
      
DEVELOPMENT MANAGEMENT PANEL              7th APRIL 2014 
 
Case No: 1301918FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  ERECTION OF A BUILDING FOR USE AS A 

SUPERMARKET (WITHIN CLASS A1), ALONG WITH 
RELATED ACCESS, SERVICING, PARKING, PETROL 
FILLING STATION AND LANDSCAPING 

 
Location:  LAND WEST OF FIVE ACRES FARM HARRISON WAY   
 
Applicant:  ENDURANCE ESTATES, CAMBRIDGE PROJECT MT, 

OPTIMISATION DEVS 
 
Grid Ref: 532416   271985 
 
Date of Registration:   16.12.2013 
 
Parish:   HOLYWELL-CUM-NEEDINGWORTH 

 
 

RECOMMENDATION – APPROVE subject to the prior completion of a 
section 106 agreement 

 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The 2.4 hectare application site area is cleared and generally level 

development land which has previously been identified as part of the 
St Ives Business Park. The site is located on the eastern edge of St 
Ives, though it is wholly within the administrative area of Holywell-
cum-Needingworth Parish Council.  The site is approximately 2 
kilometres to the north east of St Ives town centre. 

 
1.2 The site is bounded by the A1123 Needingworth Road and the Marsh 

Harrier public house to the north, the A1096 Harrison Way to the 
west, Five Acres Farm to the east, and office buildings to the south.   

 
1.3 The A1096 Harrison Way and the A1123 Needingworth Road are 

both subject to a 30 mph speed limit where they adjoin the site, and 
the Compass Point roundabout controls traffic flows at their junction 
to the north west of the site.  A pedestrian footway runs from the 
Marsh Harrier public house to  the roundabout and has uncontrolled 
pedestrian crossing points on all arms including over the A1096 
Harrison Way immediately to the south of the Compass Point 
roundabout. 

 
1.4 The eastern boundary of the site, along the A1096 Harrison Way, is 

defined by a belt of trees and vegetation, and the western boundary 
with Five Acres Farm is defined by a natural hedge containing trees, 
some protected by a Tree Preservation Order, and separating the site 
from farmland to the east. 

 
1.5 There are two proposed vehicular, pedestrian and cyclist accesses 

into the site.  The first is at the northern end of the site via an existing 
access spur from the A1123 Needingworth Road, which also serves 



the Marsh Harrier public house.  The second is at the southern end of 
the site via the existing Parsons Green which connects with the 
A1096 Harrison Way to the south, which also serves existing office 
buildings. 

 
1.6 The site is located within a high risk flood zone (Zone 3a) as 

designated by the current Environment Agency Flood Zone Map.  The 
Council’s Strategic Flood Risk Assessment 2010 identifies the land as 
located within the functional flood plain, equivalent to Flood Zone 3b.  

 
The Application: 
 
1.7 This is an application for full planning permission for the erection of a 

new food store, petrol filling station and car wash, and associated 
landscaping, to be operated by Wm Morrisons Supermarkets plc.   

 
Food Store: 
 
1.8 The Gross Internal Area (the combined internal sales and non sales 

area) of the proposed food store is 5,922 square metres. The 
proposed retail sales area of the store is 2,880 square metres, with 
some 80% of this dedicated to food and other convenience goods, 
and the rest used for the sale of related comparison goods.  The food 
store building is essentially a modern 2 / 3 storey square building with 
a flat roof with its elevations designed in a combination of glazing with 
green frames, grey masonry, white cladding, and yellow Morrisons 
corporate signage.   

 
1.9 The design of the whole proposal, including the siting and massing of 

the food store, the petrol filling station, the car parking area, and site 
accessibility was assessed and influenced by Planning Services as 
part of a Pre-Application Advice process.  

 
1.10 The dimensions of the proposed store are: 

* Height: 12.7 metres maximum extent 
* Depth: 75 metres (excluding service yard) 
* Width (frontage): 66 metres  

 
1.11 The materials for the food store building are full height glazing with 

green metal frames (on main frontage), grey masonry, white cladding, 
yellow corporate signage. 

 
1.12 The food store is designed to mitigate against potential flooding, with 

the main shopping area located at first floor level, accessed by 
escalators, customer lifts, and stairs behind the main store façade, 
and service lifts in the south east corner of the building.  A parking 
area is incorporated at ground floor level beneath the raised first floor 
shopping area, and this accommodates the parking spaces for 
disabled drivers and parents and toddlers.  A café will be included 
within the store, and a cash dispenser facility is to be incorporated at 
ground floor level. 

 
1.13 The proposed opening times for the store are 7am to 10pm from 

Monday to Saturday, and 10am to 4pm on Sunday. 
 
1.14 A service yard is located adjacent to the southern elevation of the 

food store building and the eastern boundary of the site.   Deliveries 



to the service yard will approach via the Parsons Green site access, 
and also exit on this route.  

 
Petrol Filling Station and Car Wash: 
 
1.15 The Gross Internal Area (the combined internal sales and non sales 

area) of the proposed petrol filling station is 164 square metres. The 
petrol filling station includes a re-fuelling area covered by a canopy, a 
sales kiosk, an enclosed automatic car wash, and an over ground fuel 
storage compound which is required as underground fuel storage is 
not practical in this location because of potential flood risk.    

 
1.16 The proposed opening times for the petrol filling station are 6am to 

11pm, 7 days per week. 
 

The dimensions of the various elements of the proposed petrol filling 
station are: 

 
Canopy  
* Height: canopy roof 5 metres  
* Depth: 25 metres  
* Width: maximum 23 metres 
 
Kiosk 
* Height: 4.5 metres  
* Depth: 9 metres  
* Width: 14 metres 
 
Car wash 
* Height: 4.2 metres  
* Depth: 10.1 metres  
* Width: 7.5 metres 
 
Over ground fuel storage compound 
* Height: 3 metres  
* Depth: 16.1 metres  
* Width: 15.9 metres 

 
Car parking and accessibility within the site: 
 
1.17 The proposal includes 393 car parking spaces, of which 20 are parent 

and child spaces and a further 20 are spaces for disabled people.  
129 of the car parking spaces will be located beneath the food store 
(as the food store trading areas is raised above ground to 
accommodate sufficient parking on site and to mitigate against 
potential flooding).  In addition, it is proposed to provide 40 cycle 
parking spaces and 4 motorcycle parking spaces within the wider car 
parking area.  The car park will incorporate lighting column for night 
time illumination of the area.  The external part of the car park 
incorporates a bus stop and shelter to cater for the diversion of 
existing bus services through the site, a minimum 2.5 metre wide 
combined cycle path and pedestrian footpath through the site linking 
with Parsons Green in the south and Needingworth Road in the north.   

 
 
 
 



Employment opportunities: 
 
1.18 It is proposed that the store and petrol filling station will employee 84 

full time positions and 166 part time positions. 
 
Environmental Impact Assessment: 
 
1.19 An Environmental Impact Assessment screening has been adopted 

and the proposed development is not considered to be an EIA 
development. 

 
Supporting Information: 
 
The supporting information includes: 
 
* Employment land report 
* Retail statement 
* Transport assessment (including draft travel plan) 
* Ground investigation report 
* Archaeological assessment 
* Tree survey and arboricultural impact assessment 
* Update ecological survey 
* Flood risk assessment. 
* Flood evacuation plan 
* Noise assessment 
* Energy efficiency and sustainable development 
* Statement of community involvement 

 
 
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 Paragraphs 203-205 state that ’Local planning authorities should 

consider whether otherwise unacceptable development could be 
made acceptable through the use of conditions or planning 
obligations. Planning obligations should only be used where it is not 
possible to address unacceptable impacts through a planning 
condition.  Planning obligations should only be sought where they 
meet all of the following tests: 

 
* 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. 



2.3 Where obligations are being sought or revised, local planning 
authorities should take account of changes in market conditions over 
time and, wherever appropriate, be sufficiently flexible to prevent 
planned development being stalled.’ 

 
2.4 The Technical Guidance to the National Planning Policy Framework 

(2012), which provides additional guidance to local planning 
authorities on flood risk and mineral extraction, is also relevant. 

 
2.5 National Planning Practice Guidance (2014) 
 
2.6 The Government’s National Planning Practice Guidance was issued 

on 6th March 2014.  This guidance is designed to complement and 
add further detail to assist in the implementation of the National 
Planning Policy Framework (2012).  The guidance includes a section 
on ’Ensuring the Vitality of Town Centres’ and this includes sections 
that confirm the nature of the sequential test and the impact test.  
These remain largely similar to previous guidance.   

 
2.7 Planning for Town Centres: Practice Guide on need, impact and the 

sequential approach (December 2009) 
 
2.8 This guide provided information regarding assessing retail need and 

forecasting additional floorspace, the indicators which inform the 
overall impact of a proposal and the tests to be undertaken as part of 
the sequential approach.  It was cancelled by the National Planning 
Policy Guidance (2014) described above. 

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

Saved policies from the Huntingdonshire Local Plan 1995 are 
relevant and viewable at www.huntingdonshire.gov.uk/localplan95  

 
• S2: “Individual Shopping Proposals” – need to be satisfactory 

in terms of siting, design, car parking, servicing, accessibility 
by car, foot, cycle and public transport, environmental impact, 
conservation, alternative use of the land and any other 
relevant Local Plan policies. 

 
• T18: “Access requirements for new development” states 

development should be accessed by a highway of acceptable 
design and appropriate construction. 

 
• T19: “Pedestrian Routes and Footpath” – new developments 

are required to provide safe and convenient pedestrian routes 
having due regard to existing and planned footpath routes in 
the area. 

 
• En12: “Archaeological Implications” – permission on sites of 

archaeological interest may be conditional on the 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
http://www.huntingdonshire.gov.uk/localplan95


implementation of a scheme of archaeological recording prior 
to development commencing. 

