DEVELOPMENT MANAGEMENT COMMITTEE
(RENEWAL

19 NOVEMBER 2018

Case No:

17/01519/S73
CONDITIONS)

OF

CONSENT/VARY

Proposal:

VARY CONDITION C1 OF APPLICATION 991127FUL TO
ALLOW VEHICLES TO ENTER (BUT NOT EXIT) THE SITE
BETWEEN THE HOURS OF 21:00 HRS AND 06:00

Location:

PRODUCE WORLD GROUP LTD
YAXLEY PETERBOROUGH PE7 3TW

Applicant:

PRODUCE WORLD GROUP

Grid Ref:

519167 292227

GREAT

DROVE

Date of Registration: 18.07.2017
Parish:

YAXLEY
RECOMMENDATION

- APPROVE

This application has been referred to the Development Management
Committee (DMC) as Yaxley Parish Council have recommended refusal,
contrary to the officer recommendation of approval.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site comprises land at the junction of Great Drove and
Hog Fen Drove. The site and building are used by the Produce World
Group for vegetable processing and packing.

1.2

The Produce World Group, application site, lies to the south of the
built up limits of Yaxley in the open countryside. The closest
residential property, 'The Bungalow' Western Farm to the north east
of the site, is in the same ownership as the application site.

1.3

The next nearest residential property is some 100 metres away on a
plot at the junction between Great Drove and Mere View and is
separated from the application site by an intervening commercial site,
agricultural land and the substantial landscape belt forming the
application site boundary.

1.4

The site is some 150 metres from the nearest run of residential
properties within the village envelope on the north side of Mere View.

1.5

Planning application ref: 99/01127/FUL for (1) Renewal of consent to
allow variation of condition 6 (ref: 99/0071) restricting times of
operation (2) renewal of consent to allow variation of condition 4 (ref:
99/0072) restricting HGV movements was granted planning
permission by members of the planning committee on the 18th
November 1999.

1.6

Attached to this permission was Condition 1

1.7

Condition 1 requires that: - Vehicle movements shall take place to,
from and or within the site other than between 06:00 and 21:00 hours
Monday to Saturday and between 09:00 hours and 17:00 hours on
Sunday and Bank Holidays.

1.8

This condition was imposed to: Enable the Local Planning Authority to
retain control over the development to which this permission relates.

1.9

Currently some HGV's (mostly from Europe)arrive through the night
and park up on a layby to the north of the site until the factory opens.

1.10

This Section 73 application seeks planning permission to vary the
above condition (condition 1 of planning permission 99/01127/FUL) to
allow vehicles to enter (but not exit) the site between the hours of
21:00 and 06:00. Having visited the site officers can confirm that the
factory have 3 loading docks and one unloading bay within the
confines of the site.

1.11

The applicant states that Produce World Group is one of the largest
organic vegetable growers in Europe working through a combination
of its own farms, joint ventures and collaborative working with
dedicated grower groups in both the UK and overseas.

1.12

The applicant adds that they grow and supply quality fresh vegetables
for retailers, food service industries and food manufacturers and they
employ around 800 in the UK with 150 people at their headquarters
and processing plant at Yaxley.

1.13

The applicant states that the company operate in a very competitive
market and meeting their customers exact delivery times, particularly
the large supermarkets is a critical and essential requirement. Hence
they argue that to be able to operate hours to meet their business and
customer needs is essential. In 2014 the Produce World Group took
on Tesco as a major customer and in order to fulfil their delivery
requirement had to start to operate on a more flexible basis to meet
their contractual obligations.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (2012) sets out the three
dimensions to sustainable development - an economic role, a social
role and an environmental role - and outlines the presumption in
favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government's
planning policies for: building a strong, competitive economy;
ensuring the vitality of town centres; supporting a prosperous rural
economy; promoting sustainable transport; supporting high quality
communications infrastructure; delivering a wide choice of high
quality homes; requiring good design; promoting healthy
communities; protecting Green Belt land; meeting the challenge of
climate change, flooding and coastal change; conserving and
enhancing the natural environment; conserving and enhancing the
historic environment; and facilitating the sustainable use of minerals.

