent has clarified that all grass was
removed from the paddock and the site now consists of an area
of informal hardstanding. This did not constitute development
and did not require an application for planning permission. As
there is no loss of any vegetation as part of the proposed
development and the application proposes new hedge planting, it
is considered that not net loss in biodiversity and a limited gain in
biodiversity shall be achieved.

5.3

Cambridgeshire County Council Highways – No objections as
there is no additional impact on the public highway.

5.4

HDC
Environmental
Health
–
No
objection
with
recommendations for conditions in relation to reversing alarms,
times of use and lighting upon site.

6.

REPRESENTATIONS

6.1

The occupiers of five neighbouring properties have been notified
of the application.

6.2

In addition, the application has been advertised by means of a
site notice.

6.3

No representations have been received to date.

7.

ASSESSMENT

7.1

The main issues to consider in the determination of this
application are:
• the principle of development;
• the impact on the character and appearance of the area;
• the effect on the amenities;
• highways safety; and
• biodiversity

Principle of Development:
7.2

The site already operates as, amongst other things, a storage
facility and maintenance operation with a number of structures in
place or approved and not yet built. Other existing buildings used
for business purposes by the applicant include the former stable
block which is now used as a tool storage and maintenance
facility. The large main indoor equestrian building to the front of
the site changed under permitted development rights to an
indoor childrens’ play area. The proposal does not require the
expansion of operations outside of the bounds of the existing
operational site and proposes to utilise an existing former
paddock that is no longer required now that equestrian activities
on the site have ceased. The proposed storage area is
specifically associated with the proposed building approved in
June 2019 by planning permission 18/01742/FUL. This storage
building is intended to store higher value plant tools and building
materials, which for security reasons, need to be secured within
a building.

7.3

Local Plan Policy LP10 states that development will be restricted
to the limited and specific opportunities as provided for in other
policies in the plan. Such a specific opportunity includes those
set out in Policy LP19 of the Local Plan to 2036. This states that
a proposal for the expansion of an established business within its
existing operational site will be supported.

7.4

Policy LP10 goes on to state that all development in the
countryside must:
* seek to use land of lower agricultural value in preference to
land of a higher agricultural value;
* recognise the intrinsic character and beauty of the countryside;
and
* not give rise to noise, odour, obtrusive light or other impacts
that would adversely affect the use and enjoyment of the
countryside by others.

7.5

Given the granting of planning permission 18/01742/FUL, it is
clear that the site is appropriately considered to be within the
existing operational site of the wider business uses on the wider
site.

7.6

Policy HWNP15 of the Houghton and Wyton Neighbourhood
Plan is entirely consistent with policy LP19 of the Local Plan to
2036 and states that proposals for expanding businesses will be
supported providing they are appropriate to their rural setting and
respect the character of the village, the countryside and wider
landscape including views in and out of the area.

7.7

Even if the application site was not considered to be within the
existing operational site area of the business uses at New Manor
Farm, policy LP19 states that a proposal for the expansion of an
established industrial or rural business on land outside of its
existing operational site in the open countryside will be supported
where it is demonstrated that:
* any opportunities to make more efficient use of land within the
existing site boundary are not suitable for the proposed use;
* it avoids the irreversible loss of the best and most versatile
agricultural land; and
* the scale, character and siting of the proposal will not have a
detrimental impact on its immediate surroundings and the wider
landscape.

7.8

In this instance the ceasing of the equestrian activities on the site
make the paddock redundant and this is reinforced through the
removal of the grass which has taken place; to be replaced by
informal hardstanding. The approval of the storage building is a
significant material planning consideration and there are no other
opportunities within the existing site boundary to make more
efficient use of other land. As no building operations are
proposed, with the exception of some boundary fencing and the
application is for an open storage use, it is not considered that
any loss of good (Grade 2) agricultural land is irreversible.
Moreover, the loss of this small paddock is not considered to be
significant within the context of the applicant’s wider agricultural
holding. The impacts on the wider landscape, the character of
the area and views in and out of the area are addressed in more
detail below.

7.9

A condition is recommended to ensure that the storage area
proposed be used solely in relation with the adjacent approved
storage building (as approved under permission 18/01742/FUL),
such to accord with Policy LP19 of the Local Plan to 2036 insofar
as the proposal would form an expansion of an existing
business.