 
• 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 Huntingdonshire Local Plan Alterations (2002) 
 

• None relevant 
 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
 

Policies from the Adopted Huntingdonshire Local Development 
Framework Core Strategy 2009 are relevant and viewable at 
http://www.huntingdonshire.gov.uk   

 
• 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” – Identifies St Ives as a 

Market Town in which development schemes of all scales may 
be appropriate in built up areas. 

 
• CS8: “Land for Retail Development” – at least 4,000 square 

metres of convenience floorspace primarily in town centres 
across the District to serve the population growth will be 
provided before 2026. 

 
• CS10: “Contributions to Infrastructure Requirements” – 

proposals will be expected to provide or contribute towards 
the cost of providing infrastructure and of meeting social and 
environmental requirements, where these are necessary to 
make the development acceptable in planning terms. 

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

http://www.huntingdonshire.gov.uk/


Policies from the Draft Huntingdonshire Local Plan to 2036: Stage 3 
(2013) Policies from the Draft Local Plan are relevant and viewable at 
http://www.huntingdonshire.gov.uk  

 
• LP1: “Strategy and principles for development” – market 

towns will make provision for new homes and support 
economic development that serves needs in the most 
sustainable locations. Development proposals will be 
expected to contribute to the creation of mixed and socially 
inclusive communities and support the local economy. 

 
• LP2: “Planning obligations” – may be required to make 

proposals acceptable in planning terms. 
 

• LP6: “Flood Risk and Water Management” – sets out criteria 
for flooding and surface water management. 

 
• LP8: “Development in the Spatial Planning Areas” – within the 

St Ives SPA a proposal which includes economic development 
will be supported where it is appropriately located within the 
built-up area. An appropriate location for retail will be 
determined though the sequential approach (within the 
NPPF). Where the proposal includes more than 600 sqm of 
net retail floorspace an impact assessment will be required.  

 
• LP13: “Quality of Design” – proposals will need to be designed 

to a high standard based on a thorough understanding of the 
site and its context.  

 
• LP14: “Reducing Carbon Dioxide Emissions” – sets out 

requirements for non-residential development. 
 

• LP15: “Ensuring a High Standard of Amenity” – a proposal will 
be supported where a high standard of amenity is provided. A 
proposal will be expected to demonstrate, amongst others, 
how it addresses the duration and character of noise and the 
potential for adverse impacts on air quality. 

 
• LP17: “Sustainable Travel” – a proposal will be supported 

where it is demonstrated that opportunities are maximised for 
the use of sustainable travel modes, traffic volumes can be 
accommodated and will not cause significant harm to the 
character of the surrounding area, any adverse effects of 
traffic movement to, from and within the site are minimised, a 
clear network of routes is provided and safe and convenient 
pedestrian and cycle routes are provided where appropriate. 

 
• LP18: “Parking Provision” – proposals will be supported where 

they incorporate appropriately designed vehicle and cycle 
parking with a clear justification for the level, having regard to 
the potential to increase the use of alternative transport 
modes. 

 
• LP19: “Supporting a Strong Local Economy” – areas of land 

and buildings that contribute to the local economy and provide 

http://www.huntingdonshire.gov.uk/


ongoing strategic land opportunities have been designated as 
Established Employment Areas. 

 
• LP20: “Ensuring Town Centre Vitality and Viability” – the town 

centre of St Ives will be the major focus for all new town 
centre uses. 

 
• LP28: “Biodiversity and Protected Habitats and Species” – a 

proposal will be supported where it does not give rise to 
significant adverse impacts. If adverse impacts are found then 
every effort should be made to minimise these via mitigation. 
Where this cannot be achieved then alternative forms of 
compensation will be considered. A proposal will aim to 
conserve and enhance biodiversity. 

 
• LP29: “Trees, Woodland and Related Features” – a proposal 

will be supported where it avoids the loss of, and minimises 
the risk of harm to trees and hedges. Where their loss is 
unavoidable this will be acceptable where there are sound 
arboricultural reasons and the proposal will bring benefits 
which outweigh the loss. 

 
• LP31: “Heritage Assets and their Settings” – great weight is 

given to the conservation of any heritage asset.  
 
3.5 Huntingdonshire Design Guide (2007)   
 
3.6 The Huntingdonshire Strategic Flood Risk Assessment (2010)  
 
3.7 Supplementary Planning Document (SPD) - LDF Developer 

Contributions (2011)  
 
3.8 Huntingdonshire Retail Development Advice (2010)  
 
3.9 Huntingdonshire Retail Study (2013) 
 
4. PLANNING HISTORY 
 
4.1 This site has an extensive planning history, which includes:  
 
Business Park site: 
 
4.2 9701775OUT - Residential Development (4.6 Hectares), refused 

permission and an appeal was dismissed in 1997.  The Inspector 
considered the site as having the character of open countryside, 
notwithstanding the extant permission for offices, which he accepted 
was unlikely to ever be built-out.  Housing was considered to relate 
poorly to the built up area of St Ives and there was sufficient time to 
explore other sites to meet housing needs. 

 
4.3 9200987OUT - Erection of food retail store, ancillary office, storage, 

parking and petrol filling station, refused permission. Permission was 
refused in 1992 because it was considered to undermine the viability 
and vitality of the town centre, would be served by an unacceptable 
means of access and would lead to a loss of industrial, office and 
warehousing land. 

 



4.4 8701649OUT - Erection of 2-storey office and research and 
development buildings to form business park - allowed at appeal, 
26/05/1988 

              
4.5 8900163REM - Construction of new road to serve business park - 
 approved,  05/05/1989  
              
4.6 8901963REM - Phase II, erect office, research and development 

buildings to form a business park - approved, 19/12/1989 
 
4.7 It should be noted that outline planning permission 8701649OUT and 

the reserved matters approval 8901963REM remain extant with only 
two of the office buildings built to date.  

 
Adjacent site to the northeast: 
 
4.8 1001526FUL - Erection of public house/restaurant with associated 

car parking, access and landscaping. Revised submission following 
withdrawal of previous application – approved 2011. 

 
5. CONSULTATIONS 
 
5.1 Holywell-cum-Needingworth Parish Council – recommend 

approval (copy attached). 
 
5.2 St Ives Town Council (neighbouring parish) – recommend approval 

(copy attached). 
 
5.3 County Council Transportation Assessment Team – (copy 

attached).  Clarification sought on trip rates used in relation to the 
existing planning permission on site, details relating to crossing points 
on the southern arm of the A1123 / A1096 roundabout, final timings of 
revised bus services and agreement to enter into a Travel Plan 
covering the performance of the site access, rat-running through the 
development, and car park usage. 

 
5.4 County Council Archaeology – sites lies within an area of high 

archaeological potential, which justifies a pre-commencement 
archaeological investigation. 

 
5.6 County Council Rights of Way – the site is not crossed by a public 

right of way (PROW), but the development is likely to increase usage 
of PROWs 1 and 2, impacting on the surface.   

 
5.7 HDC Transportation Officer – the revisions to the car parking layout 

resolve previous concerns, albeit the width of the pedestrian route 
along the front of the store should be increased by 500mm to 2.5m. 

 
5.8 HDC Environmental Health – no objection subject to conditions. 
 
5.9 Natural England – the development is unlikely to affect any 

statutorily protected sites or landscapes.  The LPA is responsible for 
assessing any impacts on protected species. 

 
5.10 Environment Agency – no objections with regard to flood risk and 

land contamination risks of the above ground road fuels storage 
tanks, subject to conditions. 



 
5.11 Wildlife Trust – no reply. 
 
5.12 Police Architectural Liaison Officer – no objection, subject to the 

provision of a dedicated vehicle parking lay-by position close to the 
ATM (cash machine); it is reported that a significant number of ATM 
relates crimes occur whilst cash is being transported between the 
ATM and the transfer vehicle (security van).  The undercroft parking 
(beneath the store) should be provided with lighting and CCTV.   

 
6. REPRESENTATIONS 
 
6.1 A total of 135 representations were received, of which 129 were in 

support of granting planning permission and the remaining 8 being 
opposed to the proposal. 

 
6.2 The reasons for support are summarised as follows: 

* A supermarket is needed at St Ives. 
* Increased choice and competition amongst retailers. 
* Minimise journeys to supermarkets in other settlements (e.g. 
Huntingdon, St Neots, Bar Hill and Cambourne). 
* Encourage linked trips to the town centre. 
* Provision of employment. 
* Accessible by bus and cycle for those unable to drive. 
* Will provide quality, variety and value. 
* The petrol filling station will lower the cost of vehicle fuels. 

 
6.3 The reasons for opposing the application are summarised as follows: 

* Traffic impacts and congestion; especially at peak times and when 
roads are closed at Earith in the event of flooding. 
* No need for additional food stores; sufficient existing provision. 
* Competition with existing town centre retailers, drawing trade away 
and undermining the viability of the town centre; product ranges 
should be controlled. 
* The applicant underestimates the trade draw from the St Ives town 
centre. 
* The applicant overestimates the trade that would be ‘clawed back’ 
from existing stores in Huntingdon and Bar Hill. 
* A new food store would be better located on the opposite side of the 
town close to new housing development and Wyton Airfield. 
* No need for a supermarket; St Ives retains 57% of main food spend. 
* Contrary to retail planning policies in the NPPF, retail practice 
guidance and local planning policy 
* No provision in the Core Strategy 2009 or emerging Local Plan to 
2036 for this scale of food store. 
* The Council’s Retail Study 2013 by Deloitte found no quantitative 
support for further convenience goods floor space. 
* The applicant overestimates linked trips to the town centre; the 
supermarket is not well connected to the town centre and will offer a 
complete range of goods to compete with the town centre retailers. 
* No evidence that Waitrose ‘overtrades’ above company benchmark 
levels. 
* The Morrisons store will function as a ‘one-stop-shop’ destination. 
* The proposal is undeliverable, unrealistic and unviable given the 
technical constraints of the site including flood risk and drainage. 
* An alternative site on Giffords Park is more sustainable and can 
enable a mixed use site in response to local requirements and town 



council support; providing a wide range of benefits to the community, 
environment and economy. 
* Would supplant the largest available employment site on the town. 
* Harmful to the character and appearance of the area. 
* Overdevelopment of the site. 
* Adverse impact on neighbouring land uses. 

