DEVELOPMENT MANAGEMENT COMMITTEE

17th September 2018

Case No:

17/01015/OUT (OUTLINE APPLICATION)

Proposal:

PROPOSED
RESIDENTIAL
DEVELOPMENT (UP TO 26
COMMERCIAL UNITS)

Location:

LAND NORTH OF 10 STATION ROAD
PE28 3PA

Applicant:

MR S HIGHLAND

Grid Ref:

536615 274549

AND
COMMERCIAL
DWELLINGS AND 4

BLUNTISHAM

Date of Registration: 12.05.2017
Parish:

BLUNTISHAM
RECOMMENDATION

- APPROVE

This application is referred to the Development Management Committee
in accordance with the Scheme of Delegation as it is a Departure from
the
Development
Plan,
and
Bluntisham
Parish
Council's
recommendation of refusal is contrary to the Officer recommendation of
approval.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

This application relates to approximately 1.3 hectares of land situated
to the northern side of Station Road on the western edge of the
settlement of Bluntisham.

1.2

The land forming the application site is made up of an area of car
parking and greenfield vacant land. The land to the north of the site
hosts an orchard. Approximately half of the application site and an
area of land extending to approximately 1.7 hectares to the north of
the site are the subject of an area Tree Preservation Order. To the
east of the application site are residential dwellings and their
associated curtilages. Residential properties abut approximately half
of the western site boundary, with agricultural land abutting the
remainder.

1.3

The site is located within Flood Zone 1 as identified by the
Environment Agency's Flood Mapping and Huntingdonshire District
Council's Updated Strategic Flood Risk Assessment Maps (2017).
The site does not host any designated heritage assets but Bluntisham
Conservation Area extends to the north-east of the application site,
with a limited section of the eastern site boundary abutting the
Conservation Area.

1.4

The application seeks outline permission for proposed residential and
commercial development (up to 26 dwellings and 4 commercial units).
This is an outline application with all matters reserved. Access,
appearance, scale, layout and landscaping will be dealt with at
Reserved Matters stage. In accordance with the requirements of the

Development Management Procedure Order, indication has been
provided as to where the access point to the development proposed
would be situated. The indicative plan submitted shows that the
access serving the development would be from Station Road.
1.5

The application is accompanied by:
A Planning, Design and Access Statement,
A Flood Risk Assessment and Sustainable Drainage
Strategy Report,
Transport Statement,
Arboricultural Impact Assessment and Tree Survey
Heritage Statement
Ecology Report and an Ecological Response Letter.

1.6

A period of re-consultation is currently taking place to reflect a
reduction to the number of dwellings proposed from 30 to 26
dwellings. An update will be provided to Members if any further
representations are received prior to the DMC Meeting.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (NPPF - July 2018) sets out
the three dimensions to sustainable development - an economic
objective, a social objective and an environmental objective. To
ensure that sustainable development is pursued in a positive way,
plans and decisions should apply a presumption in favour of
sustainable development.

2.2

The new Framework sets out the Government's planning objectives
for: delivering the homes communities need; building a strong,
responsive and competitive economy; ensuring the vitality of town
centres; the Framework makes clear that developments should be
visually attractive and add to the overall quality of an area; promoting
healthy and safe communities; promoting sustainable transport;
supporting high quality communications infrastructure; making
effective use of land; 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.

2.3

Whilst the NPPF 2018 has now been published and replaces the
NPPF 2012, transitional arrangements are in place for authorities who
have submitted Local Plans submissions prior to the 29 January 2019
and to ensure consistency, the 2012 framework policies will continue
to be relevant. For clarity HDC submitted their Local Plan on 29
March 2018.

2.3

The National Planning Policy Framework (NPPF 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:
* promoting sustainable transport;
* delivering a wide choice of high quality homes;
* requiring good design;

* conserving and enhancing the natural environment;
* conserving and enhancing the historic environment.
For
full
details
visit
the
government
website:
https://www.gov.uk/government/publications/national-planningpolicyframework--2
Planning Practice Guidance - For full details visit the government
website
https://www.gov.uk/government/organisations/department-forcommunities-and-local-government
3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• H20: Infill Housing
• H23: Housing Outside of Environmental Limits
• H31: Residential Privacy and amenity standards
• H37: Environmental Pollution
• S2: Individual Shopping Proposals
• S14: A3 Uses
• T18: Access requirements for new development
• T19: Pedestrian Routes and Footpath
• T20: "Cycle Routes"
• En12: Archaeological Implications
• En13: Archaeological Implications
• En14: Open Spaces and Frontages
• En17: Development in Countryside
• En18:Protection of countryside features
• En19: Trees and Landscape
• En20: Landscaping Scheme
• EN25: General Design
• CS8: Water
• CS9: Flood Water Management

3.2

Saved
(2002)
•
•
•
•

policies from the Huntingdonshire Local Plan Alterations
HL5: Quality and Density of Development
HL6: Housing Density
HL10: Housing Provision
OB2 - Maintenance of Open Space

3.3

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)
• CS1: Sustainable development in Huntingdonshire
• CS3: The Settlement Hierarchy
• CS4: Affordable Housing in Development
• CS10: Contributions to Infrastructure requirements

3.4

Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission):
• LP1: Amount of Development
• LP2: Strategy for Development
• LP3: Green Infrastructure
• LP4: Contributing to Infrastructure Delivery

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

LP5: Flood Risk
LP6: Waste Water Management
LP9: Local Service Centres
LP12: Design Context
LP13: Design Implementation
LP15: Amenity
LP16: Surface Water
LP17: Sustainable Travel
LP18: Parking Provision and vehicle movement
LP23: Local Services and Community Facilities
LP25: Affordable Housing Provision
LP26: Housing Mix
LP32: Biodiversity and Geodiversity
LP33: Trees, Woodland, Hedges and Hedgerow
LP36: Heritage Assets and their Settings
LP39: Ground Contamination and Groundwater Pollution
BL2: North of 10 Station Road, Bluntisham

Policy Weighting:
3.5

Paragraph 213 of the NPPF 2018 advises that due weight should be
given to Development Plan policies which pre-date the NPPF
according to their degree of consistency with the Framework.
Paragraph 48 of the NPPF (2018) advises that Local Planning
Authorities may give weight to relevant policies in emerging plans
according to:
a) the stage of preparation of the emerging plan (the more advanced
its preparation, the greater the weight that may be given);
b) the extent to which there are unresolved objections to relevant
policies (the less significant the unresolved objections, the greater the
weight that may be given); and
c) the degree of consistency of the relevant policies in the emerging
plan to this Framework (the closer the policies in the emerging plan to
the policies in the Framework, the greater the weight that may be
given).
The LPA consider the Local Plan to 2036 to be a sound plan and it
was submitted for examination on the 29th March 2018. Footnote 22
of NPPF 2018 states during the transitional period for emerging plans
submitted for examination (set out in paragraph 214 of NPPF 2018),
consistency should be tested against the previous Framework
published in March 2012. The plan has therefore reached an
advanced stage and is consistent with the policies set out within the
NPPF 2012.

3.6

Supplementary Planning Documents (SPD) and Guidance:
• Huntingdonshire Design Guide SPD (2017): Place Making
Principles - Part 3.3 Walkable Places, Parts 3.5 Parking and
Servicing, 3.7 Building Form.
• Huntingdonshire Townscape and Landscape Assessment
SPD 2007
• Developer Contributions SPD 2011
• Cambridgeshire Flood and Water SPD 2017
• Huntingdonshire Tree Guidance Note 3

•
•

December 2017 Annual Monitoring Review regarding housing
land supply.
RECAP CCC Waste Management Design Guide (CCC SPD)
2012

Local policies are viewable at https://www.huntingdonshire.gov.uk
4.

PLANNING HISTORY

4.1

1301360FUL - Change of use of first floor above service station from
residential to Health and Beauty Suite (retrospective) and additional
associated staff parking - Permission Granted, 26.11.2014.

4.2

1100335TREE - Clearing of site - Permission Refused, 18.05.2011.

5.

CONSULTATIONS

5.1

Bluntisham Parish Council - RECOMMEND REFUSAL - First
Comments - As HDC can demonstrate a 5 year housing land supply
and current policies are up to date, there is no reason why this site
should be given approval. Although the application indicates
development would be predominantly two-storey, the overall scale
and encroachment onto agricultural land will have a detrimental
impact on the character and appearance of the countryside. The
proposal would not accord with paragraph 55 of the NPPF (2012) and
is therefore contrary to the NPPF and HDC's policies. The affordable
housing need remains but commercial units would not adhere to rural
exception restrictions. The site is subject to a TPO and development
would damage the eco system on this site. The site is outside the
built up area. Concerns raised regarding the use of the existing car
park and reduction in car parking due to the introduction of a car
wash business. Should permission be granted, the following should
be secured by S106 Agreement/condition: 30mph limit along the
A1123 (rather than 40mph limit) and provision of a controlled crossing
close to BP garage (Copy Attached), restriction of opening hours of
the fish bar to those in current use.

5.2

Bluntisham Parish Council - RECOMMEND REFUSAL - Second
Comments - The Parish Council continue to refuse this application
based on their original comments and for the following additional
reasons - rural exception land, no commercial development is
permitted, Number of affordable homes does not comply with rural
exception policies, despite DMC advising that this application be
decided in conjunction with 17/01785/FUL this is not reflected in the
amendments, flood risk concerns, overhead power lines presence,
concerns regarding points of connection to services, Bluntisham is
still a small settlement and has not been designated a Local Service
Centre yet (Copy Attached).

5.3

Cambridgeshire County Council Archaeology - NO OBJECTION,
subject to condition securing an archaeological evaluation as the site
is located in a landscape of high archaeological potential.

5.4

Cambridgeshire County Council as Local Highway Authority
(LHA) - NO OBJECTION, Due to its size this is not something the
Transport Assessment team would want to comment on.

5.5

Cambridgeshire County Council as Local Highway Authority
Following the recent work being undertaken by the Local Highway
Authority with regards to the change in speed limit and the installation
of a pedestrian refuge I would have no objections to that proposed.
The residential element within the indicative site plan is not one that
the highway authority would consider adopting as it is indicated,
although I am aware that this is an outline planning application.
Therefore this layout should not form part of any approval. Conditions
recommended:
-Removal of PD rights for gates
-Access Width
-7.5m radius kerbs
-Reserved Matter shall include details of access including roads,
footways, cycleways, parking provision, the siting of buildings,
visibility spays, parking provision, turning areas, loading areas and
drainage.
-Construction of access to Cambridgeshire County Council
construction specification.

5.6

HDC Conservation Team - NO OBJECTION, The revised indicative
layout is an improvement as it provides sufficient area for landscaping
to allow the softening of the scheme in longer distance views looking
towards the infield and the rear of properties in Bluntisham and also
shows a substantial green buffer along the frontage.