2.2

Planning Practice Guidance (2014)

For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communitiesand-local-government
3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• H30 - Residential Amenity Protection
• E11 - Expansion of existing firms

3.2

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)
• None relevant

3.3

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

3.4

Draft Huntingdonshire Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission)
• Policy LP 1: Amount of development
• Policy LP 2: Strategy for development
• Policy LP 8: Key Service Centres
• Policy LP 15: Amenity
• Policy LP 17: Sustainable Travel
• Policy LP 18: Parking Provision and Vehicle Movement

3.5

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. Given the transitional arrangements in place it is
considered that if there is any tension between emerging policies and
NPPF 2018 the previous framework policies will prevail.

3.6

Supplementary Planning Documents
• Huntingdonshire Landscape and Townscape Assessment
Supplementary Planning Document 2007.
• Huntingdonshire Design Guide Supplementary Planning
Document 2017.

4.

PLANNING HISTORY

4.1

99/01127/FUL for (1) Renewal of consent to allow variation of
condition 6 (ref: 99/0071) restricting times of operation (2) renewal of
consent to allow variation of condition 4 (ref: 99/0072) restricting HGV
movements - granted planning permission - 18th November 1999.

4.2

99/0071 + 99/0072 - Temporary permissions for twelve months to
regularise hours of operation and HGV movements - granted planning
permission - July 1998

4.3

96/1047 Permission for the creation of a reed bed and soil drying
procession plant wastes

4.4

95/0653 Permission for the erection of an agricultural building

4.5

91/1392 - Reserved matters application for 91/0409

4.6

91/0409 - Permission for a building for growing produce

5.

CONSULTATIONS

5.1

Yaxley Parish Council: Object - The Parish Council object to the
application as they understand from the representations received that
the company is already in breach of the current planning permission
with lorries travelling to the site before 6.00am. The Parish add that
the application does not reflect the fact that the lorries drive down
residential streets in the village as there is no mention on how the
lorries get to the site. The Parish Council state that the proposal
would greatly impact on access, parking and road safety on Mere
View. The Parish add that the proposal would also impact on
community life and create an unacceptable level of noise during the
night for the residents of Mere View as well as those on Main Street,
Windsor Road and Lansdowne Road due to the lorries travelling to
and from the factory.
Officer response: There are currently no planning controls to restrict
the route HGV are permitted to take to the site. Following negotiation
with the applicant the description has been amended to 'vary
condition 1 of planning permission 99/01127/FUL to allow vehicles to
enter (but not exit) the site between the hours of 21:00 and 06:00.'
Currently some HGV's (mostly from Europe)arrive through the night.
This would allow the HGV to enter the site. The comments raised by
the Parish are addressed further in the main body of the report below

5.2

Cambridgeshire County Council Highways (CCCH): No objection The proposed 10 commercial vehicle movements would not be
considered significant with regards to highway safety or capacity.
CCCH add that, given that these vehicles already use the same roads
up until 21. 00hrs, it would not be possible to refuse this application
and sustain the decision at any appeal. Given the above I have no
objections with regards to highway safety.

5.3

HDC Environmental Health: (EHO)The EHO considers the description
as amended to be acceptable as this would reduce the sound levels specifically lorries wouldn't have the need to restart at the layby just to
get through the site gates.

5.4

Cllr Watt - Objection - The Councillor raises the following issues:
*that all routes into this facility are residential
*that domestic properties are close to the kerbside thus not giving
diesel fumes chance to disperse.
*That uneven public roads with pot holes will create noise and
vibration
*Normal background level is very low - this will change
*There is history of complaints about this site, the applicant has been
unable to address these complaints

*Existing resident exercise there legal right to park kerbside - this
makes it necessary for HDV drivers to weave, accelerate and
decelerate which makes more noise
*There will be tailbacks of traffic waiting to enter the site, due to the
lack of space at the factory
*HGV's have been parking outside of the site with their refrigeration
units running all night
*There will be hundreds of homes blighted by the increase in noise,
vibration and fumes if the application is granted
Officer response: The comments raised by the Councillor are
addressed in the main body of the report below. For the record, within
the last 5 years there has been one complaint to Environmental
Health with regards the issue and two to planning enforcement.
6.

