
      
DEVELOPMENT MANAGEMENT PANEL 21 October 2013 
 
Case No: 1301186FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  EXCAVATION OF A POND AND FORMATION OF A 

MOUND FROM EXCAVATED MATERIAL GENERATED 
FROM POND 

 
Location:  LAND NORTH WEST OF 1 WINWICK HILL HAMERTON 

ROAD   
 
Applicant:  MR P LUMMIS 
 
Grid Ref: 511500   280377 
 
Date of Registration:   02.09.2013 
 
Parish:   WINWICK 
 

RECOMMENDATION  -  APPROVAL 
 
This application is before the Panel as the applicant is a member of staff 
involved in the development process.  
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site comprises land to the north-east of Hamerton 

Road to the south-east of Winwick. The site, which is roughly 
rectangular in shape, was previously used for the unauthorised 
storage of building materials. Before this the land formed part of the 
garden of the applicants at 1 Winwick Hill.  

 
1.2 The application site is partly within flood zones 2 and 3.  

The proposal seeks full planning permission for the excavation of a 
pond and the formation of a mound from the excavated material.   
The application has been amended to seek to address the comments 
made by a neighbour.  

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012) sets out the three 

dimensions to sustainable development - an economic role, a social 
role and an environmental role - and outlines the presumption in 
favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for : building a strong, competitive economy; 
ensuring the vitality of town centres; supporting a prosperous rural 
economy; promoting sustainable transport; supporting high quality 
communications infrastructure; delivering a wide choice of high 
quality homes; requiring good design; promoting healthy 
communities; protecting Green Belt land; meeting the challenge of 
climate change, flooding and coastal change; conserving and 
enhancing the natural environment; conserving and enhancing the 
historic environment; and facilitating the sustainable use of minerals. 

 
2.2 The Technical Guidance to the National Planning Policy Framework 

(2012) refers to flood risk considerations. Paragraph 10 confirms that, 



subject to specific considerations, minor developments are unlikely to 
raise significant flood risk.  

 
For full details visit the government website 
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 
 

• En17: "Development in the Countryside" - development in the 
countryside is restricted to that which is essential to the 
effective operation of local agriculture, horticulture, forestry, 
permitted mineral extraction, outdoor recreation or public utility 
services. 

 
• En20: Landscaping Scheme. - Wherever appropriate a 

development will be subject to the conditions requiring the 
execution of a landscaping scheme. 

 
• En25: "General Design Criteria" - indicates that the District 

Council will expect new development to respect the scale, 
form, materials and design of established buildings in the 
locality and make adequate provision for landscaping and 
amenity areas. 

 
• CS8: “Water” – satisfactory arrangements for the availability of 

water supply, sewerage and sewage disposal facilities, 
surface water run-off facilities and provision for land drainage 
will be required. 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
 

• None relevant 
 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
 

• CS1: “Sustainable development in Huntingdonshire” – all 
developments will contribute to the pursuit of sustainable 
development, having regard to social, environmental and 
economic issues. All aspects will be considered including 
design, implementation and function of development.  
Including reducing water consumption and wastage, 
minimising impact on water resources and water quality and 
managing flood risk. 

 
• CS3: “The Settlement Hierarchy” – states that any area not 

specifically identified are classed as part of the countryside, 
where development will be strictly limited to that which has 
essential need to be located in the countryside. 

 
 
 
 
 

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


3.4 Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013) 
 

• Policy LP 1 Strategy and principles for development. 
Development proposals will be expected to, amongst other 
criteria: i. reduce water consumption and wastage, minimising 
the impact on water resources and quality and managing flood 
risk. 