5.7

Wildlife Trust - NO OBJECTION, I have reviewed the Ecological
Response Letter provided in response to my previous comments and
am pleased to see confirmation that the applicant is committed to
implementing the recommended ecological avoidance, mitigation and
management measures. Should permission be granted, the
production of a Landscape and Ecological Management Plan via a
condition as suggested in the Ecological Response Letter would be
an acceptable approach.

5.8

Environmental Health - NO OBJECTION, subject to a standard land
contamination condition being appended to any permission granted.
Further conditions are also recommended to require any reserved
matters submission to be accompanied by a Noise Impact
Assessment; to demonstrate compliance with government guidelines
with regard to noise. It is also recommended that conditions be
imposed to require details of grease traps and mechanical extraction
ventilation systems to be agreed with the LPA and to restrict the
opening hours of the commercial units to 07:00-22:00. Conditions are
also recommended to restrict construction hours and delivery times
to: 07:00 - 19:00 each day Monday - Friday, 07:00 - 13:30 on
Saturdays, None on Sundays, Public and Bank Holidays; to require
submission of a Construction Environmental Management Plan and
to prevent the burning of waste on site during the construction phase.

5.9

Environment Agency - NO OBJECTION, The proposal is within
FZ1, therefore we have no comments to make.

5.10

Cambridgeshire County Council as Lead Local Flood Authority
(LLFA) - NO OBJECTION, subject to conditions to require submission
of a detailed surface water drainage scheme for the site and
submission of details for the long term maintenance arrangements for
the surface water drainage system.

5.11

Anglian Water - NO OBJECTION, The foul drainage from this
development is in the catchment of Somersham Water Recycling
Centre that will have available capacity for these flows. Development
will lead to an unacceptable risk of flooding downstream. A drainage
strategy will therefore need to be prepared in consultation with
Anglian Water to determine mitigation measures; this should be
secured by condition. The surface water strategy/flood risk
assessment is unacceptable as no evidence has been provided to
show that the surface water hierarchy has been followed as stipulated
in Building Regulations Part H. Submission of a surface water
management strategy should therefore be secured by condition.

5.12

HDC Trees and Landscape Officer - NO OBJECTION, it is noted
that as outlined within the submission, the hedges are not within the
ownership of the Applicant. It is recommended that the ecological
mitigation and enhancement measures for the scheme be secured via
a condition along the lines proposed in the letter from Skilled Ecology.

5.13

HDC Housing Officer - NO OBJECTION, The indicative plan
suggests 8 affordable homes whereas to comply with policy 10 will be
required. Since this is in outline we can confirm types and tenure
at/prior to any Reserved Matters application but I envisage our usual
requirements will apply (70% rented and 30% shared ownership). The
process of agreeing mix and tenure can again be as per our usual in
the s106 where an Affordable Housing Scheme will be formally
agreed prior to commencement and incorporated into REM
proposals.

5.14

HDC Open Spaces - NO OBJECTION, The position and size of what
is being proposed is acceptable.

6.

REPRESENTATIONS

6.1

Representations received from occupiers of 16 properties within
Bluntisham objecting to the application. The grounds for objection can
be summarised as:
- Bluntisham is identified as a small settlement and therefore
development should be limited to infill; 3 dwellings as outlined within
policy CS3
- the timing of the application undermines the emerging local plan and
is therefore premature
- the site should have been submitted through the local plan process
rather than as a planning application
- the proposals contradicts the emerging local plan
- HDC will exceed their housing need
-inappropriate scale of development for a village
- the site is outside the village limits
- detrimental impact upon visual amenity and character of the area
- inadequate sewage capacity to serve the development
- inadequate drainage capacity to serve the development
- flood risk
- increase in traffic generation of both cars and HGVs/traffic access
problems/highway safety
- inadequate facilities and services to support the development
- hours of operation of commercial units

- the layout would provide scope for further expansion northwards in
future
- the TPO trees which have been removed should be re-instated and
the site should form an orchard again
- alternative uses should be found for the orchard
- the trees around the perimeter of the site should be retained as they
provide privacy to neighbouring properties
- detrimental impact upon ecology/loss of habitat
- detrimental impact upon heritage assets
- detrimental impact upon residential amenities of existing properties
(due to noise, odour, pollution, lighting, overlooking)
- the site should be for rural exception housing only
- public transport services are inadequate to serve the development
- a further crossing on Station Road is not required as one has
recently been constructed further east along Station Road
- impact upon property value
- operational hours for the car park within the site have not been
adhered to
- presence of overhead power cables within the site
- the letters of support are inappropriate as they are not from local
residents and are a proforma
- the affordable houses should be for the residents of Bluntisham
- the level of affordable housing proposed exceeds the locally
identified need for Bluntisham
- the school is close to capacity and is too far from the application site
so occupiers would driv
6.2

84 generic letters of support have been received from occupiers of 84
properties within Ely, Mepal, St Ives, Earith, Bluntisham, Colne,
Somersham, Needingworth, Holywell, Woodhurst, Huntingdon,
Hemingford Grey and Hornsey (London) outlining the following
summarised grounds for support:
- it will provide much needed social housing for local residents
- it will provide much needed housing for 1st time buyers
- it will allow for more parking on our well supported local Petrol filling
station and shop
- with the relocation of the other well supported local businesses it will
allow them to move to purpose built facilities and continue to thrive.

7.

ASSESSMENT

7.1

When determining planning applications it is necessary to establish
what weight should be given to each plan's policies in order to come
to a decision. The following legislation, government policy and
guidance outline how this should be done.

7.2

As set out within the Planning and Compulsory Purchase Act 2004
(section 38(6)) and the Town and Country Planning Act 1990 (section
70(2)) in dealing with planning applications the Local Planning
Authority shall have regard to the provisions of the development plan,
so far as material to the application, and to any other material
considerations. This is reiterated within paragraph 47 of the NPPF
(2018). The development plan is defined in section 38(3)(b) of the
2004 Act as "the development plan documents (taken as a whole)
that have been adopted or approved in that area".

7.3

In Huntingdonshire the Development Plan consists of:
• Saved policies from the Huntingdonshire Local Plan 1995
(Parts 1 and 2)
• Saved policies from the Huntingdonshire Local Plan Alteration
2002
• Adopted Core Strategy 2009
• Huntingdon West Area Action Plan 2011
• Cambridgeshire & Peterborough Minerals and Waste
Development Plan Core Strategy
• St Neots Neighbourhood Plan
• Godmanchester Neighbourhood Plan
• Houghton and Wyton Neighbourhood Plan

7.4

The statutory term 'material considerations' has been broadly
construed to include any consideration relevant in the circumstances
which bears on the use or development of land: Cala Homes (South)
Ltd v Secretary of State for Communities and Local Government &
Anor [2011] EWHC 97 (Admin); [2011] 1 P. & C.R. 22, per Lindblom
J. Whilst accepting that the NPPF does not change the statutory
status of the Development Plan, para 2 confirms that it is a material
consideration and significant weight is given to this in determining
applications.

7.5

The main issues to consider in assessing this application are whether
there is any conflict with Development Plan policies. If there is any
conflict, whether the application can be considered to be in
accordance with the Development Plan when taken as a whole. If the
application is not in accordance with the Development Plan, whether
there are any material considerations, including emerging policies in
the Local Plan to 2036 and the NPPF, which indicate that planning
permission should be granted. With this in mind the following issues
are assessed below:
• Principle of Development (including loss of agricultural land,
proposed use and amounts) and Prematurity
• Indicative Layout,
• Landscape and Visual Impact, Trees and Open Space:
• Flood Risk, Drainage, Ground Conditions and Contamination
• Residential Amenity
• Ecology and biodiversity,
• Heritage Assets,
• Sustainability, Access, Transport and Parking:
• Infrastructure Requirements and Planning Obligations.
Principle of development:
Development Plan

7.6

Bluntisham is defined as a 'Smaller Settlement' in Policy CS3 of the
Adopted Core Strategy (2009). The Adopted Core Strategy (2009)
sets out that further to Market Towns and Key Service Centres,
"Huntingdonshire has a great many other villages of varying size and
character all offering different levels of services and facilities to their
residents. These are classed as Smaller Settlements in the third tier

of the hierarchy". It is outlined that "the main distinction between
these Smaller Settlements and the Key Service Centres is that none
offer a sufficient range of services and facilities to sustain daily living
without the need to access services and facilities elsewhere". As a
result, policy CS3 of the Adopted Core Strategy (2009) sets out that
for Smaller Settlements "residential infilling will be appropriate within
the built-up area"; with 'residential infilling' indicated as being up to 3
dwellings within the built-up area. The policy also provides that
development proposals of a larger scale may be allowed where
specific circumstances demonstrate that this secures the most
sustainable option for the site.
7.7

The Development Plan policies seek to ensure that development is
located in places well served by public transport and accessible to
services so that the need to travel is minimised, thus helping to tackle
climate change at a district level. For this reason, and to restrict the
loss of high quality agricultural land and to help protect the character
of the countryside, development outside the built up area is carefully
controlled. Development outside the built up area and environmental
limits (as identified within Part 2 of the Local Plan (1995)) is restricted,
for example to dwellings required for the efficient management of
agriculture, forestry or horticulture enterprises (policies En17 and H23
of the 1995 Local Plan apply). Building on this, Policy CS3 of the
Adopted Core Strategy (2009) continues the strategic aim of
concentrating development in the larger sustainable settlements and
protects the character and scale of smaller villages and the
countryside through limiting general housing development outside of
the built up area (with the exception of essential needs housing and
specific allocations). Policy CS2 of Adopted Core Strategy (2009)
which operates at a higher level than Policy CS3 does not provide for
housing development on the application land.

7.8

With regard to the commercial aspect of the proposal, Policy S2 of
the Huntingdonshire Local Plan (1995) outlines that 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. In the context of the
principle of the proposed development, it is noted that Policy En17
would apply to the commercial aspects of the proposal, as well as to
the residential development proposed. Policy S14 is also relevant as
Use Class A3 as referred to by this policy relates to uses now falling
within Use Class A5.

7.9

Paragraph 11 of the NPPF (2018) outlines that plans and decisions
should apply a presumption in favour of sustainable development and
paragraph 78 of the NPPF (2018) gives importance to promoting
housing development in rural areas where it would enhance or
maintain the vitality of rural communities. However, the NPPF has a
slightly more positive approach to development in the countryside
than the restrictive development plan policies on housing in the
countryside. Furthermore, an overall aim of the NPPF is to
significantly boost housing supply. As such, there is an inconsistency
with policies H23, En17 and CS3, and the thrust of the NPPF (2018).
In accordance with paragraph 213 of the NPPF the weight to be given
to these policies should be reduced. Paragraph 11 of the NPPF
(2018) requires that where relevant policies are out of date,

permission should be granted unless 'any adverse impacts of doing
so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole'.
7.10

Paragraph 84 of the NPPF (2018) has a more positive approach to
supporting local business and community needs in rural areas than
outlined within the Development Plan, noting that "Planning policies
and decisions should recognise that sites to meet local business and
community needs in rural areas may have to be found adjacent to or
beyond existing settlements, and in locations that are not well served
by public transport". In accordance with paragraph 213 of the NPPF
the weight to be given to policy S2 of the Local Plan (1995) should be
reduced.
Emerging Plan

7.11

Within Huntingdonshire's Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission) Bluntisham is defined
as a 'Local Service Centre'. Policy LP 2 of Huntingdonshire's Local
Plan to 2036: Proposed Submission 2017 (as amended) sets out the
'Strategy for Development' for Huntingdonshire including the
Distribution for Growth, with it outlined that: "Approximately a quarter
of the objectively assessed need for housing, together with a limited
amount of employment growth, will be permitted on sites dispersed
across the key service centres, local service centres and small
settlements to support the vitality of these communities and provide
flexibility and diversity in the housing supply".