 
7. SUMMARY OF ISSUES 
 
7.1 The main issues to consider in relation to this proposal are the 

principle of development (retail and petrol filling station), including the 
sequential and impact tests for large retail developments; highway, 
transport  and parking matters; design and landscaping; impact on 
amenity (including noise and air quality), and flood risk and drainage.  
Regard also needs to be given to other considerations such as 
archaeology. 

 
The Principle of Development:  
 
7.2 The proposed development site is part of the St Ives Business Park 

which has an extant planning permission for business uses and is 
identified as an Established Employment Area.  Its development for 
retail use would result in the partial loss of an area of potential 
employment land.  This aspect of the proposal needs to be assessed 
against Policy LP8 of the Local Plan (Stage 3), which provides 
support for retail development if the relevant sequential and impact 
tests are passed.   

 
7.3 The Business Park is partially developed with office buildings to the 

south of the application site.  The development of the Marsh Harrier 
public house in the north east corner of the Established Employment 
Area was permitted in 2011.  The public house is now operational and 
its site has consequently been removed from the Established 
Employment Area.    

 
7.4 The Huntingdonshire Employment Land Study (2014) identified an 

oversupply of office accommodation in the District, concentrated 
within St Ives, and this concurs with the applicant’s ‘Employment 
Land Report’ (October 2013).    

 
7.5 Most of the future strategic requirements for employment land will be 

met at Huntingdon, particularly at the Alconbury Enterprise Zone, and 
at St Neots.  It is considered unlikely, given the currently identified 
over provision, that a requirement for significant new office 
development will be identified or arise within this part of St Ives.  
There is no qualitative deficiency in locally available office space 
within St Ives, which is generally categorised as modern or 
refurbished.  The development of further offices in the Business Park 
location is unlikely to be viable, and if new offices are required in St 
Ives they are likely to be of a smaller scale located either within or 
close to the town centre, or within other potential employment 
allocations or Established Employment Areas. 

 
7.6 It is considered that there is sufficient employment land available 

within St Ives to off-set the loss of the 2.4 hectare portion of the 
Established Employment Area at the St Ives Business Park, and 
therefore the principle of retail development on the application site 



could be acceptable if other matters, including the sequential and 
impact tests, are satisfactorily addressed. The issues of sustainability 
are detailed elsewhere in this report.  

 
7.7 Evidence presented in the Huntingdonshire Retail Study (2013) 

indicates that there is limited competition in the convenience food 
store shopping sector in St Ives, with this sector represented primarily 
by Waitrose and Budgens in the town centre, and Co-Op outside of 
the town centre.  Convenience goods provision, in terms of the 
number of units and floor space, is below the national averages.  
Consequently, local residents travel out of the town to supermarkets 
at Huntingdon and, also, out of the District to supermarkets at Bar Hill 
and Camborne.  Without the provision of further convenience 
shopping / supermarket choice in St Ives it is likely that this outward 
shopping trend will continue, for example as the retail offer in 
Huntingdon is strengthened in future years with the development of 
the new Sainsbury and Lidl food stores, and with other alternatives 
likely to be provided at Northstowe and other growth areas in 
Cambridgeshire.  The Retail Study recognises the potential for 
increasing local competition and retaining higher levels of 
convenience food store shopping in St Ives through the consideration 
of a new food store in an appropriate location and of an appropriate 
size. 

 
The Sequential Approach and Impact Assessment: 
 
7.8 The National Planning Policy Framework (2012) seeks to ensure the 

viability and vitality of town centres by promoting competitive town 
centre environments that promote the role of town centres at the 
heart of their communities.  The Huntingdonshire Retail Study (2013) 
states that  St Ives town centre has strong vitality and viability, with 
good provision of comparison goods retailers, a reasonable provision 
of restaurants and similar leisure uses (with scope for further 
improvement), an attractive though physically constrained historic 
town centre environment, but a limited convenience store sector 
choice available to local residents.   

 
7.9 The National Planning Policy Framework requires new main town 

centre / retail development proposals on the edges or outside town 
centres to pass a sequential test and, if they have a floor space 
greater than a threshold of 2,500 square metres, to pass an impact 
test as well before they can be supported.  In summary, the 
Sequential Approach test gives strong preference to locating new 
main town centre / retail uses within town centres, but if no suitable 
sites are available it then allows consideration of such development 
firstly on edge of centre sites, and then – in sequence – on out of 
centre sites that are, or can be made, well accessible to the town 
centre.  The Impact Assessment tests the impact of proposals on 
existing, committed and planned public and private investment in a 
town centre, and the impact of the proposal on town centre vitality 
and viability, including local consumer choice and trade in the town 
centre and wider area.  If an application fails to satisfy the sequential 
test or is likely to have significant adverse impact on one or more of 
the above factors, it should be refused. 

 
7.10 The District Council appointed Deloitte to provide specialist 

professional retail advice on this proposal, specifically related to the 



Sequential Approach and Impact Assessment required in relation to 
the National Planning Policy Framework (‘Ensuring the Viability of 
Town Centres’, paragraphs 23 to 27) and associated guidance. 

 
The findings of the Deloitte study are summarised as follows: 
 
7.11 The application site is located on the eastern side of St Ives within an 

area identified for employment uses.  It lies just under 2 kilometres 
from the town centre and is therefore an ‘out-of-centre’ location in 
planning policy terms.  Due to the scale and location of the proposal, 
and national and local planning policy and guidance, the application 
needs to be determined with reference to a ‘Sequential Test’ and an 
‘Impact Test’. 

 
7.12 There are benefits in terms of consumer choice that would arise from 

having an additional large food store in St Ives (subject to there being 
no significant damage to the town centre offer).  This improved offer 
should retain shopping trips within the town that are currently 
attracted elsewhere.  It is estimated that some 50% of the proposed 
store turnover would be drawn from St Ives residents in the 
immediate catchment area, some 40% from other adjacent areas, 
and some 10% from further afield.  

 
Sequential Test: 
 
7.13 The principal candidate site as an alternative location for the 

proposed food store is land at the Cattle Market / Bus Station / Globe 
Street Car Park on the eastern edge of the town centre, the majority 
of which is within the freehold ownership of the District Council.  

 
7.14 The site is ideally located for retail uses (or other town centre uses) 

that would provide support for the town centre.  The extensive ground 
level car parking areas do not maximise the potential of the site.  In 
order to provide an additional food store on the site and retain bus 
terminus facilities it would probably be necessary to provide some 
decked parking. The feasibility of retaining / relocating bus terminus 
facilities within the site and provision of a new food store with shared 
car parking would need more detailed examination. 

   
7.15 However, the value of having a further large food store immediately 

adjacent to the town’s largest existing food store is in Deloitte’s 
opinion open to question.  Redevelopment of the site including other 
town centre uses that would provide support for the town centre could 
be more appropriate.  Such uses could include community, social, 
entertainment uses, as well as smaller unit shops and services.  
However, it should be noted that there are no current plans between 
the landowning interests in this area to make land holdings available 
for anything other than currently permitted uses.  In particular, the car 
parking areas and bus station continue to serve a valuable function 
within the town centre.  

 
 
Impact Test: 
 
7.16 The proposed Morrisons store would impact most strongly on other 

comparable food stores.  Within St Ives, the applicant identifies a 
convenience and comparison goods impact on Waitrose of just under 



30%.  However, because Waitrose has a limited comparison goods 
offer, Deloitte believes the comparison goods impact figure may be 
unrealistically high.   

 
7.17 A diminution of that Waitrose turnover to this degree would have an 

impact on spin-off trade from the store to the town centre, which is an 
important planning consideration.  This may be offset to some degree 
by spin-off trade generated from the new Morrisons store in the form 
of separate shopping trips from residents who currently do not shop in 
St Ives.   

 
7.18 In so far as direct impact on town centre shops is concerned, the 

applicant estimates an impact of 0.5% on convenience goods shops 
and just over 1% on comparison goods shops.  Deloitte is sceptical 
about the robustness of these figures as quantitative estimates of 
impact on small shops are highly subjective.  It therefore considers 
the likely effect on town centre shops in qualitative terms.   

 
7.19 Convenience shops represent only a small proportion of the outlets 

and floor space in St Ives town centre.  In addition to the Waitrose 
store, the principal food store is a small Budgens supermarket.  There 
are also bakers (Greggs), butchers shops, as well as confectioners / 
newsagents.  These facilities contribute to the overall attractiveness 
of the centre as a shopping destination and some may be affected by 
a further supermarket in the town.  There may be opportunities for 
some of these shops, e.g. butchers and bakers, to differentiate their 
qualitative offer from that of a large food store.  It seems unlikely that 
in terms of trade diversions from the town centre as a whole the 
impact on town shops would be of a scale to warrant serious concern.    

 
7.20 Comparison shops are the largest component part of the St Ives town 

centre offer, being 32% of outlets in the town centre and 34% of 
floorspace (NB. the other components within the town centre are 
convenience goods, retails services, leisure services, financial and 
professional services, and vacancies).  The comparison goods offer is 
diverse with some shops having an offer which is quite distinct from 
the comparison goods offer in a Morrisons food store, e.g. furniture, 
antique, and quality clothing stores; and some where there is overlap, 
e.g. shops selling health and beauty products, and household goods.   