 
• Policy LP 6 Flood Risk and Water Management 

  Flood Risk 
  A proposal will be supported where: 

a. it is located in an area that is not at risk of flooding with 
reference to the Environment Agency flood risk maps and the 
Council's Strategic Flood Risk Assessment (SFRA), unless a 
Sequential Test, and if necessary an Exception Test, as set 
out in the NPPF's technical guidance on flood risk, proves the 
development is acceptable; 
b. suitable flood protection/ mitigation measures can be 
agreed as appropriate to the level and nature of flood risk and 
satisfactorily implemented and maintained; and 
c. there will be no increase in the risk of flooding for properties 
elsewhere, e.g. through a net increase in surface water run-
off, or a reduction in the capacity of flood water storage areas, 
unless suitable compensation or mitigation measures exist or 
can be agreed, satisfactorily implemented and maintained. 
Surface Water 
A proposal will be supported where: 
d. sustainable drainage systems (SuDS) are incorporated 
where possible in accordance with the Cambridgeshire SuDS 
Design and Adoption Manual and the Cambridgeshire SuDS 
Handbook (forthcoming) or successor documents to the 
satisfaction of Cambridgeshire County Council as SuDS 
approval body and considered comprehensively with water 
efficiency measures; 
e. the standing advice of the appropriate Internal Drainage 
Board and the Middle Level Commissioners has been taken 
into account for the proposal if surface water would drain to an 
Internal Drainage Board area; and 
f. there is no adverse impact on, or unacceptable risk to, the 
quantity or quality of water resources by incorporating 
appropriate measures to help achieve the strategic aim of 
reducing impact and risks to the quality and quantity of water 
resources and to help meet the objectives of the Water 
Framework Directive. 

 
• Policy LP 11 The Relationship Between the Built-up Area and 

the Countryside. 
The countryside includes all land outside built-up areas and 
those hamlets, groups of buildings and individual buildings 
that are clearly detached from the continuous built-up area of 
a defined settlement that are not themselves defined 
settlements. 
New homes in the countryside will require special justification 
for planning permission to be granted. The requirements are 
set out in Policy LP 26 'Homes in the Countryside'. Other 
proposals located in the countryside will be expected to 
demonstrate that there are clear sustainability benefits for the 
proposal being located there. Sustainability benefits will 



depend on the use or uses proposed and how the proposal 
complies with applicable policies of this plan and the NPPF. 

 
• Policy LP 13 Quality of Design. A proposal will need to be 

designed to a high standard based on a thorough 
understanding of the site and its context. A proposal will 
therefore be expected to demonstrate that it: 
a. provides a strong sense of place through a design solution 
which reflects the surroundings and in the case of large scale 
proposals through a masterplan which identifies how the place 
will develop; 
b. contributes positively to the local character, appearance, 
form and pattern of development through sensitive siting, 
scale, massing, form and arrangement of new development 
and use of colour and materials; 
c. includes high quality hard and soft landscaping and 
boundary treatments so that there is a distinctive environment 
for the development and to help integration with adjoining 
landscapes; 
d. respects and responds appropriately to the distinctive 
qualities of the surrounding landscape, and avoids the 
introduction of incongruous and intrusive elements into views. 
Where harm to local landscape character as a result of 
necessary development is unavoidable, appropriate mitigation 
measures will be required; 
e. has had regard to the Huntingdonshire Design Guide SPD 
(2007), Huntingdonshire Landscape and Townscape 
Assessment SPD (2007) and the Cambridgeshire Design 
Guide (2007) or successor documents and other relevant 
advice that promotes high quality design or that details the 
quality or character of the surroundings including, but not 
limited to, conservation area character statements, 
neighbourhood development plans, village design statements, 
parish plans, urban design frameworks, design briefs, master 
plans and national guidance; and has engaged positively with 
independent Design Review during the pre-application stage 
as appropriate and has implemented recommendations from 
the process where possible. 

 
• Policy LP 15 Ensuring a High Standard of Amenity. A 

proposal will be supported where a high standard of amenity 
is provided for existing and future users and residents of both 
the surroundings and the proposed development. A proposal 
will therefore be expected to demonstrate how it addresses: 
a. availability of daylight and sunlight, particularly the amount 
of natural light entering homes, the effects of overshadowing 
and the need for artificial light; 
b. the design and separation of buildings with regard to the 
potential for overlooking causing loss of privacy and resultant 
physical relationships and whether they could be considered 
to be oppressive or overbearing; 
c. the predicted internal and external levels, timing, duration 
and character of noise; 
d. the potential for adverse impacts on air quality, particularly 
affecting air quality management areas; 
e. the potential for adverse impacts of obtrusive light and the 
contamination of land, groundwater or surface water; and 



f. the extent to which people feel at risk from crime by 
incorporating Secured By Design principles. 