7.12

Policies LP9 'Local Service Centres' and LP10 'Small Settlements' of
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended) both provide support for development proposals on
land well related to the built up area, where they accord with the
specific opportunities allowed for through other policies of the plan.

7.13

For Bluntisham two sites are identified as Site Allocations within the
emerging Local Plan to 2036. Of direct relevance to this application,
approximately 1.1 hectares of land at 'North of 10 Station Road,
Bluntisham' is identified as a draft allocation for approximately 30
homes within draft Site Allocation BL2. However, given the
unresolved objections to Policy LP9 and Policy LP10 and draft Site
Allocation BL2 of Huntingdonshire's Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission), for the
purposes of this application these policies and this draft allocation are
given moderate weight.

7.14

Policy LP23 of Huntingdonshire's Local Plan to 2036: Proposed
Submission 2017 (as amended) supports the provision of a new local
service or community facility within a built-up area, or the extension of
an existing local service or community facility on land immediately
adjoining the built up area.

7.15

In taking account of Paragraphs 47, 48 and 213 of the NPPF (2018),
the LPA considers that at this point in time, in considering policies for
the delivery of housing, greater weight should be attributed to policies
within the Development Plan than to emerging policies within
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission).

Application Site - Policy Assessment
7.16

Having regard to paragraph 79 of the NPPF (2018), the application
site is not considered to be 'isolated' by virtue of its location
immediately adjacent to the built up area of Bluntisham and the
presence of dwellings immediately west and south of the site to the
opposite side of Station Road. However, the application site is outside
of the built-up area of Bluntisham and the environmental limits as
identified within Part 2 of the Local Plan (1995) and is not allocated
for development within the Local Plan (1995 and 2002 Alterations) or
the Adopted Core Strategy (2009). The site is therefore considered to
be outside the environmental limits and in the countryside for the
purposes of the Development Plan. Being within the countryside,
development of the site as proposed (for residential and commercial
uses), is contrary to Development Plan policies H23 and En17 of the
Local Plan (1995) and policy CS3 of the Adopted Core Strategy
(2009). Consequently, the application has been advertised as a
departure from the Development Plan as it is contrary to the
Development Plan currently in place for Huntingdonshire; due to the
application site being outside of the built up area and environmental
limits of Bluntisham and therefore forming part of the countryside.

7.17

As referred to above, applications must be determined in accordance
with the Development Plan unless material considerations indicate
otherwise. It therefore needs to be established whether there are any
material considerations that indicate that the application should be
approved as a departure from the Development Plan.

7.18

It is noted that the site is identified as a draft Site Allocation within
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017.
However, there are unresolved objections to the draft Site Allocation
and Policy LP2 and the Plan is yet to be subjected to Examination.
Therefore, having regarding to paragraph 48 of the NPPF (2018) it is
considered that the identification of the site as a draft allocation can
only be afforded moderate weight.
Housing Supply and Tilted Balance

7.19

In order to satisfy the requirements of the NPPF to boost housing
supply the Council must demonstrate an up-to-date five year supply
of deliverable housing sites to meet its objectively assessed need,
with an additional buffer to ensure choice and competition in the
market for land; this requirement is set out in paragraph 47 of the
NPPF. Due to under delivery in recent years the buffer to be applied
for the District is 20%. The December 2017 Annual Monitoring
Review applies the 20% buffer and demonstrates that the Council has
a five year supply of housing land. Whilst the Council has a five year
supply of housing land, it is acknowledged that the 5 year supply is a
minimum amount of land to be made available and does not seek to
represent a cap on development.

7.20

The Development Plan policies relevant to the supply of housing
(En17 and H23 of the Huntingdonshire Local Plan (1995) and CS2
and CS3 of the Core Strategy (2009)) were set against a lower
Objectively Assessed Need figure such that strict application of these
policies alone would result in failure to achieve the objectively

assessed housing need figure that the Council currently has identified
as part of the emerging Local Plan to 2036. As a result, the
aforementioned policies within the Development Plan are no longer
considered to be fully up-to-date or consistent with the NPPF (2018),
and at this time and until the Council adopts the emerging Local Plan
to 2036 with up-to-date policies, the 'tilted balance' as set out within
paragraph 11 of the NPPF (2018) is engaged.
7.21

For decision-taking this means granting permission in instances
where the Development Plan is absent, silent or relevant policies are
out-of-date unless any adverse impacts would significantly and
demonstrably outweigh the benefits (having regard to the Framework
policies taken as a whole), or specific polices of the Framework
indicate development should be restricted. It is however noted that
the aforementioned policies within the Development Plan relevant to
the supply of housing should not be disregarded; on the contrary,
even 'out-of-date' policies remain part of the Development Plan, and
the weight attributed to them is a judgment for the decision maker and
will vary according to the circumstances.

7.22

To address the identified shortfall in housing delivery,
Huntingdonshire's Local Plan to 2036 contains a significantly revised
strategy from the Adopted Core Strategy (2009). The strategy for
development in the District is set out in Policy LP 2 of the emerging
Local Plan to 2036 and focuses on concentrating growth in the four
identified Spatial Planning Areas, with approximately three quarters of
the objectively assessed need for housing being focused within these
areas. Working down the settlement hierarchy identified within Policy
LP2, seven Key Service Centres are designated, reflecting the
concentration of services and facilities in these settlements; serving
not only residents of these settlements but also residents of other
nearby communities. Following on from this, three Local Service
Centres are identified, reflecting the level of service provision
available to residents. Working further down from this, the role of
small settlements is identified. Policy LP 2 notes that "Approximately
a quarter of the objectively assessed need for housing, together with
a limited amount of employment growth, will be permitted on sites
dispersed across the key service centres, local service centres and
small settlements to support the vitality of these communities and
provide flexibility and diversity in the housing supply".

7.23

Site Allocation BL 2 identified 1.1 hectares of land at the application
site as a draft allocation; for residential development of approximately
30 homes. The emerging Local Plan to 2036 has been submitted for
examination and as such, in accordance with paragraph 48 of the
NPPF (2018), it is considered that moderate weight can be attributed
to housing supply policies and draft Site Allocation BL2 within the
emerging Local Plan. As such, development of the site for residential
development of the scale proposed would accord with the draft Site
Allocation (BL2) within the emerging Local Plan to 2036; albeit that
commercial uses are also proposed as part of the current application
which do not align with the draft Site Allocation.

7.24

It is accepted that the NPPF (2018) supports a genuinely plan-led
approach (paragraph 15); however, it is key that plans are kept up-todate. As such, the above-noted countryside protection policies (En17,
H23 and CS3) are not capable of meeting the level of housing need

that is now identified by the Local Planning Authority. These factors
significantly reduce the weight that can be afforded to the abovenoted policy conflicts in the present proposal.
7.25

The application proposes affordable housing provision at 40% to be
secured through Section 106 Agreement. Although the 40%
affordable housing provision is welcomed, it is highlighted that it is a
policy compliant provision and therefore accords with what should be
expected on all qualifying sites. Therefore, whilst this development is
only seeking to provide policy complaint levels of affordable housing,
this does equate to up to 10 units (as the development seeks up to 26
dwellings) and would provide about 3% of the annual target for the
District, and provide much needed affordable housing. This therefore
adds significant weight in favour of the proposal.

7.26

As can be seen from the above paragraphs, the proposed 40%
affordable housing provision does have social benefits, however the
proposed development must be considered alongside the three
dimensions of sustainable development as set out within the NPPF;
economic, social and environmental. The economic and
environmental factors are considered in detail within the proceeding
sections of this report.
-Commercial Units

7.27

Policy S2 of the Local Plan (1995) outlines that individual shopping
proposals will 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. As aforementioned,
the site is outside of the built up area and environment limits (as set
out within Part 2 of the Local Plan (1995)) of the village of Bluntisham.
As such, policy En17 of the Local Plan (1995), which restricts
development in the countryside to that which is essential to the
effective operation of local agriculture, horticulture, forestry, permitted
mineral extraction, outdoor recreation or public utility services, is
relevant. Whilst the proposed development is contrary to policy En17
and is therefore a departure from the development plan, assessment
against the other criteria detailed within Policy S2 is necessary. The
proceeding sections of this report assess the proposal against these
criteria in turn.

7.28

The sub-text to Policy S2 of the Local Plan (1995) advises that the
purposes of the policies within the Plan is to secure the maximum
degree of choice for shoppers and takes the view that all sections of
the population should have access to suitable shopping centres. In
this instance, it is considered that the proposal for commercial units
(within Class A1-Shops, Class A2 - Financial and Professional
Services and Class A5 - Hot Food Takeaway) would increase the
choice for shoppers, but due to the limited extent of commercial
floorspace proposed, the proposal would not undermine the vitality or
viability of existing services or facilities within Bluntisham or within
nearby settlements.

7.29

Policy S14 of the Local Plan (1995) advises proposals for A3 uses will
be subject to the following criteria: effect on adjacent properties and
nearby residential properties; car parking facilities and highway

implications; the proposed opening hours and whether they can be
restricted by condition.
7.30

In taking account of Policy LP23 of the emerging Local Plan to 2036,
it is considered that the commercial units proposed are of an
appropriate scale to serve local need and would provide a new
service or facility with a net internal floorspace of less than 600
square metres. The proposal would accord with Policy LP23 of the
emerging Local Plan to 2036 by virtue of the site being outside, but
immediately adjoining the built up area of Bluntisham.

7.31

It is noted that paragraph 84 of the NPPF (2018) has a more positive
approach to supporting local business and community needs in rural
areas than outlined in the Development Plan or the emerging Local
Plan to 2036. Paragraph 84 of the NPPF (2018) outlines that:
"Planning policies and decisions should recognise that sites to meet
local business and community needs in rural areas may have to be
found adjacent to or beyond existing settlements, and in locations that
are not well served by public transport. In these circumstances it will
be important to ensure that development is sensitive to its
surroundings, does not have an unacceptable impact on local roads
and exploits any opportunities to make a location more sustainable
(for example by improving the scope for access on foot, by cycling or
by public transport). The use of previously developed land, and sites
that are physically well-related to existing settlements, should be
encouraged where suitable opportunities exist". There is therefore a
conflict between Policy En17 of the Local Plan 1995 and paragraph
84 of the NPPF (2018). In accordance with paragraph 213 of the
NPPF (2018) the weight to be given to policy En17 of the Local Plan
(1995) should therefore be reduced.