REPRESENTATIONS

6.1

Forty nine neighbour comments received: The issues raised are listed
below.
*There have been lorries nearly every morning this week between
3.00 am and 4.30 am - they have woken us up every time
*To allow 40 ton lorries to use residential roads through the night
would have a detrimental effect on the standard of living for the
people living on the route
*The vibration, noise and anti-social behaviour as it stands at the
moment is bad enough
*Application wholly fails to identify and detail that in order for the said
vehicles to get to the site they must transit through an established
residential estate using poor roads that are designed and constructed
as minor residential roads. No matter what route is taken to Produce
World someone will be affected
*Fear that all of the lorries will take the shortest route which is
Windsor Road or Lansdowne Road
*Lorries travelling along Main Road from Holme Road or Chapel Lane
often get stuck behind parked cars and lorry drivers shout abuse at
the owners
*There will be 20 lorry movement along Mere View during the silent
hours (a little over 2 movements every hour)
*Concerns about the vibration from the vehicles and the potential for
causing damage to residential structures and foundations
*Concerned about the level of noise and nuisance at a time when
most residents are trying to rest - The noise is not engine noise but
noise from the containers.
*Current hours restrictions are regularly ignored and flouted
*There will be hundreds of homes blighted by the increase in noise,
vibration and fumes if this application is granted.
*We already have to suffer daily from - disregard of road traffic
regulations, weight restrictions, overnight parking, drivers defecating
and urinating into roadside foliage + damage to road surfaces,
footpath etc
*Application made by people is pursuit of profit who are not
concerned about the wellbeing and welfare of those people who will
be affected
*Produce world should be on an industrial site
*It is assumed that if additional hours are granted, that will require
extra staff which will also increase traffic via Mere View, Windsor
Road or Main Street

*There is no parking on site - HGV's have been parking outside of the
site with their refrigeration units running all night - Permitting extra
deliveries will exacerbate the problem.
*Will wake children and affect their schooling - my daughters
bedroom is less than 39 feet from the road.
*Lorries race along road breaking speed limits
*If night time restrictions to flight paths are necessary then the
existing night time restrictions which this application seeks to
overturn, are clearly still justified
*Poor consultation by the LPA
*Vehicles exiting Great Drove will have a further negative impact on
house 2a and 2b on Main Street Yaxley where the headlights of
vehicles shine directly into living and sleeping accommodation
*It would be negligent of the council to increase the volume of heavy
goods vehicles through a route where the state of the roads is already
an issue that they cannot easily repair
*If Produce World need more lorries going to their factory they should
put a in from the bottom of Eagle Business Park travelling across the
fen
*There is a real safety concerns with the increase in HGV's
*There is no evidence of a noise assessment being completed to fully
evaluate the impact on local residents
*If the application was approved how would the Council ensure that
movements did not take place between 06.00 and 09.00 and 17.00
and 21.00 on Sundays and Bank Holidays
*In the 21 years that we have lived in Mere View the number of HGV's
have increased tenfold - now up to 40 lorries a day
*This is a village not a rural farm or industrial estate
*The noise at night will severely impact on sleep to residents causing
sleep deprivation in turn causing a loss of earnings as residents will
not be fit to work, this can lead to depression
*The road could collapse and cause damage to underlying sewage
pipes
*We had to remove pictures from our walls because of the rattling due
to vibrations
*The lorries are travelling on roads never built for such heavy vehicles
in such numbers
*We were in a meeting with Produce World that there are about 45
lorries a day - If we consider each lorry makes a journey to and from
that site 364 days a year then that equates to nearly 33,000 lorries a
year driving along residential streets
*The vibrations the lorries send through our house are that bad
cracks appeared and a subsidence specialist report noted the impact
of the lorries on our house.
7.

ASSESSMENT

7.1

The principal, important and controversial issues are:
• impact on highway safety
• impact on neighbour amenity
Background

7.2

Planning application ref: 99/01127/FUL for (1) Renewal of consent to
allow variation of condition 6 (ref: 99/0071) restricting times of
operation (2) renewal of consent to allow variation of condition 4 (ref:
99/0072) restricting HGV movements was granted planning

permission by members of the planning committee on the 18th
November 1999.
7.3

Attached to this permission was Condition 1

7.4

Condition 1 requires that: - Vehicle movements shall take place to,
from and or within the site other than between 06:00 and 21:00 hours
Monday to Saturday and between 09:00 hours and 17:00 hours on
Sunday and Bank Holidays.

7.5

This condition was imposed to: Enable the Local Planning Authority to
retain control over the development to which this permission relates.

7.6

This Section 73 application seeks planning permission to vary the
above condition (condition 1 of planning permission 99/01127/FUL) to
allow vehicles to enter (but not exit) the site between the hours of
21:00 and 06:00.