 
7.21 Although displaying signs of a vital and viable town centre, St Ives is 

not immune from the pressures caused by the economic recession 
and by changes in retailing.  The additional effects of a new out-of-
centre food store must therefore be considered in the context of these 
pressures that retailing in town centres including St Ives is 
experiencing.  In particular it will be important for St Ives town centre 
to retain and enhance its more distinctive offer for quality comparison 
goods and services (eating and drinking) if residents are provided 
with an alternative destination for day-to-day purchases of health and 
beauty products, some household goods etc.   

 
7.22 Detailed objections on retail issues have been received from Waitrose 

and Budgens in relation to their stores in St Ives town centre, and the 
promoters of development at Giffords Farm, to the east of St Ives 
(north of the A1123 Needingworth Road and also in Holywell-cum-
Needingworth Parish).  Both the Waitrose and Budgens 
representations consider that the applicant’s Retail Statement is 



incomplete and flawed, and that the proposal will have a significant 
impact on the vitality and viability of the town centre.  The Deloitte 
retail advice does indicate that the proposal will cause impacts on 
town centre convenience stores, including trade diversions of some 
30% for Waitrose.  However, it is noted that even at this level the 
existing convenience stores would still be trading at benchmark 
average levels, and that it seems unlikely that in terms of trade 
diversions from the town centre as a whole the impact on town shops 
would be of a scale to warrant serious concern.  It is considered that 
the retail impact and related matters raised within both objections 
have been addressed satisfactorily in the District Council’s specialist 
report by Deloitte. 

 
7.23 The objection on behalf of the promoters of development at Giffords 

Farm states that the Giffords Farm site should be considered for a 
similar scale of new retail development in preference to the 
application site as it will be more viable and sustainable to deliver and 
may secure the delivery of additional community and leisure benefits 
for St Ives.  It also questions the validity of the applicant’s Retail 
Statement, and objects to the loss of employment land at St Ives 
Business Park.   

 
7.24 Part of the Giffords Park land holding is included as a potential 

employment allocation (SI 3) within the emerging Huntingdonshire 
Local Plan (Stage 3), although the wider site including other elements 
of development have not, at this stage, been accepted as this is not 
considered to be a sustainable location for the eastern expansion of 
St Ives.  It is understood that the promoters of the site have made a 
presentation on potential wider opportunities arising from its 
development to St Ives Town Council.  They have also indicated that 
a planning application for a new supermarket at the site is in 
preparation, though this has not been received by the District Council.   

 
7.25 It is considered that the issues related to the loss of employment land 

and the status of the Giffords Farm land in the current stage of the 
emerging Local Plan have been addressed above, and it is 
considered that the application site is sequentially preferable to any 
site that might be proposed at Giffords Farm.  The retail impact and 
related matters raised within the objection have been satisfactorily 
addressed in the District Council’s specialist report by Deloitte.   

 
7.26 In summary, on the basis of the specialist retail advice from Deloitte, 

it is likely that the proposal will have retail impacts on existing 
convenience stores in St Ives town centre, but these impacts are not 
likely to exceed benchmark averages for the affected stores, and the 
impacts on the town centre as a whole would not be of a scale to 
warrant serious concern.   This also indicates that there would not be 
a need to limit the range of goods sold at the proposed new 
supermarket, but it would be prudent to control the 80% convenience 
/ 20% comparison mix as proposed by the applicant.  However, given 
the physical attributes, constraints, potential to realise other 
opportunities within the town centre in the future, the lack of other 
potential sustainable sites, and the relatively limited retail impacts 
identified within the retail advice, it is considered that these impacts 
will on balance be acceptable and that the proposal passes the 
requirements of the Sequential Approach test and the Impact 
Assessment test.  The retail advice from Deloitte confirms that there 



are benefits in terms of consumer choice that would arise from having 
an additional large food store in St Ives (subject to there being no 
significant damage to the town centre offer).  It is likely that the 
proposal will retain St Ives based convenience store expenditure that 
is currently attracted to supermarkets outside of the town.   

 
Highway, Transport and Parking Matters: 
 
7.27 The application site has the benefit of an extant permission for 

approximately 10,000 square metres gross floor area of Class B1 
office use left to be constructed.  Therefore, in transport impact terms, 
this application has to be considered in relation to the previously 
assessed and approved transport impact of that previous consent.  

 
7.28 The impact of the proposed development on the highway network has 

assessed at the following junctions: 
 
7.29 Parsons Green Roundabout – expected to operate within capacity in 

both the AM and PM peak periods and there is a marginal 
improvement in the peak hour flows when compared directly to the 
consented office development scenario. 

 
7.30 Needingworth Road / Harrison Way Roundabout – this junction is 

already operating over capacity in the PM peak period. The 
consented office development at St Ives Business Park, if fully built 
out, would have a more significant impact on the capacity of the 
roundabout (at both the AM and PM peak periods, with significant 
queuing on the A1096 Harrison Way approach) than the proposed 
food  store.  The impacts from the proposed food store would reduce 
in the AM period to enable the junction to operate within capacity.  
The junction would continue to operate over capacity in the PM peak, 
but the queue lengths on Harrison Way would be significantly lower 
than the 2018 based ‘with office development’ scenario.  

 
7.31 A1123 Needingworth Road / Site Access - the results of the capacity 

assessment undertaken shows that the junction operates within 
capacity with minimal queuing in both the AM and PM peak in the 
2018 ‘with store’ scenario.  

 
7.32 In pre-application discussions the County Council raised concerns 

that the proposed northern access may create queuing which may 
stretch back to the A1123 Needingworth Road / A1096 Harrison Way 
roundabout as a result of traffic wishing to turn right into the 
development blocking traffic travelling in an easterly direction along 
Needingworth Road. To address these concerns the Transport 
Assessment includes analysis indicating that westbound traffic on 
Needingworth Road would need to be substantially higher than was 
assumed in the 2018 scenarios before any problematic queuing 
occurs.   

 
7.33 Nonetheless, in order to ensure that no issues develop at this junction 

in the future, the County Council suggests that the performance of 
this junction and the adequacy of the right turn lane is monitored on 
an annual basis as part of the Travel Plan (discussed below), with 
potential mitigation measures being considered if deemed necessary. 

 



7.34 For pedestrians and cyclists, the site layout has been subject of 
detailed negotiations with the applicant.  The final layout now 
submitted includes adequate access into the site from Parsons Green 
in the south, direct site access from the A1123 / A1096 roundabout 
and also from the A1123 site access. 

 
7.35 In addition, detailed negotiations have resulted in securing a north / 

south pedestrian and cycle route through the site.  This is particularly 
important as it secures a continuous link from A1123 Needingworth 
Road down to the southern end of Parsons Green, which then 
connects to the recently completed pedestrian / cycle route alongside 
the east side of the A1096 between Parsons Green and Meadow 
Lane, and the eventual link further to the Guided Busway site and 
onwards to the town centre.  This is particularly relevant as it 
completes a first-time provision for cycling and walking along the 
A1096 corridor between these points. 

 
7.36 The County Council has sought clarification on the potential for 

improving the pedestrian crossing points to and from the site at the 
Compass Point roundabout.  There are existing crossing points that 
allow pedestrian movements across the roundabout feeder roads.  
However, it is not possible to incorporate a signalised crossing here 
as it would have an impact on the traffic flows from all directions into 
the roundabout.     

 
7.37 In relation to Public Transport provision, the applicant has reached 

agreement to extend existing bus service number 12 through the site. 
This will provide the development with an improved half-hourly 
clockwise service (currently hourly) and an anticlockwise service half-
hourly also. In practice this will provide a 15 minute service level 
through the proposed development and the business park linking the 
town centre, the busway, and St Ives Business Park. Importantly, this 
facilitates the provision of a first-time bus service for the adjacent 
employment areas and helps to build a sustainable public transport 
service that has wider benefits for St Ives. 

 
7.38 The proposed public transport service is expected to become 

commercially viable within 3 years of commencement and, during that 
period, the applicant has agreed to underwrite the financial costs of 
the required changes through a Section 106 agreement in the total 
sum of £220,000. 

 
7.39 On-site car parking matters are covered earlier in this report but it 

should be noted that the overall layout has also been subject to 
detailed negotiations during the consultation stages to ensure its 
adequacy in terms of the layout, pedestrian safety between the car 
parking spaces and the main store, and the need to ensure that an 
adequate pedestrian / cycle route is secured through the site in order 
to deliver wider accessibility by walking and cycling for the 
surrounding community. 

 
Travel Plan: 
 
7.40 A draft Travel Plan has been submitted alongside the Transport 

Assessment and has the stated principal aim of helping to minimise 
car usage (particularly single occupancy journeys) and to increase 
walking, cycling and the use of public transport.   While the primary 



focus of the Travel Plan will the proposed food store’s staff, it will also 
have the potential to influence the travel behaviour of customers by 
promoting the different sustainable transport options in accessing the 
store. The Travel Plan will be managed by a Travel Plan Co-ordinator 
who will be responsible for developing, monitoring and managing the 
implementation of the Travel Plan.  An initial staff survey will be 
carried out within 3 months of the store opening which will be used as 
a baseline by which targets for staff travel are set.  