 
• Policy LP 29 Trees, Woodland and Related Features. A 

proposal will be supported where it avoids the loss of, and 
minimises the risk of harm to trees, woodland, hedges or 
hedgerows of visual, historic or nature conservation value, 
including orchards, ancient woodland and aged or veteran 
trees. The landscaping scheme for the proposal will 
incorporated any of these features that lie within the site and 
should link with any of these features on adjacent land/ 
nearby. 
A proposal should seek to avoid affecting any: 
a. tree or woodland that is protected by a Tree Preservation 
Order if this would result in its loss, give rise to a threat to its 
continued well-being; or 
b. tree, woodland, hedge or hedgerow of visual, historic, 
cultural or nature conservation value, where it would result in 
damage to a feature that would undermine that value. 
Where such a loss, threat or damage is proven to be 
unavoidable this will only be acceptable where: 
c. there are sound arboricultural reasons to support the 
proposal; or 
d. the proposal would bring benefits that outweigh the loss, 
threat or damage to the feature concerned and the loss, threat 
or damage is addressed through minimisation and provision of 
appropriate mitigation measures, reinstatement of features 
and/ or compensatory tree planting, landscaping or habitat 
creation to ensure the character of the landscape or 
townscape is protected as far as is possible. 

 
3.5 Huntingdonshire Landscape and Townscape Assessment 

Supplementary Planning Document (SPD) (2007)  
– identifies the site as being within the Northern Wolds. The key 
characteristics listed in relation to this area are a strong topography of 
ridges bisected by pronounced valleys; valleys are well vegetated and 
intimate in scale, while ridges/plateaux feel more open; an historic 
landscape, containing medieval features; dispersed pattern of historic 
villages with little modern development; and distinctive square church 
towers topped with spires which form characteristic landmarks.  
The assessment goes onto to state that: 
* The area contains the highest land in the District; 
* Valleys are well vegetated and intimate in scale, while 
ridges/plateaux fell more open; 
* Dispersed pattern of historic villages, with little modern 
development; 
* The Northern Wolds are an attractive and relatively unspoilt area of 
countryside with a strong historical character; 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 Planning permission was refused in November 2012 and dismissed at 

appeal in June 2013 under LPA reference 1201490FUL for the 
erection of a dwelling on this site. It is understood that the applicant 
for that scheme is selling the land to the applicant for this current 
application.  

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


 
5. CONSULTATIONS 
 
5.1 Parish Council – no comments received to date. 
 
5.2 Environment Agency – advise that no consultation is required with 

the Agency. Consider that their standing advice applies although this 
refers to floor levels and other flood mitigation measures.  

 
6. REPRESENTATIONS 
 
6.1 1 letter has been received in relation to the original scheme. No 

further comments have been received.  
 
6.2 The original comments, whilst advising that they are not against the 

general ideas, related to: 
* inadequate drainage arrangements; 
* inappropriate scale of development; 
* increased flood risk; 
* edges of pond too close to site boundaries; 
* access would be between two bodies of water; 
* unable to screen views from mound; 
* additional planting and fencing will be required. 

 
7. SUMMARY OF ISSUES 
 
7.1 The application is considered to raise the following key considerations 

– principle (including the proposed use of the land); landscape and 
amenity impacts and flooding and drainage. 

 
Principle (including the proposed use of the land) 
 
7.2 The application site comprises land which appears to have been 

divorced from the rear garden of 1 Winwick Hill at some point in the 
past. The Council’s enforcement records show that this may have 
taken place in early 2011. The current applicant suggests that the 
land was part of the garden 2 ½ years ago. The use of the land 
therefore may have been divorced after this date. The current 
applicant considers that the use of the land, after it was divorced, has 
remained as a garden throughout this time. It is noted that the land 
has not been granted planning permission for an alternative land use 
within that time.  