7.7

It is accepted that, since the original permission was granted there
has been a change in the circumstance imposed on the business by
changes in trading patterns and demands from the retailers for
immediate fresh produce. It is recognised that the company have
made attempts to remain within the restrictions imposed on the earlier
permission, however supermarket pressures and delivery driver
pressures have created situations where breaches of conditions have
occurred. The revised condition is sought to protect the viability of the
business and to assure the security of this source of local
employment. A balance need to be struck that will allow the business
to operate whilst protecting local residents from undue disturbance.
Impact on highway safety

7.8

National and local planning policy relating to transport and access
promotes sustainable development which should give priority to
pedestrian and cycle movements, have access to high quality public
transport initiatives and create safe and secure layouts and
minimising journey times.

7.9

Paragraph 32 of the NPPF states that where developments generate
significant amounts of movement decision should take account of
whether opportunities for sustainable transport modes have been
taken up, safe and suitable access to the site can be achieved for all
people and improvements can be undertaken within the transport
network that cost effectively limit the significant impacts of the
development. It goes onto state that development only be prevented
or refused on transport grounds where the residual cumulative
impacts of development are severe.

7.10

Cambridgeshire County Council highways were consulted on this
application as submitted 'Vary condition C1 of application 991127FUL
to allow up to 10 commercial vehicles to use the site between the
hours of 21:00 hrs and 06:00 hrs daily'. The highways officers advise
that the originally proposed 10 commercial vehicle movements (10
vehicles in and 10 vehicles out) would not be considered significant
with regards to highway safety or capacity, given that these vehicles
already use the same roads up until 21. 00hrs. The highway
engineers add that given this it would not be possible to refuse and

sustain at any appeal. Given this the highway officers have no
objections with regards to highway safety.
Impact on neighbour amenity
7.11

Local plan policies and the NPPF seek to ensure development does
not have an unacceptable impact upon residential amenity for both
existing and future occupiers. Specifically, Planning policy LP15 of
the Local Plan 2036, along with the NPPF states that a proposal will
be supported where a high standard of amenity is maintained for
users and occupiers of neighbouring land and buildings.

7.12

Noise and disturbance from lorry movements and refrigeration units,
vibration, air quality, light pollution and anti-social behaviour have
been considered in the assessment of this application.

7.13

The closest residential property, 'The Bungalow' Western Farm to the
north east of the site, is in the same ownership as the application site.
The next nearest residential property is some 100 metres away on a
plot at the junction between Great Drove and Mere View and is
separated from the application site by an intervening commercial site,
agricultural land and the substantial landscape belt forming the
application site boundary. The site is some 150 metres from the
nearest run of residential properties within the village envelope on the
north side of Mere View.

7.14

The Local Planning Authority can only control the hours the HGV's
enter and leave the site, but not the approach routes. The applicant
has, however, endeavoured to ensure that vehicles visiting the site
are advised of the best route to safeguard the amenities of residential
properties.

7.15

The Environmental Health team have advised that over the last 5
years they have received one complaint which suggests that vehicle
movements into and from the site have at times been occurring
outside the permitted hours. The Council's Planning Enforcement
team have received two complaints along the same line. Facts, which
the applicant does acknowledge has happened.

7.16

Planning officers have had lengthy discussions with the
Environmental Health Team. Having considered further information
provided by the applicant the Environmental Health officers are
satisfied subject to the revised condition 1 listed in section 8 of the
report that neighbouring amenity will not be harmed by this proposal.
Conclusion:

7.17

The proposed development is considered to be compliant with
relevant national and local planning policy as: on top of the obvious
economic benefits as outlined at the top of the report:
* the proposal will not result in significant highway safety issues, or
road network capacity issues (on the latter) over and above the
existing situation; and
* the proposal has no unduly harmful effect on the amenities of the
neighbouring properties over and above the existing situation

7.18

In addition, the revised condition would meet the 6 tests in the NPPF
in that it is:
1.
necessary;
2.
relevant to planning and;
3.
to the development/use
4.
enforceable;
5.
precise and;
6.
reasonable in all other respects."

8.