 
7.41 Travel Plan initiatives that are listed within the TP include:  

* Provision of sustainable travel pack for use in recruitment of staff 
prior to store opening and as part of the induction pack for new 
starters 
* Notice boards for staff and customers highlighting different travel 
options 
* Provision of changing and washing facilities, including a shower for 
staff 
* Secure lockers for employees 
* Cycle parking located close to the store’s customer and staff 
entrances 
* Provision of additional cycle parking if required 
* Arrangement of free transport home for staff who cycle, walk or 
travel by bus to the store, in the event of an emergency 
* Promotion of a ‘walking buddy’ scheme 
* Car sharing scheme 
* Where staff submit a reasonable request for minor amendments to 
their working hours to facilitate the use of non-car modes of transport 
(for example starting half an hour later), the store management will 
endeavour to accommodate this wherever possible 
* Promotion of Cambridgeshire County Council travel initiatives to 
staff and customers (where relevant) such as European Mobility 
Week, Liftshare Week, Bike Week etc  

 
7.42 The County Council has suggested that additional measures for the 

applicant to consider for inclusion in the TP, which may include:  
* Complimentary bus pass for new employees, to encourage them to 
trial travelling by bus 
* Join the Travel for Work Partnership (http://www.tfw.org.uk/) as a full 
member 
* Create a bicycle user group for the site 

 
7.43 The County Council has also indicated that annual monitoring will be 

required to test the implementation of the Travel Plan, with the Travel 
Plan and associated measures being secured as part of the Section 
106 agreement. In addition, the County Council considers that the 
following matters will also need to be monitored and managed 
through the Travel Plan: 
* Performance of the right turn lane from Needingworth Road into the 
site access 
* Rat running through the development 
* Bus patronage and bus service contribution 
* Car park usage  
* Annual survey of employee travel patterns and consideration of 
further measures that are required to ensure the targets for vehicle 
reduction and sustainable transport modes can be met 

 
Design and Landscaping: 



 
7.44 The approach to the design and landscaping of the proposal was 

subject to extensive pre-application discussions with HDC officers.  
Officers sought to clarify and improve the siting, massing, and design 
of the proposed food store building in recognition that a modern 
design solution would be acceptable for this location.  It is considered 
that the siting of the  food store alongside the built form of the Marsh 
Harrier public house, and located against the eastern boundary with 
its main frontage facing westwards is appropriate for the site.   

 
7.45 The design of the main building incorporates flood resistance by 

locating the main sales area at first floor level, accessed by 
escalators, lifts and stairs.  The design of the frontage with full height 
glazing showing the escalators and the sales area is considered to be 
a successful design solution. Clarity was also sought on the design of 
the parking areas and the petrol filling station, and on the impacts on, 
and retention of landscaping features on the site boundaries.   

 
7.46 The landscaping scheme has been designed to complement and 

strengthen the existing landscaping on the eastern and western 
boundaries of the application site.  The new landscaping consists of 
staggered rows of formal trees, hedgerows, low level shrubs, and 
herbaceous and bulb planting. The proposal, as submitted, generally 
accorded with the pre-application discussions.   

 
7.47 Since the application was submitted, officers have secured further 

amendments to the design of the external car parking area to allow 
for better designed and wider routes through the site for cyclists and 
pedestrians, which link to existing highways, and to the configuration 
and siting of the bus lay-by that allows the proposed extended and 
new bus services to run through the site and serve the store 
effectively (the bus services themselves are secured through the 
Section 106 Agreement).  As part of this process a commitment was 
obtained to secure pedestrian signage from the store to the town 
centre, and also to incorporate a community notice board close to the 
entrance of the store (again, both of which are secured through the 
Section 106 Agreement).   It is considered that the design solution 
now proposed is acceptable.  

 
Impact on Neighbour Amenity: 
 
7.48 The site is bounded on two sides by principal highway routes serving 

the town and it is located amongst predominately commercial uses, 
including offices to the south, the working farm yard to the east, the 
public house to the northeast and offices on the opposite side of 
Needingworth Road.  It is not considered to be a tranquil location with 
the only ‘sensitive’ receptor to noise in the immediate locality being 
the bungalow beyond the eastern boundary that lies within the group 
of buildings at Five Acre Farm.    

 
7.49 It is a common theme to this proposal that the impact of the proposed 

retail development must be considered against the fall back position 
of the extant planning permission for offices being fully built out.  

 
7.50 The applicant has undertaken a noise assessment of the proposed 

development, which takes account of the potential noise effects on 
the occupiers of the bungalow to the east of the application at Five 



Acres Farm.  The noise effects arising from all elements of the 
development have been assessed, including fixed plant (such as air-
conditioning and fridge units), delivery vehicles and loading 
equipment, and activity within the car park (surface and beneath the 
building) and the activities associated with the petrol filling station. 

 
7.51 The noise report concludes, on the basis of the proposed opening 

hours of the store (7.00 am to 10.00 pm Mondays to Saturdays, and 
10.00 am to 4.00 pm on Sundays) and the petrol filling station (6.00 
am to 11.00 pm Monday to Sundays – 7 days per week), that: 

 
7.52 * Noise from activity within the open surface car park will be similar or 

lower than background residual noise levels, however the enclosed 
nature of the undercroft car park will lead to noise reverberation that 
justifies the provision of acoustic screening measures in the form of 
the proposed parapet wall to the car park and an additional acoustic 
screening barrier along the parts of the car park adjacent to Five Acre 
Farm to avoid unacceptable harm to residential amenity.    

 
7.53 * Noise levels from fixed plant will be limited to rated levels of 45dB 

between 7.00 am and 11.00pm and 35dB between 11.00 pm and 
7.00 am measured in free field conditions outside at any dwelling to 
avoid unacceptable harm to residential amenity. 

 
7.54 * The noise from activities at the petrol filling station will not harm 

residential amenity given the distance of separation. 
 
7.55 The Council’s Environmental Health Officer concurs with these 

findings and recommends that the mitigation measures and noise 
control limits are secured by condition. 

 
7.56 The applicant does not propose to place any limit upon the timing of 

deliveries and collections to / from the retail food store.  The Council’s 
Environmental Health Officer has considered the impact of night time 
deliveries on the amenities of neighbouring occupiers and is satisfied 
that a noise limit restriction of 60dB L(A)max measured in free field 
conditions outside any dwelling between 11.00 pm and 7.00 am hours 
is sufficient to control the impact of noise and disturbance on 
neighbouring occupiers to a satisfactory level.  Operating within this 
noise limit is realistic and achievable on the basis that the service 
yard where deliveries and collections will be loaded / unloaded is 
enclosed by a tall (approximately 4 metres high) brick wall which will 
attenuate noise levels.  It is also noted that Morrisons operates a 
Quiet Delivery System (QDS) which aims to limit the effects of noise 
and disturbance on neighbouring occupiers. 

 
7.57 The layout of the proposed buildings and the various associated 

ancillary structures, including boundary enclosures, would not have 
an unacceptably overbearing or oppressive effect on neighbouring 
properties, including the residential dwelling to the east.  The layout 
and scale of the proposed buildings and the various associated 
ancillary structures would also avoid any significantly harmful 
overshadowing of neighbouring property. 

 
7.58 The illumination of the development by artificial light will have an 

impact on neighbouring properties, but these effects can be controlled 
by condition in order to make any impacts acceptable. 



 
Pollution Prevention: 
 
7.59 The site is located above a secondary aquifer and could therefore 

present a pollution or contamination risk to controlled waters.  The 
Environment Agency has considered this issue in detail with regard to 
the applicant’s ground investigation report and is satisfied that the 
provision of above ground fuel storage tanks is capable of 
appropriately minimising the risk.  This is subject to full details of how 
the fuel tanks will be installed and monitored being secured by 
planning condition, along with a further precautionary condition to 
deal with any unforeseen contamination of the land should it be 
identified. 

 
Heritage Assets: 
 
7.60 The application site is sufficiently far from listed buildings and the 

Conservation Area to avoid having impacts on Heritage Assets.  The 
Archaeological Desk Based Assessment that accompanies the 
planning application concludes that on the basis of current evidence 
the application site can be assumed to have a low to moderate 
potential for the recovery of archaeological remains, though further 
evaluation is necessary to substantiate this view.   A condition is 
capable of securing the investigation of archaeological remains as 
recommended by the County Council. 

 
Biodiversity: 
 
7.61 The applicant’s ecologist surveyed the site in 2013 with the purpose 

of repeating the 2007 survey of the land to assess any changes in its 
ecological value.   The 2007 survey found that the site was of low 
botanical interest and had a limited capacity to support protected 
animal species. It was considered that sky lark, a red listed Bird of 
Conservation Concern, may be present in suitable grassland areas 
during the bird breeding season. 

 
7.62 The survey found no new habitat suitable for protected species and 

reached the same conclusion that the site’s ecological value remains 
relatively low, albeit that the presence of ground nesting birds, 
particularly sky lark, is likely during the March – August breeding 
period.  Therefore any field and boundary planting to be removed 
must be checked for nesting birds prior to site clearance and 
construction.  If evidence of nesting is found, appropriate stand off no 
go zones should be set up and monitored until chicks and dependent 
young birds have left the nest site. Officers consider this to be a 
standard requirement that can be secured by condition.  

 
7.63 The ecologist provides a list of opportunities for ecological 

enhancement and advises that the submitted landscape proposals 
take account of the majority of these recommendations and therefore 
the development will provide ecological enhancement. 

 
7.64 For these reasons, the potential harm to ground nesting birds is 

capable of being minimised if not avoided, and an ecological 
enhancement would be provided. 

 
Flood Risk and Drainage: 



 
7.65 It is an established principle that new development should be steered 

to areas of land at the lowest risk of flooding and to develop in areas 
at risk of flooding only where necessary and provided that any such 
necessary development can be made over its lifetime.  