7.32

In considering the proposal against paragraph 84 of the NPPF (2018),
it is considered that the proposed commercial uses reflect those
found within the locality to the southern side of Station Road and at
reserved matters stage, the commercial development proposed could
be designed such to be sensitive to its surroundings. Matters relating
to the impact on local roads and the opportunity for improving
accessibility by foot, cycle or public transport are addressed within the
proceeding sections. It is however considered that subject to meeting
the criteria outlined within Policies S2 and S14 of the Local Plan
(1995) and paragraph 84 of the NPPF (2018), the proposal for
commercial development of the scale proposed may be acceptable in
principle.

7.33

The proposal therefore complies with the NPPF (2018) in this regard,
policies S2 and S14 of the Local Plan 1995, CS1 of the Adopted Core
Strategy (2009) and LP23 of the emerging Local Plan to 2036:
Proposed Submission (as amended). In taking account of paragraph
213 of the NPPF (2018) it is considered that due to the more positive
stance taken by the NPPF, the weight to be attributed to policies S2
and S14 of the Local Plan (1995) should be reduced. Policy CS1 of
the Adopted Core Strategy (2009) is considered to be compliant with
the NPPF (2018) and can be afforded full weight. Policy LP23 of the
emerging Local Plan has unresolved objections and is yet to be
subjected to Examination, therefore when taking account of
paragraph 48 and footnote 22 of the NPPF (2018), it is considered
that this policy can be afforded moderate weight.

-Loss of Agricultural Land
7.34

Agricultural Land Classification provides a framework for classifying
land according to the extent to which its physical or chemical
characteristics impose long term limitations on agricultural use. The
classification is well established and provides an appropriate
framework for determining the physical quality of land at national,
regional and local levels. Grade 1 is excellent quality agricultural land
and Grade 5 is land of very poor quality. Grade 3 constitutes about
half of the agricultural land in England and Wales, is subdivided into
two subgrades - 3a and 3b.

7.35

The NPPF (2018) advises in paragraph 170 that the economic and
other benefits of best and most versatile agricultural land (BMV land)
should be taken into account and footnote 53 advises that where
significant development of agricultural land is demonstrated to be
necessary, areas of poorer quality land should be preferred to those
of a higher quality. Annex 2 of the NPPF defines BMV land to be land
in Grades 1, 2 and 3a of the Agricultural Land Classification.

7.36

The Council's Local Plan to 2036 - Sustainability Appraisal (SA)
Scoping Report, sets out that there is little brownfield land in the
District and that some 79% of the brownfield land within the District is
located at former RAF bases at Alconbury and Upwood, which are
proposed allocations for development of mainly housing, with the land
at Alconbury benefitting from outline planning permission. This
Scoping Report explains the strong agricultural history of the District,
with most of Huntingdonshire comprising of good quality agricultural
land, mostly classed as grade 2 with only small areas classed as
grade 4.

7.37

Paragraph 3.11 of the SA Scoping Report sets at that 98% of all
agricultural land in the District is classed as grades 1, 2 or 3, with
15% classed as grade 1. The SA scoping report does not differentiate
between grades 3a and 3b, and therefore to determine a percentage
for BMV land some assumptions have to be made. The proportion of
BMV land is estimated at 77%, derived as follows: take 15% off 98%
to give the percentage of land within grades 2 and 3 (83%), assume
an equal split between grades 2 and 3 (41.5% each) and between
grades 3a and 3b (20.75% each), take the grade 3b away from the
overall 98% gives 77.25%.

7.38

The proposal seeks a permanent change in land use and the
subsequent loss of agricultural land. The Council's mapping system
classifies the application site as predominantly Grade 2 agricultural
land, with a very limited area along the southern site boundary
identified as Grade 3. The proposal would entail the loss of
approximately 1.3 hectares of agricultural land; approximately 1.25
hectares of Grade 2 agricultural land and approximately 0.05
hectares of Grade 3 agricultural land. The proposed development
would not lead to the loss of any Grade 1 agricultural land.

7.39

It is considered that the loss of agricultural land is largely inevitable if
housing is to be provided within this rural district and as such has to
be considered in the planning balance. In this regard, it is accepted
that the proposal would lead to loss of BMV land, however due to the
size of the site (approx. 1.3 ha), it is not considered that the proposed

development is 'significant' in the context of the para. 170 of the
NPPF (2018) when taking into account the threshold for consultation
with Natural England is 20ha of BMV land proposed for development.
-Prematurity
7.40

It is acknowledged that the application site is identified as a draft
allocation within Huntingdonshire's Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission). As
detailed above, paragraph 48 of the NPPF (2018) advises of the
weight to be attributed to emerging plans, and the question of
whether emerging policies can carry sufficient weight that they should
be used in determining a planning application. The Framework clearly
envisages that circumstances may arise, where a local plan is well
advanced and its policies are not contentious, when it would be
legitimate to apply those draft policies; either in order to grant
permission for development (which might depart from the adopted
development plan), or to refuse permission for development which is
contrary to the emerging local plan.

7.41

Prematurity is a different concept. It is concerned with prejudice to the
plan-making process; rather than with the application of draft or
emerging policies. A decision maker who refuses a planning
application on the grounds of prematurity is not directly seeking to
apply emerging policies; rather, they are contending that it would be
premature to make a decision to approve a particular development
proposal in advance of the resolution of the relevant policy framework
in an emerging development plan. It is important to note that the
emerging framework might support the development in question or be
opposed to it.

7.42

Prematurity is addressed within paragraph 49 of the NPPF (2018),
which advises that "However in the context of the Framework - and in
particular the presumption in favour of sustainable development arguments that an application is premature are unlikely to justify a
refusal of planning permission other than in the limited circumstances
where both:
a) the development proposed is so substantial, or its cumulative effect
would be so significant, that to grant permission would undermine the
plan-making process by predetermining decisions about the scale,
location or phasing of new development that are central to an
emerging plan; and
b) the emerging plan is at an advanced stage but is not yet formally
part of the development plan for the area".

7.43

Paragraph 50 (of the NPPF 2018) goes on to advise that "Refusal of
planning permission on grounds of prematurity will seldom be justified
where a draft plan has yet to be submitted for examination; or - in the
case of a neighbourhood plan - before the end of the local planning
authority publicity period on the draft plan. Where planning
permission is refused on grounds of prematurity, the local planning
authority will need to indicate clearly how granting permission for the
development concerned would prejudice the outcome of the planmaking process".

7.44

In the context of this application and the stage of progression of the
plan-making process, it is considered that criterion b) of paragraph 49

of the NPPF (2018) would apply. However, based on the nature and
scale of the development proposed, it is not considered that criterion
a) of paragraph 49 of the NPPF (2018) would apply. It is noted that
this guidance does not seek to be comprehensive; with it recognised
that there may be circumstances outside of criteria (a) and (b) where
a prematurity objection may, exceptionally, be justified. However, in
this instance, it is not considered that there are circumstances outside
of these criteria that would justify an argument of prematurity, and
therefore a recommendation of refusal of this basis could not
reasonably be justified.
Indicative Layout:
7.45

Whilst the application is in outline only, to allow full evaluation and
consideration of the development, to determine whether the proposed
amount of development can be satisfactorily accommodated on the
site, an Indicative Proposed Site Plan has been provided to
demonstrate the potential location of residential development, the
commercial units, routes within the site and open space.

7.46

The Indicative Proposed Site Plan provides an indication as to how
land uses within the site could be laid out in order to achieve both the
quantum of development proposed and necessary supporting
infrastructure e.g. roads, parking and open space. Although only
indicative at this time, the Indicative Proposed Site Plan provides
further details, demonstrating how the proposed quantum of
development could be achieved through a mix of detached and semidetached properties, accessed via an internal loop road. The
commercial units are indicatively shown to be situated within the
southern extent of the site, with dwellings set further back within the
site. Dwellings within the northern extent of the site are shown to be
looser knit to respect the transition into open countryside, with a
tighter grouping of houses set within the southern extent of the site;
reflecting the proximity to existing residential development.

7.47

The Indicative Proposed Site Plan demonstrates the potential for
retention of existing trees and hedge planting adjacent to the northern
site boundary, as well as opportunities for the inclusion of additional
planting within the site to replace the trees and vegetation lost. Whilst
access is not committed at this stage, it is indicated that access would
be taken from Station Road in a location similar to the existing car-par
access, with the potential for a loop road arrangement to be
accommodated.

7.48

The Indicative Proposed Site Plan also demonstrates that 1430
square metres of open space could be satisfactorily provided
alongside the quantum of development proposed and areas for
biodiversity enhancements could also be secured within the open
space; including the planting of new hedgerows and trees. The
Indicative Proposed Site Plan, with open space within the north-west
corner of the site and existing perimeter landscaping retained,
demonstrates a scheme could be achieved, such to form an
appropriate buffer with the open countryside adjacent to the northern
and western boundaries and which would filter views of the
development in views from the south and west.

7.49

The density of development as shown on the Indicative Proposed Site
Plan is around 20 dwellings per hectare. One of the aims of the NPPF
(2018) and local policy is to provide a mix of housing to meet a range
of needs, whilst having regard to local need. To enable this, Policy
HL6 of the Huntingdonshire Local Plan Alteration (2002) supports
housing densities ranging from 30 to 50 dwellings per hectare. Whilst
the density of development shown is lower than identified within
Policy HL6 of the Huntingdonshire Local Plan Alteration (2002), and
lower than outlined within the draft site allocation which allocates the
site (of 1.1 hectares) for approximately 30 homes, it is noted that the
scheme also seeks to accommodate 4 commercial units with a total
floorspace of 252 square metres. It is also noted that during the
application, the Indicative Site Layout Plan has been amended such
to respond to the site's constraints and take account of comments
received from Consultees; including the Council's Urban Design,
Conservation, Trees and Landscape and Green Spaces Teams.
Taking these points into account, and when considering the densities
of development in the locality, it is considered that the density of
development shown would not be uncharacteristic to the area. It is
therefore concluded that the general layout could be made to be
acceptable for reserved matters applications, and would adequately
achieve the quantum of development proposed and the associated
infrastructure. Therefore, whilst the indicative layout shown on the
Indicative Proposed Site Plan may be subject to change, the quantum
of development and necessary supporting infrastructure is considered
to be achievable. The 'appearance', 'landscaping', 'layout', 'scale' and
'access; would be considered in detail as part of reserved matters
should outline permission be granted.

7.50

It is acknowledged that within the representation received from local
residents, concerns are raised that the proposed layout would provide
scope for further expansion northwards in future. As this application is
in outline only, the layout submitted is indicative only and the layout,
including relationship with the open countryside to the north of the
development would be considered in detail at reserved matter stage.
Landscape and Visual Impact, Trees and Open Space:

7.51

Paragraph 170 of the NPPF (2018) outlines that planning policies and
decisions should contribute to the natural and local environment by
"recognising the intrinsic character and beauty of the countryside, and
the wider benefits from natural capital and ecosystem services including the economic and other benefits of the best and most
versatile agricultural land, and of trees and woodland". Section 12 of
the NPPF (2018) relates to achieving well-designed spaces, with
paragraph 124 stating that "Good design is a key aspect of
sustainable development, creates better places in which to live and
work and helps make development acceptable to communities".
Paragraph 127 of the NPPF (2018) goes on to advise that planning
decisions should ensure that developments "are sympathetic to local
character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate
innovation or change".