7.10

It is considered that by all measures, the proposal is in
accordance with the requirements of policies LP10 and LP19 of
the Local Plan and Policy HWNP15 of the Houghton and Wyton
Neighbourhood Plan.

7.11

Furthermore, the NPPF (2019) states at paragraph 83 that
planning decisions should enable the sustainable growth and
expansion of all types of business in rural areas.

7.12

In this instance the proposal is for the expansion of operations
within a clearly defined site that is well screened by extensive
existing planting and will be further screened by fencing and
further planting. It is considered that given the established use
and the conformity with the above policies the principle of
development is supported.

Impact upon the character and appearance of the area
7.13

As set out above, Policy HWNP15 of the Houghton and Wyton
Neighbourhood Plan supports the expansion of rural business,
providing they are appropriate to their rural setting and respect
the character of the village, the countryside and wider landscape
including views in and out of the area.

7.14

Policy LP11 of the Local Plan to 2036 states that a proposal will
be supported where it is demonstrated that it responds positively
to its context. Policy LP12 states that new development will be
expected to be well designed and that a proposal will be
supported where it can be demonstrated that it contributes
positively to the area’s character and identity and successfully
integrates with adjoining buildings and landscape.

7.15

The application site lies within an area that is characterised by
open agricultural fields with hedgerows and trees and scattered
agricultural buildings, commercial buildings as well as sporadic
residential dwellings further afield.

7.16

New Manor Farm contains a number of established buildings and
the site of the specific storage area proposed is adjacent to a
recently approved storage building that is yet to be constructed.
It is considered that the proposal will be seen in the context of
the existing and approved buildings on the site and the existing
site operations. In addition, it is proposed to provide screen
fencing to the north of the site, where there are intermittent views
from Sawtry Way, and to the east of the site where there are

intermittent views from the public footpath that runs in a
north/south direction beyond the eastern boundary of the site.
The footpath is wide and is bounded by mature tree and
hedgerow planting. There is an existing screen of tree planting
to the south and additional hedge planting is proposed to the
north.
7.17

An existing 2.9m high screen fence is already in place on the
western side of the wider site. The length of the fencing adjacent
to the public footpath is 40 metres. Given the mature hedgerow
planting that exists as well as the position from officers that New
Manor Farm contains a number of established buildings on the
site already, it is not therefore considered that the proposed
development would have any more than a very limited impact
upon the character of the area or on views in and out of the area.
While the presence of the fence would be appreciated from the
footpath, it is not considered that there would be any detrimental
effect upon the enjoyment of the footpath and the wider
immediate countryside as seen from this part of the footpath.
Accordingly, the proposal will not detrimentally impact the overall
character of the site or the wider locality.

7.18

To ensure that the character and appearance of the area is
protected, it is reasonable to impose conditions on the
application to ensure that no equipment is stored higher than the
fence height and that any external lighting upon the site is limited
to only the hours of operation. It is also recommended that the
fencing is coloured green rather than the grey as specified in the
Design and Access Statement. This shall also be secured by
condition. Furthermore, details of the hours of lighting shall be
secured by condition, given the countryside location of the site, in
the interests of recognising the intrinsic character and beauty of
the countryside. Therefore, subject to conditions, it is considered
that the proposal would not give rise to noise, odour, obtrusive
light or other impacts that would adversely affect the use and
enjoyment of the countryside by others.

7.19

In conclusion, it is not considered that the proposal will have a
harmful impact upon the rural character of the area. Accordingly,
the proposal is in accordance with policy HWNP15 of the
Houghton and Wyton Neighbourhood Plan, Policies LP10
criterion (c), LP11, LP12 and LP19 of the Local Plan to 2036 and
paragraph 170(b) of the NPPF (2019).

Residential Amenity:
7.20

Policy LP14 of the Local Plan to 2036 states that a proposal will
be supported where a high standard of amenity is maintained for
users of neighbouring land. The NPPF (2019) also seeks to
ensure a high standard of amenity for existing and future users
(para. 127(f)).

7.21

The closest property to the site is located approximately 120m to
the east.