 
7.3 The Council’s aerial imagery (from 2009) shows that the site was not 

divorced from the dwelling at that time; this corroborates the 
applicant’s view. The lawful use of the land therefore appears to be 
as garden land. Planning permission was granted in 2007 for an 
extension to 1 Winwick Hill and the application site for that proposal 
included the land which is part of this application within the site 
boundary.  

 
7.4 The principle of undertaking works on this site associated to the 

residential use of 1 Winwick Hill is therefore considered to be 
appropriate subject to other relevant planning issues being 
satisfactorily addressed.  

 
 
 



Landscape and Amenity Impacts 
 
7.5 The application site falls within the Northern Wolds landscape 

character area as set out within the Landscape and Townscape 
Assessment SPD. The proposal would alter the landscape owing to 
the extent of the engineering works and particularly the formation of 
the mound. The site does slope down when travelling north-west from 
the ridge of the valley further to the south-east. Hamerton Road also 
appears to be higher than the existing ground level within the site 
although there are gaps in the hedge which require infilling to mitigate 
the impacts from the mound upon the landscape (this can be secured 
via condition). These factors will mitigate the physical impacts and the 
existing trees to the north-west (beyond the site) will also reduce the 
impact.  The proposal would not therefore harm the distinctive 
qualities of the surrounding landscape, and would not result in the 
introduction of incongruous and intrusive elements into views. Draft 
Policy LP13 of the Local Plan to 2036: Stage 3 and the objectives of 
the Landscape and Townscape Assessment SPD are therefore 
satisfied having regard to the impacts arising from the proposal upon 
the characteristics of the landscape.  

 
7.6 The removal of the unauthorised buildings and use of the land for 

storage will undoubtedly improve the character of the area.  
 
7.7 In terms of residential amenity the applicant has amended the 

proposal in order to seek to address concerns raised during the initial 
consultation period. The amendments now result in the mound 
(resulting from the excavation), being spread further towards 1 
Winwick Hill and thus being lower in height. The application plans 
now also show proposed trees on the side facing the neighbour.  

 
7.8 The mound ends at a distance of approximately 192 metres from the 

rear elevation of 1 Winwick Hill. The mound is also some 224 metres 
from the rear elevation of 2 Winwick Hill. The land levels therefore 
return to the existing levels at this point. The main private amenity 
areas of the properties to the north-east are immediately to the rear of 
those dwellings and the level of protection afforded to the remaining 
amenity area diminishes accordingly when moving towards the area 
adjacent to the application site.  

 
7.9 The applicant has suggested that a 1.89m high fence will be erected 

to this boundary to assist in providing screening. This could be 
erected under permitted development and would, according to the 
submitted plans, require the agreement from the neighbouring land 
owners. The mound reaches its highest point (approximately 2 metres 
above the ground level) closest to the proposed pond. A line of fruit 
trees are proposed along this boundary which would screen any 
potential views back towards the existing dwellings.  

 
7.10 In light of the distance involved between the main extent of the 

mound and the private amenity space and the screening proposed by 
the trees it is not considered that a refusal reason based upon the 
impact upon amenity could be substantiated. A condition would 
though be necessary to restrict the use of the pond to private (non-
commercial) use only and to secure the planting of the trees within 
the first available planting season. The erection of the fence would 
assist further here although this is not considered to be necessary 
owing to the comments above.  



 
7.11 The proposal therefore does not conflict with draft Policy LP18 such 

that a refusal of permission could be justified.  
 
Flooding and Drainage 
 
7.12 The north-western part of the site is situated partly within both the 1 in 

100 year flood extent and the 1 in 1000 year flood extent areas. The 
proposed pond falls within this area although the mound does not.  
The Environment Agency does not object to the proposal although 
their reference to floor levels is not considered applicable as no new 
buildings are proposed.  