7.52

Policy En25 of the Local Plan (1995) outlines that it is expected that
"new development will generally respect the scale, form, materials
and design of established buildings in the locality of the application

site and where appropriate will make adequate provision for
landscaping and amenity areas". The subtext associated with this
policy advises that "The prime aim of this policy is to encourage good
and well-mannered design without stifling experiment, originality or
initiative".
7.53

Policies LP12 and LP13 of Huntingdonshire's Local Plan to 2036 (as
amended) set out the high standards of design expected from new
development and states that proposals should respond positively to
its context.

7.54

Bluntisham lies within the Fen Margin Landscape Character Area,
close to the Central Claylands to the west and the Ouse Valley to the
south. The Fen Margin character area comprises a narrow arc of
land, which forms a transition between the Fens and Central
Claylands and Northern Wolds landscape character areas. The
southern and western boundary of this area is marked by the start of
the rising Claylands, while to the north and west it is defined by the 0
metre contour (sea level).

7.56

The site is located on the western edge of the settlement of
Bluntisham and is considered to fall outside of the built-up area and
environmental limits of Bluntisham, but is immediately adjacent to the
built up area. The immediate setting to the site is defined by Station
Road running to the south of the site and residential development
situated to the east of the site. Residential properties abut
approximately half of the western site boundary, with the remaining
length abutted by open countryside; predominantly hosting orchards.
The land to the north of the site also hosts an orchard. The site itself
consists of an area of car parking and greenfield vacant land.
Approximately half of the application site and an area of land
extending to approximately 1.7 hectares to the north of the site are
the subject of an area Tree Preservation Order; however the
application site has previously been cleared of the protected trees
and now features only self-seeded trees and vegetation.

7.57

The application is supported by an Arboricultural Impact Assessment
and Tree Survey (as required by draft Site Allocation BL2). The
information submitted highlights the limited amenity value of the
onsite trees as poor quality regrowth and as the fringes of the wider
orchard to the north of the site boundary. The HDC Trees Officer has
reviewed the documentation submitted and has advised that whilst
part of the application site falls within an area protected by Tree
Preservation Order L/TPO/286, the trees identified as being present
within the application site are of little arboricultural merit. As a result,
no objection is raised by the Trees Officer to the removal of the
category 'C' groups of trees within the application site (Groups 3, 4
and 5); as detailed within the Arboricultural Impact Assessment and
Tree Survey. The HDC Trees Officer also advises that the submitted
Arboricultural Impact Assessment and Tree Survey include
appropriate methods for protection to offsite trees. The HDC Trees
Officer has recommended that the future tree planting and
landscaping within the site should incorporate orchard species style
planting to reflect the landscape importance of this tree type/use, and
also include plans to manage the remaining protected orchard to the
immediate north. This could be secured at reserved matters stage.
Therefore, subject to the imposition of conditions requiring the

development to be carried out in accordance with the
recommendations of the submitted Arboricultural Impact Assessment
and Tree Survey, it is considered that the proposed development
would be acceptable with regards to the impact upon trees.
7.58

Based on the quantum of development proposed and the
requirements of the Developer Contributions SPD, approximately
1430 square metres of public open space should be provided. The
submitted Indicative Site Plan demonstrates how this quantum of
open space could be accommodated within the site, shown to be
within the north-west corner of the site, alongside the quantum of
development proposed. It has therefore been demonstrated that the
open space requirements of the Developer Contributions SPD could
be achieved alongside the amount of development proposed. The
precise open space details would be established through the S106
Agreement and reserved matters details.

7.59

The application is in outline form with all matters reserved, therefore
details of appearance, scale, layout, landscaping and access have
not been submitted. However, based on the indicative layout, it is
considered that development of the site would not have an adverse
impact upon the character of the area. Although the scheme would
change the appearance of the site, it would result in a minimal loss of
openness given the nearby buildings, and given the quantum of
development proposed; as there would be opportunity for the
development to incorporate areas of open space such to ensure a
satisfactory transition between the built-form and the countryside. As
a result, whilst it is acknowledged that the site is located on the
fringes of the settlement of Bluntisham, it is situated close to existing
residential development, such that the proposed development would
appear as a continuum of the existing village westwards along Station
Road, up to the boundaries of existing residential properties, rather
than as an awkward addition which intrudes upon the open
countryside. As such, it is considered that the development of this site
for commercial and residential purposes would not have an
unacceptable impact upon visual amenity and would protect the
intrinsic character and beauty of the countryside; in accordance with
the aims of the NPPF (2018), policy HL5 of the Local Plan Alterations
(2002) and policy CS1 of the Core Strategy (2009).

7.60

With regards to the criteria of Policy S2 of the Local Plan (1995), the
siting, design, car parking and servicing arrangements would be
considered at reserved matters stage; however, based on the
Indicative Proposed Site Plan submitted, it has been demonstrated
that commercial units of the floorspace proposed could be
accommodated alongside the scale of residential development
proposed; which is sufficient at this outline stage. It is noted that
Policy S2 of the Local Plan (1995), also requires individual shopping
proposals to be satisfactory in terms of alternative use of the land.
The draft allocation of the land for residential development of up to 30
homes within the emerging Local Plan to 2036 is noted. As
aforementioned, development of the site is considered to form a
continuum of the existing village westwards along Station Road, up to
the boundaries of existing residential properties; rather than as an
awkward addition which intrudes upon the open countryside. This is
considered to be the case irrespective of whether the site is
developed solely for residential development or for a mixture of

commercial development and residential development of the quantum
proposed.
7.61

Whilst the loss of any trees is regrettable, the groups of trees to be
removed are not considered to be of particular merit such to resist
their loss. On balance, it is therefore considered that the proposal is
acceptable with regards to the impact upon trees, subject to the
imposition of conditions to protect the trees around the perimeter and
to the north of the site. The proposed development is therefore
considered to eb acceptable in this regard and the open space
proposed as part of the development is considered to be compliant
with the NPPF and policies S2, En18, En19 and En20 of the Local
Plan 1995, policy CS10 of the Core Strategy 2009 and policies LP3
and LP33 of the Proposed Submission 2017 Local Plan to 2036 (as
amended) and Site Allocation BL2.

7.62

In terms of policy weighing, Policy En25 of the Local Plan 1995; HL5
and HL6 of the Local Plan Alteration 2002; CS1 of the Core Strategy
2009 are all broadly consistent with the NPPF (2018) as they support
dwellings where the scale, form, materials and design will be
sympathetic to the locality; where they achieve an efficient use of land
and respect the local pattern of streets and spaces. In taking account
of paragraphs 47 and 213 of the NPPF (2018), these policies can
therefore be afforded full weight owing to their consistency with the
NPPF. Full weight can also be given to Development Plan policies
En18 and En20 due to their consistency with the NPPF. Due to
inconsistencies between Policy S2 of the Local Plan (1995) and the
NPPF (2018), the weight to be attributed to Policy S2 is reduced.

7.63

Policies LP2, LP12, LP13, LP14 and BL2 of the Draft Local Plan to
2036: Proposed Submission follow a similar vein and are also
considered to be broadly consistent with the NPPF. However, due to
the presence of unresolved objections and as they are yet to be
subjected to Examination, when taking account of paragraph 48 and
footnote 22 of the NPPF (2018); it is considered that these policies
and Site Allocation BL2 can be afforded moderate weight.
Flood Risk, Drainage, Ground Conditions and Contamination:
-Flood Risk

7.64

The overall approach to flooding is given in paragraphs 155-159 of
the NPPF (2018) and these paragraphs set out a sequential, riskbased approach to the location of development. This approach is
intended to ensure that areas at little or no risk of flooding are
developed in preference to areas at higher risk. It involves applying a
Sequential Test to steer development away from medium and high
flood risk areas (FZ2 and FZ3 land respectively), to land with a low
probability of flooding (FZ1).

7.65

The application site is located within Flood Zone 1 as identified by the
Environment Agency's Flood Mapping and Huntingdonshire District
Council's Updated Strategic Flood Risk Assessment Maps (2017).
The Environment Agency has confirmed that as proposal is within
Flood Zone 1, they have no comments to make regarding the
application. As a result, the sequential test is passed and the
development is acceptable in this regard.

-Drainage
Surface Water:
7.66

Cambridgeshire County Council as Lead Local Flood Authority
(LLFA) raise no objection to the proposed development, subject to
conditions to require the submission of a detailed surface water
drainage scheme for the site and the submission of details for the
long-term maintenance arrangements for the surface water drainage
system. Anglian Water has also requested that a condition be
imposed to secure the submission of a revised surface water
drainage strategy; as the surface water strategy submitted as part of
the application does not include evidence that the surface water
hierarchy has been followed as stipulated in Building Regulations Part
H; and is therefore unacceptable. Submission of a surface water
drainage scheme and maintenance arrangements should therefore
be secured by condition.
Foul Drainage:

7.67

Anglian Water has advised that the foul drainage from this
development is in the catchment of Somersham Water Recycling
Centre which would have available capacity for the flows arising from
the development. However, Anglian Water note that based on the
current drainage scheme submitted the proposed development would
lead to an unacceptable risk of flooding downstream. Anglian Water
therefore advises that a revised drainage strategy will need to be
prepared in consultation with Anglian Water to determine mitigation
measures and this should be secured by condition.

7.68

It is therefore considered that the proposed development is
acceptable with regards to drainage matters, subject to the imposition
of conditions.
-Ground conditions and contamination

7.69

Paragraph 170 of the NPPF (2018) outlines that planning policies and
decisions should contribute to and enhance the natural and local
environment by:
"b) preventing new and existing development from contributing to,
being put at unacceptable risk from, or being adversely affected by,
unacceptable levels of soil, air, water or noise pollution or land
instability. Development should, wherever possible, help to improve
local environmental conditions such as air and water quality, taking
into account relevant information such as river basin management
plans;" and
"f) remediating and mitigating despoiled, degraded, derelict,
contaminated and unstable land, where appropriate".

7.70

Given the previous use of the site as an orchard and the potential for
contamination, the HDC Environmental Health Team has
recommended that a condition is imposed to secure site investigation
for potential contamination and remediation is undertaken where
required. Subject to the imposition of this condition, the proposed
development is considered to be acceptable with regards to
contamination and complies with the NPPF in this regard, policy H38

of the Local Plan 1995 and policy LP39 of the Local Plan to 2036:
Proposed Submission 2017 (as amended).
7.71

Overall, subject to the imposition of conditions, the proposed
development is therefore considered acceptable with regards to
drainage arrangements, flood risk and contamination, and accords
with the NPPF (2018), Planning Practice Guidance and local policies
in this regard. The relevant Development Plan policies relating to
flooding, drainage and contamination impacts of the proposal are S2,
CS8, CS9 of the 1995 Local Plan and policy CS1 of the Core
Strategy. The proposed development complies with these policies
and does not create a conflict. There is considered to be no conflict
with the Huntingdonshire Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission) emerging policies
LP5, LP16 or LP39.