 
7.66 The application site benefits from an extant planning permission for 

office building (employment use) and it can be built out fully.  In flood 
risk terms the proposed retail use of the land is no more vulnerable to 
flood risk than the approved office employment use.  The NPPF 
Technical Guidance (Table 2) designates buildings used for shops 
and offices (amongst other uses) as “less vulnerable” to flood risk and 
compatible with a high risk of flooding (flood zone 3a).  As such the 
development is compatible with the assessed flood risk and need not 
be steered to a lower risk site.  The proposed buildings have also 
been carefully designed to mitigate against the impacts of flooding, by 
locating the sales area of the food store at first floor level. 

 
7.67 It is noted that the Council’s Strategic Flood Risk Assessment (SFRA) 

2010, identifies the land as within the highest risk ‘functional flood 
plain’ (equivalent to zone 3b), where water has to flow or be stored in 
times of flood.  However, the Environment Agency (EA) disagrees 
with this designation and during consideration of the planning 
application for the Marstons Public House to the north, it was an 
agreed point between the EA and Council officers that this land is not 
within the function functional flood plain; it being defended by the 
raised embankment along the north side of the Parsons Drove Drain, 
which is high enough to defend against river levels reaching the 1 in 
100 year level, but is not high enough to give a margin of safety 
above that level.  A 300mm margin of safety (the ’freeboard’) is 
normally required.   

 
7.68 The Environment Agency must therefore assume the application site 

will flood during a 1 in 100 year event, allowing for the effects of 
climate change and space must therefore be made for flood water to 
be stored on the car park; achieved by lowering land levels across the 
proposed car park (as shown on the drawings).  The volume of water 
to be stored on the site is that which would be displaced by the 
proposed development, when subtracted from the amount of flood 
water that would have been displaced by the approved office 
development. The undercroft parking means the food store is 
significantly above the flood level and the flood risk assessment 
includes a detailed scheme for flood risk mitigation including setting 
the floors of the filling station kiosk and the forecourt above the flood 
level and a flood warning and evacuation plan that closes the store 
and fuel station during flood events that are predicted to occur by the 
Environment Agency.    

 
7.69 Nevertheless, the standard of defence currently provided by the bank 

of the Parsons Drove Drain is sufficient for the Environment Agency 
to raise no objection to the application, subject to conditions including 
setting the finished floor of the food store above the flood level, 
implementing flood risk mitigation measures and compensatory flood 
storage on the site by reconfiguring land levels, securing a surface 
water and foul drainage scheme.   However, the Environment Agency 
would encourage the applicant to explore raising the bank of the 



Parsons Drove, which would make it unnecessary to provide 
compensatory flood storage. 

 
7.70 Officers have negotiated with the applicant, who has control over the 

land along the north bank of the Parsons Drove Drain, and now have 
a commitment to raise the height of this river bank.  In turn the 
Environment Agency has confirmed that storing flood water on the car 
park of the food store during extreme events would not be necessary 
if the north bank of the Parsons Drove Drain main river was to be 
raised to the appropriate height, i.e. the 1 in 100 year level with a 
300mm freeboard safety margin. 

 
7.71 The applicant’s flood risk assessment includes a scheme for draining 

the site of surface water, including attenuating and storing excess 
water, and discharging foul water to the foul sewer.  The Environment 
Agency has considered the flood risk assessment and is satisfied that 
detailed foul and surface water drainage schemes can be secured by 
condition.   

 
7.72 In view of the Environment Agency’s advice, the satisfactory 

mitigation of flood risk does not turn on whether the river bank can be 
raised in height.   However, officers consider it desirable and capable 
of being achieved through this application.  Either way, the 
Environment Agency and Council Officers are satisfied that flood risk 
can be appropriately mitigated through the imposition of planning 
conditions to make the development safe to occupy. 

 
SECTION 106 / COMMUNITY INFRASTRUCTURE LEVY REQUIREMENTS:  
 
7.73 The development is liable to make a payment though the Community 

Infrastructure Levy.  The sum payable has been calculated at some 
£608,000. 

 
7.74 Statutory tests set out in the Community Infrastructure Regulations 

2010 require that S.106 planning obligations must be necessary to 
make the development acceptable in planning terms, directly related 
to the development and fairly and reasonable related in scale and 
kind to the development. S.106 obligations are intended to make 
development acceptable which would otherwise be unacceptable in 
planning terms.   

 
7.75 The proposed Section 106 Requirements have been reported to the 

S106 Advisory Group and are detailed below.  
 
7.76 * A contribution of £220,000 towards the provision of additional local 

bus services through the site.  This allows for the extension and 
provision of improved bus services on Routes 12, 12A, and C through 
the site linking with residential areas, the town centre and the guided 
busway.  The service will provide up to 6 buses per hour at the store 
(3 northbound and 3 southbound) from Monday to Saturday (no 
services on Sundays).  The services will be operated by Go Whippet 
and the subsidy will operate for a period of 3 years, after which the 
operator is content that the service should be viable. 

 
7.77 * A contribution of £10,000 towards the provision of pedestrian 

signage to the store from St Ives Town Centre and the proposed 
store at locations to be agreed with Cambridgeshire County Council. 



 
7.78 * The provision of a community notice board to be erected close to 

the entrance to the store. 
 
7.79 In addition, at the time of writing this report, discussions were 

continuing with the applicant regarding the additional matters set out 
in paragraphs 7.42 and 7.43.  An update on the outcome of these 
discussions will be reported to the S106 Advisory Group and the 
Panel at or before the meeting.  

 
8. RECOMMENDATION  - APPROVAL subject to the 

prior completion of a Section 106 agreement to cover the necessary 
transport matters and conditions to include the following: 

   
• 02003 Time Limit (3 years) 

 
• Development to be carried out in accordance with approved 

plans 
 

 Limit on net internal sales area to no less than 80% 
convenience goods retail and no more than 20% other 
comparison goods retail. 

 
• Environment Agency conditions: 

 
-finished floor levels / site levels 
-provision of flood risk mitigation measures and compensatory 
flood storage (in lieu of raising height of the riverbank) 
-surface water drainage scheme 
-foul water drainage scheme 
-scheme to install the above ground fuel tanks 
-remediation strategy to detail how any unforeseen 
contamination of land is dealt with 

 
• Store and PFS opening times 

 
• Materials / finishes 

 
• Implementation and maintenance of landscaping 

 
• Tree protection 

 
• Replacement trees  

 
• Post development tree survey  

 
• Noise limits from fixed plant and night time deliveries / 

collections. 
 

• Implementation of acoustic barriers  
 

• Details of food preparation extraction unit  
 

• Travel Plan 
 

• Bus shelter details  



 
• Car parking layout to include pedestrian route  

 
• Archaeology 

 
• Details of refuse storage and management 

 
• Construction traffic management plan 

 
• External lighting 

 
• Check for nesting birds 

 
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 Paul Bland Planning Policy Manager 
(Policy) 01480 388430 
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To: DevelopmentControl[/O=HUNTS DISTRICT 
COUNCIL/OU=HDC/CN=RECIPIENTS/CN=DEVELOPMENTCONTROL]; 
Subject: Comments for Planning Application 1301918FUL
Sent: Tue 1/14/2014 11:21:45 AM
From: developmentcontrol@huntsdc.gov.uk

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

Comments were submitted at 11:21 AM on 14 Jan 2014 from Miss Jane Bowd - 
Needingworth PC.

Application Summary
Address: Land West Of Five Acres Farm Harrison Way St Ives 
Proposal: Erection of a building for use as a supermarket (within Class A1), along with 
related access, servicing, parking, petrol filling station and landscaping 
Case Officer: Mr Paul Bland 
Click for further information

Customer Details
Name: Miss Jane Bowd - Needingworth PC
Email:needingworthpc@btconnect.com 
Address: Village Hall Overcote Lane, Needingworth, Cambridgeshire PE27 4TU

Comments Details
Commenter Type: Town or Parish Council
Stance: Customer made comments in support of the Planning Application
Reasons for comment: - Detrimental to highway safety 
- Detrimental to pedestrian safety 
- Traffic creation/problems 

Comments: In principle Council approve the application for the supermarket. However 
they have serious concerns regarding 1- the impact on traffic on Needingworth Road and 
through St Ives particularly at peak times. 2-The safety of the cycle path users who have 
to enter main stream traffic at the Harrison Way/Needingworth Rd roundabout. 3-
Inadequacy of the central reservation onto the site. 4-Improvements to exit from the site 
to prevent right turn. 5-High density of supermarkets in the space of approx. 50 m with 
the development of Manchester Arms/BP site In light of these matters Council wish to 
retain the right to further consultation on the site application. 



 
 

 
 

 
 

 
 

 
 
 

 
 

 
 

 
 

 
 
 
 

  
 

  
 

 

 
 

 
 
 
 
 

1301918 
20.12.2013 

Endurance Estates 
Blue Sky Planning (Mr J Best) 
Bourne House 
475 Godstone Road 
Caterham  
Surrey 
C3 0BL 

Erection of a building for use as a 
supermarket (within Class A1), 
along with related access, servicing, 
parking , petrol filling station and 
landscaping. 
Land West of Five Acres Farm, 
Harrison Way,  
St Ives 

FUL Recommend APPROVAL Subject and with 
regard to the following comments: 
 

- It accepted that thesequential test has 
been passed and that there are no 
suitable alternative locations in the town 
centre 

- The Committee accepts that there is a 
potential need for an additional shopping 
facility in the area as indicated in the HDC 
Retail Study 

- Would wish the sale of non food items to 
be restricted to 20% of area and will 
include only related domestic items.  
Would ask that the District Council 
negotiate with the developer to agree 
general headings in terms of non food 
items which will be offered for sale 

sbrown
Typewritten Text
St Ives Town Council



- A traffic analysis  is needed on the 
Meadow Lane Roundabout to assess 
impact of additional vehicles using that 
route 

- Members welcomed the proposed bus 
service but would wish to be informed of 
and consulted on future arrangements 
and changes 

- The cycle route needs to be a straight 
route across the site and separate from 
other traffic as far as possible 

- Would need to see flood warning and 
evacuation plan mentioned in the Flood 
Report before work begins and will seek 
clarification on how effective this will be 

- Foul drainage capacity needs to be 
confirmed by Anglian Water 

- Would require sections  of pavement off 
site by the Manchester Arms to be linked 
up to the site without gaps 

- Would require to have safety issues of the 
crossing by the roundabout to be 
confirmed  by the County Council 

- Need to be provided with details of 
lighting and signage along the border of 
the site together with details of the 
cladding around fuel tank ( not part of 
current submission)  

- The use of CIL monies will need to be 
part of discussions with HDC and 
Needingworth Parish and the Committee 
would wish to see some of this used to 
promote St Ives town centre 

- Road Signage needs to be very clear, 
and approved by the County Council, as 



 

the neighbouring roundabouts are very 
busy 
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Background

The Transport Assessment (TA) is for a proposed development of a supermarket, vehicle 
parking and petrol filling station on St Ives Business Park.