 
7.13 The proposal would lead to the removal of land from the above flood 

areas and therefore in theory would increase the resilience to flooding 
by providing additional capacity. The proposal would therefore satisfy 
Policy CS8 of the Local Plan and Policy LP6 of the draft Local Plan to 
2036: Stage 3.  

 
7.14 The circumstances (adverse effects on watercourse, floodplain or 

flood defence; access to flood defence and management; cumulative 
impacts) under which the technical guidance to the NPPF advises 
that minor developments (such as this) are likely to raise significant 
flood risk issues are not considered to be engaged in this particular 
instance.  

 
7.15 With regard to drainage matters the proposal includes provision to 

drain from the mound into the pond. This appears to be adequate and 
the installation can be conditioned accordingly.  

 
7.16 The proposal is considered to be acceptable in principle owing to the 

authorised use of the site as garden land. The proposal would, 
subject to appropriate conditions as recommended, not create conflict 
with landscape or amenity considerations such that a refusal of 
permission could be justified. The proposal would satisfactorily 
address flood risk and drainage matters. The proposal is therefore 
considered to be compliant with planning policies and no material 
planning considerations indicate against the application being 
approved.  

 
8. RECOMMENDATION  - APPROVAL subject to 

condition to include the following 
 
 02003  Time Limit (3yrs) 
 Nonstand Private use only 
 Nonstand Plant trees on mound within first planting season 

post the formation of the mound. Replace any trees 
which may be removed within 5 years of first 
planting.  

 Nonstand Implement drainage scheme 
 Nonstand Scheme for infilling hedge along south-west 

boundary within first planting season. Replace any 
hedging that is removed within 5 years of first 
planting. 

 
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 Mr Andy Brand Development Management 
Team Leader 01480 388490 
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Planning Application for Pond and Mound on
land adjacent to 1 Winwick Hill

Applicant Pete Lummis
1 Winwick Hill, Hamerton Road
Winwick, Cambs PE28 5PY

Scale 1:200@A1 Drawing Ref PRL/01 RevA

Notes
Pond -
Formed by excavating existing ground. Dimensions 24.6m long x 17m wide x
5.85m deep. Sides excavated at 45degrees. Pond plastic lined to retain water
above water table. 150mm overflow pipe into adjacent riparian owned ditch.
The pond will be 150mm below existing ground level, which will help by providing
additional flood storage of 63m3.

Mound
Formed from excavated pond material. Top of mound 200mm below proposed
1.89m (6 foot) close boarded fence (subject to permission from owners of 2
Winwick Hill. The NE side of the mound would be landscaped with fruit trees.

Drainage of Mound and local ground water
The mound has a larger plan permeable area than the existing land and will be
grassed with fruit trees. The base of the slope on the NE side will have a french
drain which will be gravity fed into a 4m x 4m x4m pump catch pit. This will take
groundwater from the french drain and general ground water and pump into the
pond. The pond has an overflow set at 150mm below groundlevel which takes
excess water from the pond into the riparion owned ditch, which then flows into the
nearby brook. The net effect is to help reduce the groundwater which has
traditionally left the land very wet. The Northern of the mound will have surface
water flow into the pond. Water fro the slope on the NW side will flow into the
riparion owned ditch.

The land -
is being purchased from current owner and is with Solicitors. The land was
originally part of the garden of 1 Winwick Hill 2 12 years ago.The current land owner
was refused planning permission for a housing plot, so the status of the land is still
garden.

Original fence lineProposed Close Boarded 1.89m (6 foot) high  fence line(subject to Permssion from owners of 2/3 Winwick Hill

NE side of mound planted with fruit trees

Position of french drain
relative to mound

French Drain collects water from side of mound and ground water to 500mm
depth. Gravity fed to Pump catch pit

Pump catch pit, 4m x 4m x4m. with 300m diameter vertical
slotted pipe surrounded by granular material, catches ground
water and over pumps into pond. Generates slow water
movement and overflow takes excess water into ditch. Area
grassed over when built
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