
Dear Councillor, 
 
DEVELOPMENT MANAGEMENT COMMITTEE - MONDAY, 18 FEBRUARY 
2019 

 
I am now able to enclose for consideration at the above meeting the following 
reports that were unavailable when the agenda was printed. 
 
Agenda 
No. 

Item 

 
 LATE REPRESENTATIONS  (Pages 3 - 8) 
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DEVELOPMENT MANAGEMENT COMMITTEE   –    18th February 2019 
LATE REPRESENTATIONS SUMMARY 

 
Agenda            
Item No.   Address & Description 

 
4(b)  Outline planning application for the demolition of two 

existing dwellings and erection of up to 185 dwellings 
with public open space, landscaping and sustainable 
drainage system (SuDS) and vehicular access point and 
separate pedestrian access from Peterborough Road 
and St Mary's Street. All matters reserved except for 
means of access at Land East Of 18 To 52 And Including 
28 And 30 Peterborough Road Farcet 

 
 Since the late reps was drafted officers have also received 3 additional 

letters of objection. The neighbours raise the following issues: 
 
 

- There are insufficient services in Farcet to support another 185 houses. 
- Peterborough Road is already overcrowded, to get out of Gazeley Gardens 

in the mornings is difficult now adding another 100+ cars is going to make 
it much worse. 

- As a member of the Farcet Speedwatch group I am talking from real first 
hand experience - Each morning during school term times, the traffic from 
Stanground forms a queue that often passes my house 

- I don’t see the need for this meeting to be held in Huntingdon when the 
village is going to be affected - More people would attend if the meeting 
was held in the village. 

- My garden contains a pond built  -t his has been attracting lots of different 
wildlife including dragonflies, bumblebees and more - there was also a 
female Great Crested Newt that came into our garden   

- Have seen a red kite, hunting on the development site, have heard owls, at 
night on this land, also bats use this field. All these species are protected 
by the law. 

- Farcet Primary C of E School have a secret garden which contains a pond. 
Also, there are many ‘Bug Hotels’ built by the students to attract wildlife 

- This loss of wildlife will start to affect the quality of life for the human 
population as a lot of people, the elderly in particular cannot do much so all 
they have to do is watch the nature and wildlife. 

 
Officer response: The concerns raised by local residents have been 
addressed in your officer report. 
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DEVELOPMENT MANAGEMENT COMMITTEE – 18 FEB 2019 

18/01850/OUT - DEXTERS FARM BEARSCROFT LANE GODMANCHESTER

ADDITIONAL INFORMATION IN RELATION TO OBJECTION 
FROM GODMANCHESTER TOWN COUNCIL

Summary

Godmanchester Town Council has already recommended refusal to this application on 
several material planning grounds.  The Dexters Farm site is not included in the Local Plan 
to 2036 and the application fails new policies: LP7 “Spatial Planning Areas” and LP11 “The 
Countryside”.

This note explains that the DMC should give considerable weight to the new Local Plan to 
2036 and use the policies in that Plan to refuse the application.

Appendices have also been added with comments on the members’ report and contents of 
the S106 agreement.

National Planning Policy Framework (NPPF) and Planning Practice Guidance

The National Planning Policy Framework (NPPF) and Planning Practice Guidance provide 
advice on the weight to be given to relevant policies in emerging plans. In Huntingdonshire, 
the new Local Plan to 2036 is virtually ready for adoption.  

 Para 48 of the NPPF states. 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). 

There are no changes required to the new Local Plan affecting Godmanchester, except that 
one small site previously allocated for development has been removed by the Inspector. 
Officers have not indicated any significant unresolved objections and the Plan has been 
shown by the Planning Inspector to conform to the NPPF. Therefore, it should be used to 
determine this application rather than any previous local planning documents that will be 
superseded by the new Plan.

Basis of Appeal Determination

The Planning Practice Guidance1 indicates applications can be refused knowing that any 
appeal against refusal will be determined against the development plan and national policy 
as at the time the appeal is considered by the Planning Inspector. Thus, if the new Local 
Plan is adopted prior to the appeal being considered, that will now be part of the relevant 
development plan for the area and the basis for decision taking at that juncture. An Inspector 
would not write a decision based on establishing what the relevant national and local policy 
was when the LPA determined the application, ignoring where it has subsequently changed.

1 Paragraph: 006 Reference ID: 16‐006‐20140306 Revision date: 06 03 2014 
https://www.gov.uk/guidance/appeals

5



Godmanchester Neighbourhood Plan

The applicant has used policies in the Godmanchester Neighbourhood Plan to justify their 
proposal.  However, the Godmanchester Neighbourhood Plan was altered by the Planning 
Inspector who considered it to allow up to 59 houses to be built adjoining the settlement 
boundary to accord with the 2009 Core Strategy.  The Town Council was unhappy with this 
requirement but was not told by HDC or the Inspector that it could challenge that ruling. In 
any event the Core Strategy will be superseded within weeks by the new Local Plan.  
Godmanchester’s Neighbourhood will then not confirm to the new Local Plan and will be 
updated by the Town Council. 