RECOMMENDATION
conditions to include the following

APPROVAL

subject

to

Having regard to applicable national and local planning policies, and
having taken all relevant material considerations into account, it is
therefore recommended that the S73 application be granted, to allow
the wording of condition … to be changed from
Vehicle movements shall take place to, from and or within the site
other than between 06:00 and 21:00 hours Monday to Saturday and
between 09:00 hours and 17:00 hours on Sunday and Bank Holidays.
To
Vehicles shall not exit the site other than between 06:00 and 21:00
hours
If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.
CONTACT OFFICER:
Enquiries about this report to Mr Andrew Cundy Development Management
Team Leader 01480 388370

From:
To:
Subject:
Date:

developmentcontrol@huntsdc.gov.uk
DevelopmentControl
Comments for Planning Application 17/01519/S73
24 August 2017 09:41:01

Planning Application comments have been made. A summary of the comments is
provided below.
Comments were submitted at 9:41 AM on 24 Aug 2017 from Mrs Helen Taylor.

Application Summary
Address:

Produce World Group Ltd Great Drove Yaxley
Peterborough PE7 3TW

Proposal:

Vary condition C1 of application 991127FUL to allow up
to 10 commercial vehicles to use the site between the
hours of 21:00 hrs and 06:00 hrs daily

Case Officer:

Dallas Owen

Click for further information

Customer Details
Name:

Mrs Helen Taylor

Email:

clerk@yaxleypc.org.uk

Address:

Yaxley Parish Council, The Amenity Centre, Main Street,
Yaxley pe7 3lu

Comments Details
Commenter
Town or Parish Council
Type:
Stance:

Customer objects to the Planning Application

Reasons
for
comment:
Comments: the Parish Council object to the application as they
understand from the representations received that the
company is already in breach of the current planning
permission with lorries travelling to the site before 6.00am.
The application does not reflect the fact that the lorries
drive down residential streets in the village as there is no
mention on how the lorries get to the site. The proposal
would greatly impact on access, parking and road safety
on Mere View. It would also impact on community life and
create an unacceptable level of noise during the night for
the residents of Mere View as well as those on Main Street,
Windsor Road and Lansdowne Road due to the lorries
travelling to and from the factory.

Development Management Committee
Location: Yaxley

eW
t re
ry
er
h
C

6

8
42

14

8

d
oo

9

rw
lv e
Si

a lk
W

© Crown copyright and database rights 2018
Ordnance Survey HDC 100022322

alk
1

Date Created: 05/11/2018

54

32

52
10

17

a
26

13

12

b
26

19

8

50

w
do
ea
M

38

26

29

46

36

11

k
al

24

W

2

23

S
El

3

ub

9

60

a
St

24

16

MU

26

19

LB
ER

72
7

a
11

E
OS

16

CL

14

6

1

RY

14

14

!

11

7.0
m

44

o

Application Ref:17/01519/S73

Scale =1:2,500

1

RC
BI

a
12

62

CL

2

5

H

12

3a

E
OS

3

2

1

1

1a

Pond

2

LB

El
Sub Sta

Pp
Ho

Scout Hut

13

2a

22

2b

Sluice

in
Dra

2

8

a
22

6

Bridge Villa Farm

4

Drain

2.7m

24

Weston
Farm
GR EA
T

DR O
VE

Drain

ESS

Factory

Track

n
ai
Dr

Allotment Gardens
k
ac
Tr

Hog Fen

n
ai
Dr

n
ai
Dr

Pond

Reed Filter Bed
Ya
xl
ey

Lo
de

FB and
Sluice

FB
n
ai
Dr

s

1.7m

Key
The Site

Listed Building

Conservation Area

n
ai
Dr

Pond

Produce World Group, Great Drove, Yaxley - Variation of condition

100m
200m

Ordnance Survey © Crown Copyright 2017. All rights reserved. Licence number 100022432. Plotted Scale - 1:10000

BARKER STOREY MATTHEWS 17002a LOCATION CONTEXT PLAN

Produce World Group, Great Drove, Yaxley - Variation of condition

Bridge Villa Farm

Drain

2.7m

Weston
Farm
GREA
T DR
OVE

out

car park
ESS

in

PRODUCE WORLD

Factory
ain
Dr

other land within
applicants control

Tank

application site

Allotment Gardens
Tr

k
ac

Hog Fen

Tank

0m

25m

50m

75m

n
ai
Dr

Pond

other land within
applicants control

Ordnance Survey © Crown Copyright 2017. All rights reserved. Licence number 100022432. Plotted Scale - 1:1250

BARKER STOREY MATTHEWS 17002a LOCATION / REDLINE PLAN