The proposal site currently comprises an area of open space bounded by Harrisons Way to 
the west and Needingworth Road to the north.

St Ives Business Park has been developed in phases over a period of time commencing in the 
late 1980s. The extant planning consent for the park includes approximately 10,000 sqm GFA 
of class B1 office use left to be constructed.

The proposed food store will have a GIA of 5,334sqm and a net sales area of 3,377sqm

The store opening hours are proposed to be 0700-2200 Monday to Saturday and 1000-1600 
on Sunday. The petrol filing station will be open from 0600 to 2300 seven days per week.

Existing Local Transport Network

Local Bus Services

The nearest bus stop is located on Needingworth Road approximately 360m from the site, this 
is served by the semi-regular 21/22/22A service between Ramsey and St Ives and the peak 
time 45 service between St Ives and Hinchingbrooke. The bus station within the town centre is 
approximately 1.5km from the site.

Local Roads

The A1123 Needingworth Road to the north of the site is one of the main routes in to St Ives. It 
is a single carriageway road with a footway/cycleway provided along its length on the north 
side. The A1123 is subject to a 60mph speed limit.

The A1096 Harrison Way to the west of the site provides the north-south link between the A14 

Proposed Morrisons Food Store and PFS, St Ives Business Park

1301918FUL

TRANSPORTATION COMMENTS 

PREPARED BY: Transport Assessment Team

AUTHOR:  Peter Tod (Senior Transport Officer) / Joanne Baldwin (Principal 
Transport Officer)

DATE: 
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1 Trip Rate Information Computer System

and the A1123 and is a single carriageway road with a 40mph speed limit.

Vehicle access to St Ives Business Park is gained via Parson’s Green from Harrisons Way to 
the south of the business park via a roundabout. Parsons Green is a private road with a 7.3m 
carriageway and two footways. The northern access from the A1123 Needingworth Road takes 
the form of a ghost island right turn lane but right turns out are banned. This access has both a 
footway and cycleway which enter the business park and service the Marsh Harrier.

Traffic surveys were undertaken on Friday 26th April 2013 to understand the local traffic 
conditions at the Stocks Bridge Way/A1123/A1096 junction and the A1096 Parsons 
Green/Southern Access junction. Survey data from June 2012 was used to understand flows 
at the A1123 public house access.

The surveys covered both the morning and evening peak periods in 15-minute and hourly 
segments between 0700 and 1900. The peak hours were recorded as being between 0800-
0900 in the morning and 1645 and 1745 in the evening.

Personal Injury Accident data has been reviewed for a five year period for the A1123 
Needingworth Road, A1096 Harrison Way and the B1040 Somersham Road and for at least 
100m on every approach arm of connecting junctions. There have been a total of 15 accidents 
of which 14 were classified as slights and 1 serious. The serious accident was along the 
A1123 with the junction of Five Acres Farm. The accident involved a car and cyclist who 
changed lane to the right while travelling eastbound and collided with a vehicle travelling in 
opposite direction.

There has been one accident involving a cyclist turning right at the A1123 southbound along 
Harrison Way, colliding with a car travelling westbound towards St Ives.

There are no identified accident cluster sites within the study area of the TA that require 
special attention, however, the accident involving the cyclist at the roundabout of the A1123 
with Harrison Way serves to highlight the importance of ensuring safe access for pedestrians 
and cycles to the superstore is achieved.

Trip Generation 

Extant Permission

The remaining undeveloped land at St Ives Business Park has an extant consent for B1 office 
use. The business park would have taken access solely from the southern access at Parsons 
Green roundabout.

The TRICS database1 has been used to estimate the vehicular trip generation of the 
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undeveloped land at the business park, were the extant B1 office use to be implemented. If the 
consented office use were to go ahead the trip generation would be 294 trips in the AM peak 
(259 arrivals and 35 departures) and 282 trips in the PM peak (24 arrivals and 258 departures).

However, clarification is required regarding how the trip rates used to generate the above 
figures were derived, as the TRICS data contained within the Appendices appears to differ to 
that used to generate the above figures. Moreover, the trip rates given on the Traffic Flow 
Diagrams (which are the same as those given in the appendices) are different to the trip rates 
used to derive the above figures.

Proposed Development

The TRICS database has been used to estimate the vehicular trip generation of the proposed 
store. The expected trip generation in the AM Peak is 351 vehicle trips (208 arrivals and 143 
departures). In the PM peak it is expected there will be 726 vehicle trips (357 arrivals and 369 
departures). The TRICS database has also been used to estimate the number of daily trips 
associated with the superstore across all modes, this is given in the table below:

Travel Method Arrivals Departures Total
All vehicles 3790 3767 7557
Taxis 44 43 87
Public Transport 18 18 36
Cyclists 48 48 96
Pedestrians 455 444 899

It is considered that the number of public transport users and cyclists has been under-
estimated, this is due to the TRICS database containing very few sites with multi-modal data 
that share similar characteristics to the proposed development.

Trip Distribution

The retail impact assessment has informed the likely distribution of trips on to the highway 
network and which access point they will use.

The TA has assumed that the distribution of traffic across the network will be 56% from St Ives, 
12% from Godmanchester, Fenstanton and the south, 24% from Warboys, Somersham and 
the north, and 8% from Over, Oakington and the east.

Based on the trip distribution outlined in the TA, it is anticipated that 70% of the trips will use 
the northern access and 30% of trips will use the southern access.

The TA has used the retail impact assessment to determine the proportion of vehicular trips 
which are currently using the roads within the study area to access other supermarkets in the 
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2 TEMPRO = the Department for Transport’s Trip End Model Presentation Program

area (such as at Huntingdon, Bar Hill, Cambourne etc). Such trips have been reassigned to the 
relevant access for the proposed store and discounted from the network as appropriate.

The County Council is content with the methodology used to identify the trip generation and 
distribution for the proposed development.

Transport Impact

Traffic growth factors have been applied to the traffic data from the surveys undertaken to 
forecast the traffic flows in 2018, which has been identified as the forecast year. The TEMPRO
data set has been used.2

To assess the impact of the proposed development on the highway network, the following 
junctions have been assessed using appropriate junction capacity software:

Parsons Green Roundabout

Needingworth Road/Harrison Way Roundabout

Needingworth Road northern access

When determining the impact of the development on the highway network, the key 
consideration in determining the suitability of the development proposals is to compare the 
impact of the supermarket against the impact that the business park would generate were the 
extant planning permission to be implemented.

Based on the results presented in the TA, the following conclusions can be drawn:

Parsons Green Roundabout

The junction is expected to operate within capacity in both the AM and PM peak period. There 
is a marginal improvement in the both the AM and PM peak hour when comparing the 
superstore scenario to the consented office development scenario.

The TA has indicated that existing queuing observed in the peak periods through this 
roundabout is a result of queues experienced downstream of this junction, specifically at the 
toucan crossing for the Park & Ride site. The County Council is currently investigating this 
situation and looking at potential solutions, however the presence of queuing along the A1096 
highlights the importance of the proposed development encouraging the use of sustainable 
transport modes along this corridor in order to lessen its impact.

A1123 Needingworth Road/A1096 Harrison Way
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The junction is already operating over capacity in PM peak hour. In the 2018 with office 
development scenario, the roundabout operates over capacity in both the AM and PM peak 
hours on A1096 Harrison Way approach with a significant queue in the PM peak. 

The 2018 with superstore scenario shows the junction performs better both the AM and PM 
peak periods. In the AM peak the junction operates within capacity. Although the junction is 
operating over capacity in the PM peak, the queue lengths on Harrison Way are significantly 
lower than the 2018 with office development scenario. The table below shows the level of 
queuing likely to occur at this junction in the base, extant planning and proposed development 
scenarios.

Arm Maximum Mean Queue Length (PCU)
2018 Base 2018 + Offices 2018 + Superstore

AM Peak
Needingworth Road 3 8 5
Harrison Way 2 2 2
St. Audrey Lane 2 3 2
PM Peak
Needingworth Road 1 1 3
Harrison Way 10 71 33
St. Audrey Lane 2 3 4

While the proposed development is predicted to have a lesser impact on the junction than the 
consented office development scenario would, it will nonetheless increase pressure on this
junction, particularly in the evening peak. This demonstrates the critical importance of the 
development sufficiently encouraging the use of sustainable transport modes along this key 
corridor.

A1123 Needingworth Road/Site Access

The results of the capacity assessment undertaken shows that the junction operates within 
capacity with minimal queuing in both the AM and PM peak in the 2018 with store scenario. 