7.72

In terms of policy weighting, policies CS8 and CS9 of the 1995 Local
Plan and policy CS1 of the Core Strategy 2009 are broadly consistent
with the NPPF (2018) and when taking account of paragraphs 47 and
213 of the NPPF (2018), can be afforded full weight. Due to
inconsistencies between Policy S2 of the Local Plan 1995 and the
NPPF (2018), the weight to be attributed to Policy S2 is reduced.
Policies LP5, LP16 and LP39 of the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) are considered to be consistent with the NPPF (2018).
Policy LP16 and Policy LP39 of the emerging Local Plan to 2036
have no unresolved objections and therefore when taking account of
paragraph 48 and footnote 22 of the NPPF (2018), it is considered
that these policies can be attributed significant weight. Policy LP5 of
the emerging Local Plan to 2036 has unresolved objections and
therefore when taking account of paragraph 48 and footnote 22 of the
NPPF (2018) it is considered that this policy can be afforded
moderate weight.
Residential Amenity:

7.73

The NPPF (2018) and local policies (policies H31, H37, H38 and S14)
seek to ensure developments do not have an unacceptable impact
upon residential amenity for both existing and future occupiers. LP15
of the Local Plan proposed Submission to 2036 also seeks to protect
amenity of neighbouring occupiers.

7.74

The application has been submitted in outline form, with all matters
reserved, therefore the submitted layout is indicative only. It is
acknowledged that the closest residents to the application site will
experience a change in outlook, but it should be noted that change
does not necessarily equate to harm. In terms of built development,
the reserved matters application(s) will fully assess the impacts of
matters such as overlooking, overshadowing and loss of privacy. The
Environmental Health Team has also advised that any application for
reserved matters should be accompanied by a Noise Impact
Assessment in order to demonstrate that the development would
comply with government guidelines with regard to noise. The Noise
Impact Assessment should also include an assessment of the impact
of the proposed commercial uses on current and proposed noise
sensitive premises; including any mitigation that would be required.
The submission of this could be secured by condition. Therefore,

subject to the imposition of conditions, it is considered that the
quantum of development sought could be accommodated by the
application site without significant harm to residential amenity, by
virtue of the separation distances to neighbouring properties and
boundary planting within the curtilages of neighbouring properties.
7.75

Due to the size of the development, it is considered reasonable and
necessary to add a condition restricting the hours of construction and
deliveries during the construction process (to 07:00 - 19:00 each day
Monday - Friday, 07:00 - 13:30 on Saturdays, None on Sundays,
Public and Bank Holidays) in order to protect the amenity of nearby
residents. Given the proximity to existing neighbouring properties, the
Environmental Health Team has also recommended that submission
of a Construction Environmental Management Plan is secured by
condition and that a condition be imposed to prevent the burning of
waste on site during the construction phase. The Environmental
Health Team has also recommended that conditions be imposed to
require details of grease traps and mechanical extraction ventilation
systems to be agreed with the LPA and to restrict the opening hours
of the commercial units to 07:00-22:00; in the interests of residential
amenity. The recommended conditions are considered acceptable
and meet the statutory tests.

7.76

Subject to the imposition of conditions, the proposed development is
therefore considered to accord with the NPPF, policies S2, S14, H31,
H37 and H38 of the Huntingdonshire Local Plan 1995 and policy
LP15 of the Huntingdonshire Local Plan to 2036 Proposed
Submission 2017 (as amended).

7.77

The relevant Development Plan policy relating to residential amenity
impacts of the proposal are policies S2, S14, H31, H37 and H38 of
the Huntingdonshire Local Plan 1995. The proposed development
complies with these policies and does not create a conflict. There is
considered to be no conflict with the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) emerging policy LP15. In taking account of paragraph
paragraphs 47 and 213 of the NPPF (2018), policies H31, H37 and
H38 of the Huntingdonshire Local Plan 1995 are broadly consistent
with the NPPF (2018) and can be afforded full weight. Due to
inconsistencies between policies S2 and S14 of the Local Plan 1995
and the NPPF (2018), the weight to be attributed to Policy S2 and
S14 are reduced. Policy LP15 of the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) follows a similar vein and is also considered to be
consistent with the NPPF. Policy LP15 of the emerging Local Plan to
2036 has unresolved objections and is yet to be subjected to
Examination, however when taking account of paragraph 48 and
footnote 22 of the NPPF (2018), it is considered that this policy can
be attributed moderate weight.
Ecology and Biodiversity:

7.78

With regards to biodiversity, paragraph 170 of the NPPF (2018)
outlines that "Planning policies and decisions should contribute to and
enhance the natural and local environment by:

a) protecting and enhancing valued landscapes, sites of biodiversity
or geological value and soils (in a manner commensurate with their
statutory status or identified quality in the development plan);
b) recognising the intrinsic character and beauty of the countryside,
and the wider benefits from natural capital and ecosystem services including the economic and other benefits of the best and most
versatile agricultural land, and of trees and woodland; …"
…"d) minimising impacts on and providing net gains for biodiversity,
including by establishing coherent ecological networks that are more
resilient to current and future pressures;".
7.79

Policy En22 of the Local Plan (1995) requires appropriate account to
be taken of nature and wildlife conservation, and Policy En23 outlines
that development which has a significant adverse effect on an area of
special importance for nature conservation will not normally be
permitted. Policy CS1 of the Adopted Core Strategy (2009) seeks to
protect, maintain and enhance the range and vitality of characteristic
habitats and species and policy LP32 of the emerging Local Plan to
2036: Proposed Submission (as amended March 2018 for
submission) aims to conserve and enhance biodiversity and advises
that opportunities should be taken to achieve beneficial measures
within the design and layout of development and that existing features
of biodiversity value should be maintained and enhanced.

7.80

The application is supported by a Preliminary Ecological Appraisal
(PEA (updated during the lifetime of the application)) and an
Ecological Response Letter, which was submitted in response to
comments received from Consultees.

7.81

The PEA identifies recommended ecological avoidance, mitigation
and management measures to minimise the risk of impact to bats,
nesting birds, reptiles, hedgehogs and brown hares, invertebrates &
habitats. Enhancement measures identified include the incorporation
of bat and bird boxes within the development. The Wildlife Trust has
reviewed the information submitted and has advised that they raise
no objection to the proposals subject to the imposition of a condition
to secure submission of Landscape Ecological Management Plan (as
suggested within the submitted Ecological Response Letter). This
would include details of mitigation and enhancement measures to be
included within the development and details of subsequent
management. Overall, subject to the imposition of such a condition, it
is considered that the impacts on biodiversity would be minimised,
such that the proposed development would not have a significant
adverse impacts on biodiversity and would ensure the provision of
measures to achieve net gains in biodiversity; in accordance with
paragraph 170 of the NPPF (2018), policies S2, En22 and 23 of the
Local Plan (1995), policy CS1 of the Core Strategy 2009 and policy
LP 32 of Huntingdonshire's Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission).

7.82

The relevant Development Plan policies relating to ecology and
biodiversity impacts of the proposal are S2, En22 and En23 of the
1995 Local Plan and policy CS1 of the Core Strategy 2009. The
proposed development complies with these policies, including the
relevant criteria of Policy S2 and does not create a conflict. There is
considered to be no conflict with the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for

submission) emerging policy LP32. In taking paragraphs 47 and 213
of the NPPF (2018), policies En22, En23 and CS1 are broadly
consistent with the NPPF (2018) and can be afforded full weight.
Policy LP32 of the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission) follows a
similar vein and is also considered to be consistent with the NPPF
(2018). Policy LP32 of the emerging local plan has unresolved
objections and is yet to be subjected to Examination; however, when
taking account of paragraph 48 and footnote 22 of the NPPF (2018),
it is considered that this policy can be attributed moderate weight.
Due to inconsistencies between Policy S2 and the NPPF (2018), the
weight to be attributed to Policy S2 is reduced.
Heritage Assets:
7.83

The NPPF recognises the importance of preserving heritage assets
and supports sustainable development. Paragraph 8 of the NPPF
(2018) details the three objectives of sustainability. In relation to
environmental matters, this confirms that this includes protecting our
natural, built and historic environment. Section 16 of the NPPF
(paragraphs 184 to 202(2018)) sets out principles and policies for
conserving and enhancing the historic environment. Paragraph 193 of
the NPPF (2018) advises that great weight should be given to the
asset's conservation; and the more important the asset, the greater
the weight should be.

7.84

The application is accompanied by a Heritage Statement. The
submitted Heritage Statement notes that Bluntisham Conservation
Area is situated to the east of the application site; concentrated along
a north / south axis to either side of the High Street, extending as far
north as Colne Road. Reference is also made to the presence of
number of Listed Buildings within the Conservation Area;
predominately fronting onto the High Street.

7.85

It is acknowledged that a limited section of the eastern site boundary
(less than 20 meters) abuts Bluntisham Conservation Area. The
Conservation Character Statement for Bluntisham refers to the "infields" of the farmhouses on the west side of the High Street and
outlines that "these areas form a 'buffer' between the historic centre of
the village and arable farmland to the west and are an important
component of this area's character". The HDC Conservation Team
has noted that based on the quantum of development proposed and
the layout shown on the Indicative Proposed Site Plan submitted, it is
considered that sufficient area for landscaping could be
accommodated within the site such to allow the softening of the
scheme in longer distance views looking towards the "in-fields" and
the rear of properties on Bluntisham High Street. The indicative layout
also shows that the quantum of development proposed could be
provided whilst also accommodating a substantial green buffer along
the frontage of the site to Station Road. As a result, the Conservation
Team has advised that the development could be designed such to
have a neutral impact upon the setting of the Conservation Area and
the settings of the Listed Buildings along the High Street and
therefore, they raise no objection to the proposals at this outline
stage.

7.86

With regards to archaeology, Cambridgeshire County Council has
advised that the site lies in an area of high archaeological potential,
situated to the west of Grade II* listed Bluntisham House (Historic
Environment Record reference 53768) and its garden (12026).
Archaeological investigations to the east of Bluntisham House
revealed evidence of Bronze Age, Iron Age and Roman occupation,
including a burial (ECB1711, ECB2046), while investigations near the
Baptist Church identified possible grave cuts and several small
features of medieval or post medieval date (ECB3070). To the north
of the application area is artefact evidence of Prehistoric occupation
(03625, 01761), with further artefact evidence to the west (03622)
and south west (03626). In addition, to the east is the historic core of
Bluntisham, which includes numerous listed structures and 14th
century Saint Mary's Church (10563).

7.87

The Archaeological Officer does not object to the proposed
development subject to securing a programme of archaeological
investigation. This is considered reasonable and necessary and
should therefore be secured by condition.