7.22

Due to the orientation of this property and the considerable
planting that exists between the site and the closest
neighbouring dwellings it is not considered that the proposal will
cause unacceptable harm to the amenities of neighbouring
occupiers.

7.23

The Council’s Environmental Health Department have been
consulted and recommend conditions to limit the hours of use
and the hours that lighting can be operated. These measures are
considered appropriate and effective in protecting residential
amenity.

7.24

It is therefore considered that subject to conditions, the proposal
accords with the requirements of Policy LP14 of the Local Plan to
2036 and paragraph 127 (f) of the NPPF (2019).

Highway Safety:
7.25

The site is currently accessed from a single recently upgraded
point of entry on Sawtry Way. As part of this proposal, the
Applicant states that there would be no increase in the number of
vehicle movements to and from the site.

7.26

The Applicant has volunteered that the same HGV condition as
applied to planning permission 18/01742/FUL for the related
storage building can be applied in this instance so that, for the
storage building and outdoor storage area combined, no more
than 12 HGV movements occur in any one day.

7.27

It is not considered that such vehicle movements would result in
any material impact on traffic or highway safety. Cambridgeshire
County Council have raised no objection, advising that there is
no additional impact on the public highway.

7.28

A condition is imposed regarding the marking out of the vehicular
route for vehicles accessing he site so that conflict between
vehicles and pedestrians accessing the indoor play area is
minimised. Pedestrian routes are already marked out.

7.29

It is therefore considered that the proposal is acceptable in
highway safety terms and would accord with Policies LP16 and
LP17 of the Local Plan to 2036 and the NPPF (2019) in this
regard.

Biodiversity:
7.30

Policy LP30 of the Local Plan to 2036 outlines that a proposal
will be required to demonstrate that all potential adverse impacts
on biodiversity and geodiversity have been investigated. The
Policy goes on to outline that a proposal will be supported where

it will ensure no net loss in biodiversity and provide a net gain
where possible, through the planned retention, enhancement and
creation of habitats and wildlife features, appropriate to the scale,
type and location of development.
7.31

The application is not supported by any biodiversity information,
as highlighted by the Wildlife Trust. However, the site consists of
an informal area of hardstanding with no vegetation. The Wildlife
Trust has confirmed that no further information is required.

7.32

As new hedge planting is proposed, enhancing biodiversity, it is
considered that a net gain in biodiversity will result from the
development in accordance with Policy LP30 of the Local Plan to
2036 and paragraph 170 (d) of the NPPF (2019).

CONCLUSION
7.33

Having regard to applicable national, local and neighbourhood
planning policies it is considered that the proposal constitutes a
suitable expansion of an existing business within its operational
site. Furthermore, the proposal has very limited impact upon the
character and appearance of the area due to effective existing
and proposed screening; has no detrimental effect on the
amenity of any neighbouring occupiers or users of the public
footpath due to separation distances and to effective existing and
proposed screening and has no impact upon highways safety
due to the suitability of the access and the surrounding road
network.

7.34

The proposed development is considered to be compliant with
the relevant national, local and neighbourhood planning policy as
the proposal:
* makes efficient use of the site
* would lead to the suitable expansion of a business within its
operational site
* would not have a harmful impact upon the character and
appearance of the area
* would not have a significantly detrimental impact upon the
amenity of neighbours
* would not have a harmful impact upon highway safety
* would ensure not net loss in biodiversity and achieve a net
gain.

7.35

There are no other material planning considerations which have
a significant bearing on the determination of this application. For
these reasons, the proposal is considered to constitute
sustainable development and accords with the Development
Plan. There are no overriding material considerations that
indicate that permission should not be granted in this instance
and the application is therefore recommended for approval
subject to the stated planning conditions.

8.

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

APPROVAL subject to

Time limit
Materials
Storage area to be used solely in relation with the
adjacent approved storage building (as approved under
permission 18/01742/FUL)
Details of boundary treatments and installation prior to first
use
Landscaping details including implementation prior to first
use and maintenance
Restrictions on numbers of HGV movements
Height restriction on storage of equipment
Hours of operation
Hours of lighting
Highways conditions – access, site layout, drainage
measures

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

CONTACT OFFICER:
Enquiries about this report should be directed to Tim Hartley, Senior
Development Management Officer 01480 388829.

Development Management Committee
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