In pre-application discussions the County Council raised concerns that the proposed northern 
access will create queuing which may stretch back to the A1123 Needingworth Road/A1096 
Harrison Way junction, as a result of traffic wishing to turn right into the development blocking 
traffic travelling in an easterly direction along Needingworth Road. To address these concerns 
the TA includes analysis indicating that westbound traffic on Needingworth Road would need 
to be substantially higher than was assumed in the 2018 scenarios before any problematic 
queuing occurs.

Nonetheless, in order to ensure no issues develop at this junction in the future, it is suggested 
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that the performance of this junction and the adequacy of the right turn lane is monitored on an 
annual basis as part of the Travel Plan, with potential mitigation measures being considered if 
deemed necessary.

There is also concern that the provision of a route between the A1123 and A1096 through the 
site may result in rat-running during the peak periods. The TA considers this unlikely due to the 
length of the detour, the 10mph speed limit through the site and the busy nature of the site,
with customers who are looking to park their vehicles and walk between the car park and store
providing an additional traffic restraint. However, the TA does suggest that if rat-running is 
found to be a problem that an Automatic Number Plate Recognition (ANPR) system is 
implemented which would log the registrations of vehicles passing straight through the site, 
providing a mechanism through which they could be fined. Such a system is, however, unlikely 
to be deliverable with the involvement of the County Council as the roads which the cameras 
would need to be placed on for such a system to work are private. It is suggested therefore
that this issue is dealt with through the Travel Plan for the site, with the situation being 
monitored on a regular basis and mitigation measures being identified and delivered through 
the Travel Plan process.

Proposed Measures

Site Access

The two existing accesses to St Ives Business Park which will be adjusted and extended to 
serve the proposed development. From the south, Parsons Green will be available for use by 
customers and staff and also by buses and service vehicles and construction traffic.

From the north the business park can be accessed via a right turn lane from Needingworth 
Road. This access also has a footway to the west and an unsegregated cycleway/footway to 
its east. This access will be used by customers, staff and buses only.

Servicing will be via the Parson Green entrance to the site. A dedicated service yard is 
proposed to the south east corner of the superstore building. A further lay-by will be provided 
adjacent to the access road which can accommodate one HGV. The petrol filling station will 
also be served via the northern access junction.

Pedestrians and Cyclists

The TA indicates that dedicated routes for pedestrians and cyclists through the development 
will be provided, which is to be welcomed. Likewise, the TA has been mindful of enabling 
onward pedestrian and cycle trips through the A1096 corridor by provision of a path through 
the development, which is also welcomed.

However, the proposed path is somewhat circuitous and it is considered that a 3m wide path 
running along the eastern side of the A1096 Harrison Way would be far more effective in 
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enabling and encouraging pedestrian and cycle trips along the A1096 corridor. Such a path 
would be more likely than the circuitous route to encourage the use of these non-car modes, 
thereby being more effective at relieving pressure on the transport network. The County 
Council would therefore prefer the applicant delivers this route.

With regard to enabling pedestrian and cycle access to the existing business park, it is 
considered that upgrading the existing Right of Way path number 1, which connects Harrison 
Way with Parsons Green, to a shared use cycle path, would again be more effective at 
encouraging these modes of transport than via the route through the development.

The TA and Design and Access Statement indicate that the most direct and convenient route 
for pedestrians and cyclists to access the store from A1123 St Audrey’s Lane is via the 
uncontrolled crossing point on Harrison Way, at the southern arm of the A1123/A1096 
roundabout. However, further consideration needs to be given to the appropriateness of this 
existing uncontrolled facility with regard to whether it provides a sufficiently safe crossing point
for pedestrians and cyclists accessing the store.

The site accessibility diagram for the development within the Design & Access Statement 
indicates a pedestrian route will be provided across the western car park, which links into the 
pedestrian and cycle path that travels in a southeasterly direction from the A1123/A1096 
roundabout. In order to ensure that a sufficiently convenient link is provided for cyclists, it is 
suggested that this route also caters for cyclists and is widened accordingly.

Public Transport

A bus stop is proposed to be delivered within the site to the south of the store. Buses will be 
able to pass through the business park between the two access points. In order to ensure that 
bus use is sufficiently encouraged, the bus stop should provide real time passenger 
information (and if possible this should also be provided within the store).

In order to ensure that buses can travel adequately through the site along the designated bus 
route, evidence of the tracking that has been carried out is required to demonstrate the 
proposed layout provides sufficient space for buses.

The TA identifies proposed bus service improvements that will be secured as part of the S106 
of any planning permission granted. The proposed improvements to Service 12 is to improve 
the existing clockwise service to half-hourly from hourly and also provide an anticlockwise 
service operating on a half-hourly bases, which will provide a 15 minute service through the 
proposed development and the business park linking the town centre, the busway, and St Ives 
Business Park.

Clarification is required regarding the start and end times of the existing anti-clockwise bus 
service, as it would be advantageous for this route to run throughout the day to the same time 
as the proposed clockwise service. This will provide a better experience for bus users and will 
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mean that customers accessing the store can be confident that they will always be able to 
return to their starting point the quickest way using the return bus service.

While the proposed bus service improvements are welcomed, it will be necessary through the 
s106 agreement to ensure that funds are made available for five years to ensure the route has 
sufficient time to become commercially viable. It is suggested that through the Travel Plan,
patronage levels are monitored on an annual basis in conjunction with the bus operator and 
these are used as a basis to determine what the relevant bus service contribution for the 
following year should be.

Parking

It is proposed to provide 402 parking spaces of which 5% will be reserved for disabled visitors 
and a further 5% for parents with children. The TA provides a parking accumulation profile 
which demonstrates the following levels of car park utilisation:

Average Shopping Trip Length Maximum Car Park Utilisation
30 minutes 65%
45 minutes 86%
60 minutes 106%

When the average shopping length is assumed to be 45 minutes, the number of car parking 
spaces is sufficient for demand, however if a longer shopping length is assumed then demand 
is predicted to exceed capacity. The TA states that weekend trips are likely to be longer than 
during the week, as such there is a concern that on Saturdays when demand is greatest the 
car park may reach capacity. In order to manage this situation it is suggested that car park 
utilisation is monitored and managed through the travel plan. Moreover if the travel plan is 
successful in encouraging shoppers to travel to the store by non-car means this will help to 
dampen demand for the car park.

Travel Plan

A draft Travel Plan (TP) has been submitted alongside the TA and has the stated principal aim 
of helping to minimise car usage (particularly single occupancy journeys) and to increase 
walking, cycling and the use of public transport. While the primary focus of the TP will be staff 
who work at the superstore, the TP will also have the potential to influence the travel behaviour 
of customers by promoting the different sustainable transport options in accessing the store.

The TP will be managed by a Travel Plan Co-ordinator who will have the responsibility of 
developing, monitoring and managing the implementation of the TP. An initial staff survey will 
be carried out within 3 months of the store opening which will be used as a baseline by which 
targets for staff travel are set.

Travel Plan initiatives that are listed within the TP include:
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Provision of sustainable travel pack for use in recruitment of staff prior to store opening 
and as part of the induction pack for new starters
Notice boards for staff and customers highlighting different travel options
Provision of changing and washing facilities, including a shower for staff
Secure lockers for employees
Cycle parking located close to the store’s customer and staff entrances
Provision of additional cycle parking if required
Arrangement of free transport home for staff who cycle, walk or travel by bus to the 
store, in the event of an emergency
Promotion of a ‘walking buddy’ scheme
Car sharing scheme
Where staff submit a reasonable request for minor amendments to their working hours 
to facilitate the use of non-car modes of transport (for example starting half an hour 
later), the store management will endeavour to accommodate this wherever possible
Promotion of Cambridgeshire County Council travel initiatives to staff and customers 
(where relevant) such as European Mobility Week, Liftshare Week, Bike Week etc.

Additional measures to consider for inclusion in the TP include:

Complimentary bus pass for new employees, to encourage them to trial travelling by 
bus
Join the Travel for Work Partnership (http://www.tfw.org.uk/) as a full member. Joining 
TfW will enable the store to benefit from the expertise TfW have in delivering 
successful travel plans as well as being eligible for numerous discounts such as off the 
cost of cycles and accessories at local cycle shops.
Create a bicycle user group for the site.

In addition, as discussed above the following matters will also need to be monitored and 
managed through the travel plan:

Performance of the right turn lane from Needingworth Road into the site access
Rat running through the development
Bus patronage and bus service contribution
Car park usage

Monitoring will be carried out each year to assess the effectiveness of the travel plan in 
meeting the proposed targets. This will involve an annual survey of employee travel patterns 
and consideration of further measures that are required to ensure the targets for vehicle 
reduction and sustainable transport modes can be met.

The Travel Plan and associated measures will be secured as part of the s106 agreement.

Construction

A construction traffic management plan is required as part of any planning permission for the 
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proposed development. The construction traffic management plan will need to be reviewed 
and agreed by the County Council prior to any construction on site.

Summary

Further consideration and confirmation of the following points is required before the suitability 
of the development proposals can be determined:

Clarification regarding the trip rates that have been used to identify the potential 
vehicular trip generation of the extant planning permission.
Agreement to deliver route for pedestrians and cyclists along the A1096 Harrison Way 
between the A1123 roundabout and Parsons Green roundabout, including upgrading 
the existing right of way between Harrison Way and Parsons Green.
Consideration of the appropriateness of the existing uncontrolled pedestrian crossing 
on the southern arm of the A1123/A1096 roundabout in providing safe access to the 
store.
Upgrade footpath going through the western car park so that it also caters for cycles.
Provision of tracking demonstrating there is sufficient space for buses through the store 
car park
Clarification of the start and end times of the ‘anti-clockwise’ town bus service
Agreement to provide bus subsidy for up to five years
Agreement to monitor and manage the following through the Travel Plan:

Performance of the right turn lane from Needingworth Road into the site access
Rat running through the development
Bus patronage and bus service contribution
Car park usage
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