7.88

Taking the above into account, subject to the imposition of a
condition, the proposed development is therefore acceptable with
regards to the impact upon archaeological assets and complies with
the NPPF (2018) in this regard and policies S2, En11, En12 and
En13 of the Local Plan (1995) and policy CS1 of the Core Strategy
(2009). In taking account of paragraphs 47 and 213 of the NPPF
(2018), it is noted that these policies do not allow for the balancing
exercise to be undertaken, therefore the weight that can be attributed
to them is slightly reduced. The proposed development also accords
with Policy LP36 of the emerging Local Plan to 2036: Proposed
Submission (as amended). With regards to paragraphs 48 and
footnote 22 of the NPPF (2018), it is considered that Policy LP36 of
the emerging Local Plan to 2036: Proposed Submission (as
amended) can be attributed significant weight.
Sustainability, Access, Transport and Parking:

7.89

The NPPF (2018) requires all developments that generate significant
amounts of movement to be supported by a Transport Assessment
(TA) (Paragraph 111). National and local planning policy relating to
transport and access promotes sustainable and mixed use
development which should give priority to pedestrian and cycle
movements, have access to high quality public transport initiatives,
create safe and secure layouts and minimising journey times.

7.90

Paragraph 108 of the NPPF (2018) states that in assessing
applications for development, it should be ensured that appropriate
opportunities to promote sustainable transport modes can be - or
have been - taken up, given the type of development and its location,
that safe and suitable access to the site can be achieved for all users,
and that any significant impacts from the development on the
transport network (in terms of capacity and congestion), or on
highway safety, can be cost effectively mitigated to an acceptable
degree. Paragraph 109 goes on to state that development should
only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe.

7.91

The main issue is whether there would be any severe adverse
impacts on highway safety or on the transport network, as a result of
traffic flows arising from the proposed development. In determining
whether the development would have severe residual cumulative
impacts, Cambridgeshire County Council (CCC) as Local Highways
Authority has been consulted on the proposals.

7.92

It is noted that whilst all matters are reserved, in accordance with the
requirements of the Development Management Procedure Order,
indication has been provided as to where the access point to the
development proposed would be situated. The submitted plan
indicates that the proposed access point would be from Station Road,
in broadly the same location as the existing access to the car park
within the site. It should also be noted that initially the installation of a
crossing to Station Road formed part of the proposals. However,
following the installation of a crossing further east along Station Road,
the Local Highways Authority has advised that installation of another
crossing as part of this application is not necessary and therefore
should not be secured as part of this application.

7.93

The Local Highways Authority has advised that due to the relatively
small size of the proposals, the application is not something the
Transport Assessment Team would want to comment on. As such, it
is considered that the traffic flows arising from the proposed
development would not have a severe adverse impact upon the
transport network.

7.94

With regards to highway safety, the Local Highways Authority notes
the recent change to the speed limit along Station Road and the
installation of a refuge island to provide a safe crossing point. In light
of these changes, the Local Highways Authority has advised that they
raise no objection to the proposed development, but request that a
number of conditions be appended to any consent granted, including:
-Removal of PD rights for gates
- Minimum 6m Access Width
- 7.5m radius kerbs
-Reserved Matter shall include details of access including roads,
footways, cycleways, parking provision, the siting of buildings,
visibility spays, parking provision, turning areas, loading areas and
drainage.
-Construction of access to Cambridgeshire County Council
construction specification.

7.95

As all matters are reserved at this outline stage, including access, it is
not considered necessary to secure specific details of the point of
access by condition; as these would be determined and secured as
part of any reserved matters application for access. This includes
precise details of the access width; access radii; drainage
arrangements for the access; visibility splays and construction
specifications. At this stage, it is considered that based on the
submitted plan indicating where the access could be located, it has
been demonstrated that a safe means of access could be provided to
serve the development and therefore the proposed development is
acceptable with regards to highway safety. It is not therefore
considered necessary to impose the conditions request by the Local
Highways Authority as these precise details would be detailed and
secured at reserved matters stage.

Parking:
7.96

Precise details will be submitted and considered at the reserved
matters application stage. It is however anticipated that the site can
accommodate the quantum of development sought with sufficient
parking provision; as indicatively shown on the Indicative Site Layout
Plan submitted.
Sustainability:

7.97

With regards to sustainability, Bluntisham is identified as a 'Smaller
Settlement' in the Core Strategy (2009) which notes that certain
services and facilities will need to be accessed in other locations.
Bluntisham is identified as a 'Local Service Centre' within Policy LP2
of Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended). The emerging Local Plan outlines that Local Service
Centres are designated reflecting their level of service provision to
residents, as within Local Service Centres a range of services and
facilities are available that meet some of the day to day needs of
residents. The emerging Local Plan therefore notes that Local
Service Centres have a small role in meeting the development needs
of the District through a limited number of allocations for development
in these settlements. The strategy also sets out a role for further
sustainable development at Local Service Centres in contributing to
the social and economic sustainability of these settlements and
supporting a thriving rural economy.

7.98

The application site is identified as a draft Site Allocation 'BL2' within
the emerging Local Plan; with 1.1 hectares of land at the site being
identified for allocation for approximately 30 homes.

7.99

The Institute of Highways and Transportation (IHT) provide guidance
on desirable walk distances in their publication 'Providing for
Journeys on Foot' which recommends suggested acceptable walking
distances of between 500m (6 minutes, "Desirable") and 2km (25
minutes, "Preferred Maximum") for commuting and journeys to
school. For non-commuter journeys the guidance suggests that a
walk distance of up to 1,200 metres can be 'considered', with the
'acceptable' and 'desirable' distances being 800 and 400 metres
respectively. Similarly, acceptable cycling distances vary between
individuals and circumstances but trips up to 5km (3.1miles) are
accepted as having the potential to substitute car trips.

7.100

The nearest bus stop is situated approximately 130 meters east of the
application site to the southern side of Station Road, with a further
bus stop located approximately 210 meters east of the site on the
High Street (known as opposite Rectory Road). The stops are served
by Service 21 operated by Dews Coaches which provides three daily
return services (Monday to Friday) to St Ives. It is also served by
Service Busway A which provides three services per day (Monday to
Friday) to and from St Ives, and one return service on a Saturday.
Service Busway D also offers a single bus journey from St Ives to
Bluntisham.

7.101

The site is served by footpaths which are situated to the northern and
southern side of Station Road and connect to the footpath network
within the village. There has been a recent reduction to the speed

limit and the installation of a crossing on Station Road, facilitating a
safe crossing point across Station Road (as noted by the Local
Highways Authority). Improvements have also been made to the local
cycle network, with a designated cycle route having been created
between Bluntisham and St Ives. This is immediately accessible
along Station Road.
7.102

The table below provides a summary of distances from the
application site to nearby facilities, including walking and cycling
times based upon walking times of 5 kph and 14 kph respectively.

Facility

Bluntisham
Service Station
Budgens
Convenience
Store
J & P Autocentre
Bus stops (Station
Road/High Street)
Prince of Wales
Public House
The White Swan
Public House
Recreation
Ground
Bluntisham Village
Hall (visiting GP)
St Helen’s Primary
School and
Brambles
Playgroup
Green Man Public
House
Earith Marina
Earith Primary
School
7.103

Distance from
Entrance to
Development
80 metres

Walking Time
(in minutes –
approx.)
1

Cycle Time (in
minutes – approx.)

80 metres

1

Less than 1

150 metres
130/210 metres

1
1

Less than 1
1

450 metres

6

2

500 metres

6

2

1.0 km

12

4

1.1 km

13

5

1.1 km

13

5

1.7 km

20

6

1.8 km
2.4km

21
29

7
10

Less than 1

In this instance, the existing bus stops, convenience shop, petrol
station and two public houses in Bluntisham would all be within 500m
of the application site. It is noted that the relevant distances to some
services and facilities within Bluntisham are greater than those set out
in the IHT guidance and in the Huntingdonshire Design Guide
Supplementary Planning Document (SPD) 2017, which refers to
walking distances of 400m (5 minutes) to bus stops and 800m (10
minutes) to local shops and primary schools. However, these are not
framed as absolute requirements: the SPD states that 'ideally' new
homes will be built to be within those distances and the IHT guidance
acknowledges that acceptable walking and cycling distances will vary
between individuals.

7.104

The level of existing facilities and services within Bluntisham is
greater than many of the villages identified as a 'Small Settlement'
within the Core Strategy (2009). Given the location of the site
adjacent to the built up area of Bluntisham and the proximity to a
number of services and facilities (including a Primary School, doctor's
surgery (noted that this is a visiting GP facility within the village hall),
public hall, public house and convenience shop as detailed within
emerging policy LP9) it is considered that occupiers of the proposed
development would have a reasonable level of access to services
and facilities within the village; either on foot or by cycle.

7.105

As outlined within the IHT's guidance, it is recognised that many
people will cycle to services/amenities outside of the 25-minute walk
distance, but which are located within 5 kilometres (approximately a
15-minute cycle time). It is noted that the eastern edge of St Ives
which hosts Compass Point Business Park, Morrisons Supermarket
and a number of other retail outlets (some of which are currently
under construction) are within 5.3 kilometres of the application site.
Whilst the distance is slightly greater than set out within the IHT's
guidance, it is acknowledged that this is guidance only. Given the
presence of a designated cycle route from the application site to St
Ives, it is considered that there is reasonable likelihood that residents
of the development could opt to cycle to access services and facilities
within St Ives. There are also opportunities to utilise public transport
to access further services, facilities and employment opportunities
within St Ives. As a result, the site is considered well located to take
advantage of existing local services, amenities and to access
sustainable transport modes, such to access services and facilities
within Bluntisham and also within surrounding settlements including
the Market Town of St Ives. It is therefore considered that the
proposed development is sustainable when having regard to the level
of service and infrastructure provision within Bluntisham and when
taking account of the opportunities for future occupiers of the
proposed development to access everyday services and facilities by
sustainable modes of travel (including walking, cycling and public
transport).

7.106

Taking all the above into account, it is considered that a safe means
of access could be achieved (with the precise details to be
determined at reserved matters stage) and that the traffic generated
by the proposal would not have a severe impact upon the highway
network. Therefore, in accordance with paragraph 109 of the NPPF
(2018), the development should not be refused on transport grounds.
At this outline stage, improvements to existing foot, cycle or public
transport opportunities are not necessary, but promotion of use of
sustainable transport modes can be secured through the detailed
design of the development at reserved matters stage.

7.107

The proposal is therefore considered to comply with policies T18 and
T19 of the Local Plan 1995, policy CS1 of the Adopted Core Strategy
(2009) and policies LP17 and LP18 of the emerging Local Plan to
2036: Proposed Submission (as amended). The proposed
development also complies with the relevant criteria of Policy S2 and
Policy S14 (albeit that final parking numbers and servicing
arrangements will be determined at reserved matters stage) and does
not create a conflict. Moreover, it is considered that given the services

and facilities within the vicinity and the existing highway infrastructure,
opportunities for the use of sustainable travel modes can be utilised
and maximised as part of the detailed design of the proposal at
reserved matter stage. Therefore, it is Officer opinion that the
application can be supported in highway terms.
7.108

In taking account of paragraphs 213 of the NPPF (2018), policies T18
and T19 of the Local Plan (1995) are compliant with the NPPF (2018)
and can be afforded full weight. Due to inconsistencies between
policies S2 and S14 of the Local Plan 1995 and the NPPF (2018), the
weight to be attributed to Policy S2 and Policy S14 are reduced.
Policy LP17 and LP18 of the emerging Local Plan have unresolved
objections and therefore when taking account of paragraph 48 and
footnote 22 of the NPPF (2018), it is considered that these policies
can be afforded moderate weight.
Infrastructure Requirements and Planning Obligations:

7.109

The Infrastructure Business Plan 2013/2014 (2013) was developed
by the Growth and Infrastructure Group of the Huntingdonshire Local
Strategic Partnership. It helps to identify the infrastructure needs
arising from development proposed to 2036 through the Core
Strategy.

7.110

Statutory tests set out in the Community Infrastructure Regulations
2010 (Regulation 122) require that S.106 planning obligations must
be necessary to make the development acceptable in planning terms,
directly related to the development and fairly and reasonable related
in scale and kind to the development. S.106 obligations are intended
to make development acceptable which would otherwise be
unacceptable in planning terms.

7.111

Without prejudice to the eventual determination of the planning
application, negotiations have been held with the applicants in order
to determine the extent of the obligations required to make the
development acceptable. These negotiations have been held in line
with the advice within the Regulations and the outcome is
summarised below. Other relevant matters will be addressed via
specific planning conditions.

7.112

The Planning Obligations SPD sets out within Part 2 that in
determining infrastructure needs, the Council and partners have had
to translate dwelling numbers into population generation. This has
been undertaken utilising the anticipated change in average
household sizes. For the purposes of calculating the likely
infrastructure requirements, the 2016 average household size has
been used (2.25 people per household). With the development
description stating up to 26 dwellings this equates to (26 x 2.25) 59
people.
Community Infrastructure Levy (CIL):

7.113

As this application site is for a small-scale major development (under
200 dwellings) the development will be CIL liable in accordance with
the Council's adopted charging schedule; CIL payments could cover
infrastructure relating to footpath and access, health, community
facilities, libraries and lifelong learning, and education.

Affordable Housing:
7.114

The site is over 0.5 hectares in size and Core Strategy Policy CS4,
the Developer Contributions SPD (part A) and Draft Local Plan 2036
policy LP25 seek to achieve a target of 40% affordable housing on
sites of this size. With the proposed number of dwellings up to 26 this
would equate to a maximum total of 10 units. The policies indicate
that provision should be made on site and should seek to achieve a
target tenure split of 70% social/affordable rented and 30% made up
of other tenures. Policy does however acknowledge that, in
determining the amount and mix of affordable housing to be
delivered, site specific considerations and other material
considerations, including viability, will be taken into account.

7.115

In this instance no site specific considerations have been submitted
and therefore the proposal shall provide policy compliant affordable
housing provision.
Residential Wheeled Bins:

7.116

Each dwelling will require the provision of one black, blue and greenwheeled bin. The current cost of such provision is £73.65 per
dwelling. For flats, communal 1100 litre bins could be provided rather
than individual bins for each dwelling. The current cost for communal
bins in is £669.00 per communal bin. As such a formula based
approach is suggested with the scheme and details to be secured
through the S106 Agreement.
Neighbour comments:

7.117

It is considered that the majority of the neighbour concerns have been
addressed within the sections above. The following points are also
raised in response to third party comments:
- Impact upon property value
This is not a material planning consideration.
- Operational hours for the car park within the site have not been
adhered to
These concerns are noted, however as aforementioned within this
report it is recommended that the opening hours of the commercial
units be secured by conditions; in the interests of residential amenity.
- Presence of overhead power cables within the site
This is a matter for the utilities provider but should not preclude the
granting of planning permission or development of the site.
- The letters of support are inappropriate as they are not from local
residents and are a proforma
The quantum of representations received in support and objecting to
the application are outlined above, as well as a summary of the
grounds for support/objection. The nature of the letters of support is
detailed.
- The affordable houses should be for the residents of Bluntisham/ the
level of affordable housing proposed exceeds the locally identified
need for Bluntisham

As the proposed development is not for a Rural Exceptions site/ Rural
Exception housing, affordable dwellings as part of the development
would seeks to address the District-wide need for affordable housing.
It cannot therefore be guaranteed that this housing will be for
Bluntisam residents.
- The school is close to capacity and is too far from the application
site so occupiers would drive
The proximity of the site to services and facilities is addressed earlier
within this report. It is noted that the primary school and playgroup are
within 1.1 kilometers (approximately a 13 minute walk/ 5 minute cycle
from the site). Cambridgeshire County Council Education has advised
that the catchment population is sufficient to fill the school to capacity
and that the proposed development would generate demand for
approximately 10 primary aged places. Officers note the demand that
the proposed development would generate, however as HDC is a CIL
charging authority and given the scale of development proposed,
S106 contributions are not sought. The District Council will however
consider reviewing its CIL policy at the appropriate point in time
having regard to any changes in CIL legislation.
Planning Balance and Conclusion:
7.118

The proposal would result in development outside of the built-up area
and environmental limits of the settlement and would conflict with
policies H23, En17 of the Huntingdonshire Local Plan (1995) and
CS3 of the Core Strategy (2009). Paragraph 213 of the NPPF (2018)
is clear that the Framework can override Development Plan policies
which are not consistent with provisions of the NPPF and this is a
material consideration in the determination of the application. Given
the inconsistencies of the adopted housing supply policies with the
NPPF, the 'tilted balance' as set out in paragraph 14 of the NPPF
(2012) and paragraph11 of the NPPF (2018) is engaged and tilts the
planning balance in favour of the grant of consent, unless any
adverse impacts of doing so would significantly and demonstrably
outweigh the benefits.

7.119

The presumption in favour of sustainable development requires
proposals to achieve economic, social and environmental gains; as
such a balancing exercise has to be undertaken to weigh the benefits
of the scheme against its disadvantages.

7.120

In terms of the economic dimension of sustainable development, the
proposal would contribute towards economic growth, including job
creation in the short term during the construction phase and in the
longer term through the additional population assisting the local
economy through spending on local services/facilities and through the
creation of four new commercial units with associated new jobs and
spending. There will also be Council Tax receipts arising from the
development. The loss of this relatively small parcel of agricultural
land (former orchard) may result in a slight loss to the economy,
however in the context of the District, this is considered to be low.
The loss of agricultural land is outweighed by the positive economic
benefits of this development, in this location.

7.121

Regarding the social dimension, the site appears to have no
significant constraints to preclude development and is deliverable. It

would also increase the supply of housing, including a policy
compliant provision of affordable housing at 40%; this should be
afforded significant weight. There is a local identified need for both
private and affordable housing and whilst the weight this need can be
given is lessened given the NPPF compliant supply of housing, there
would be a net benefit in social terms. Whilst the Council can
demonstrate a 5 year supply of deliverable housing land, the
provision of market housing on the application site would amount to a
benefit in terms of providing a greater flexibility to the supply of
housing.
7.122

In terms of the environmental dimension of sustainable development,
the proposal offers potential for the incorporation of energy efficiency
measures (to be considered in detail at reserved matters stage) as
well as additional planting and habitat enhancement through the
incorporation of bat and bird boxes. These mitigation and
enhancement measures weigh in favour of the proposal and would
outweigh the loss of existing poor quality trees and habitat within the
site. The proposal would result in the permanent loss of BMV land but
this loss is not considered to be significant. The visual impacts of the
development are considered to be acceptable given the limited harm
arising from the development. The impacts from the commercial uses
proposed would be made satisfactory in amenity terms for existing
and new residents. It is therefore considered that the proposal would
be neutral in environmental terms. The application site constitutes a
sustainable location for the scale of development proposed in respect
of access to local employment opportunities, services and facilities
within the village of Bluntisham and within the nearby market town of
St Ives; accessible by sustainable transport modes. This is a further
factor in support of the proposal.

7.123

Having fully assessed all three dimensions of sustainable
development; economic, social and environmental within this report it
is concluded that the development of this site will:
- provide a supply of affordable and market housing to meet current
and future generations;
- promote healthy, active lifestyle through green space provision;
- maximise opportunities for use of public transport, walking and
cycling;
- minimise pollution;
- manage flood risk and drainage effectively;
- have less than substantial harm on archaeological interest which is
outweighed by the community benefits, particularly the provision of
affordable housing;
- have no significant adverse impacts on features of landscape or
ecological value;
- provide appropriate infrastructure to meet the needs generated by
the development.

7.124

It is accepted that the proposed development would result in some
harm as the proposal would not accord with development plan
policies that seek to restrict development in the countryside. It is also
noted that there is local opposition to the proposal.

7.125

However, when considered in the round, the proposal would
contribute significantly to the economic and social dimensions of
sustainability. The scheme offers some environmental benefits but

there would also be moderate harm to the character and appearance
of the area. Overall, the harm identified is not considered to
significantly and demonstrably outweigh the scheme's benefits when
assessed against the policies in the NPPF taken as a whole. This is a
significant material consideration which outweighs the conflict with the
Development Plan and therefore it is recommended that permission
should be granted.
8.

RECOMMENDATION
APPROVAL subject to the
prior completion of a Section 106 obligation relating to affordable
housing, provision of open space and maintenance contribution,
provision of wheeled bins, and subject to conditions to include those
listed below.

OR
8.

RECOMMENDATION
Refusal in the event that
the obligation referred to above has not been completed and the
applicant is unwilling to agree to an extended period for
determination, or on the grounds that the applicant is unwilling to
complete the obligation necessary to make the development
acceptable.
CONDITIONS
• Timing of permission and submission of Reserved Matters
• Scale parameters - maximum of 26 dwellings and 4
commercial units
• Finished floor levels
• Foul Water Drainage Strategy
• Surface water drainage scheme
• Details of maintenance arrangements for the surface water
drainage scheme
• Submission of Noise Impact Assessment alongside any
application for reserved matters
• Details of grease traps and mechanical extraction ventilation
systems to be installed within the commercial units
• Opening hours of commercial units restricted to 07:00-22:00
on any given day
• Construction hours and delivery times restricted to: 07:00 19:00 each day Monday - Friday, 07:00 - 13:30 on Saturdays,
None on Sundays, Public and Bank Holidays
• Construction Environmental Management Plan
• No burning of waste on site during the construction phase
• Archaeological investigation
• Contamination Site Investigation and Remediation Strategy
• Landscape and Ecological Mitigation and Management Plan
• Adhered to Arboricultural Impact Assessment and Tree
Survey
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 Laura Nuttall Senior Development
Management Officer 01480 388331

Development Management Committee
Application Ref:17/01015/OUT
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