Appendix 1 – Comments on Officers report

Para Text (bold added by GMCTC) Comment
3.15 In light of the above, policies GMC4, GMC6, GMC14, 

GMC16, GMC22, GMC23 and GMC25 contained within 
the Godmanchester Neighbourhood Plan (2017) are 
considered to be consistent with the NPPF (2018). 
However, policies GM1 and GMC13 are considered not
to be consistent with the NPPF as the adopted Local 
Plan (Core Strategy 2009) which it was examined 
against does not meet the identified housing need and 
does not therefore demonstrate that it meets the 
housing requirements for the designated 
neighbourhood area. Neighbourhood Plan policies 
GM1 and GM13 are therefore ‘out-of-date’ and with 
regard to NPPF 2018 paragraph 11 d) the tilted balance 
applies.

We note that policies GM1 and 
GM13 (should say GMC1 and 
GMC13), which allow 
development outside the 
settlement boundary, are out of 
date – so don’t understand why 
they are then used to justify the 
development in para 7.15

7.7 The site comprises land outside of but adjacent to the 
built up area of Godmanchester. Policy EN17 of the 
Local Plan (1995) generally restricts development to 
"that which is essential to the efficient operation of 
local agriculture, horticulture, forestry, permitted 
mineral extraction, outdoor recreation or public 
utility services". Policy H23 identifies a 'general 
presumption against housing development outside 
environmental limits' with some exceptions (e.g. 
dwellings for farm workers etc).

Therefore the proposal is 
contrary to Policy H23

7.13 Policy GMC1 of the Godmanchester Neighbourhood 
Plan (2017) confirms that development “shall be 
focused within or adjoining the settlement boundary as 
identified in the plan. Development outside the 
settlement boundary is classified as being in the ’open 
countryside’”. The additional words ‘or adjoining’ were 
inserted by the Inspector at the Examination of this 
Neighbourhood Plan to achieve flexibility and ensure 
regard is had to the NPPF and the promotion of 
sustainable development.

The additional words adjoining 
were inserted against the 
wishes of the Town Council to 
ensure conformity of the Core 
Strategy 2009.  We were not 
aware we could challenge the 
addition.  In any event the NP 
policy does not comply with the 
new Local Plan which would 
preclude development outside 
the settlement boundary

7.14 Policy GMC13 states that “residential development 
within or adjoining the settlement boundary of 
Godmanchester should reflect the character of the 
surrounding area and protect amenity of neighbours… 
Development should be of minor or moderate scale, or 
represent infilling or back land development”. The 
reference to minor or moderate scale development 

The additional words adjoining 
were inserted against the 
wishes of the Town Council to 
ensure conformity of the Core 
Strategy 2009.  We were not 
aware we could challenge the 
addition.  In any event the NP 
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Para Text (bold added by GMCTC) Comment
were also inserted by the Inspector to make allowance 
for new housing proposals other than infilling and 
backland proposals.

policy does not comply with the 
new Local Plan which would 
preclude development outside 
the settlement boundary

7.15 It is therefore considered that Policies GMC1 and 
GMC13 of the Godmanchester Neighbourhood Plan 
provide support for the proposal given the location of 
the site and the scale of development proposed.

We do not agree with this – see 
above, also see para 3.15 
above

7.16 Within the emerging Local Plan to 2036, the built up 
area of Godmanchester is identified as falling 
within the Huntingdon Spatial Planning Area. Policy 
LP 7 'Spatial Planning Areas' outlines that "a 
proposal for housing development (class 'C3') will 
be supported where it is appropriately located 
within a built-up area of an identified Spatial 
Planning Area settlement".

Noted – Dexter Farm is outside 
of the built up area of 
Godmanchester

7.17 Policy LP11 ‘The Countryside’ states that 
development in the countryside will be restricted to 
the limited and specific opportunities as provided 
for in other policies of this plan. All development in 
the countryside must seek to use land of lower 
agricultural value in preference to land of higher 
agricultural value, protect the intrinsic character 
and beauty of the countryside and not give rise to 
noise, odour, obtrusive light or other impacts that 
would adversely affect the use and enjoyment of 
the countryside by others.

Noted – Dexter Farm is in the 
countryside outside 
Godmanchester and the site is 
on good quality agricultural 
land

7.18 As such, the proposals conflict with Policy LP7 and 
LP11 of Huntingdonshire's Local Plan to 2036: 
Proposed Submission 2017 (as amended March 
2018 for submission).

Agreed – the proposal conflicts 
with Policies LP7 and LP11

7.19 However, Section 38 (“Development plan”) of the 
Planning and Compulsory Purchase Act 2004 states 
that “outside strategic elements, neighbourhood plans 
will be able to shape and direct sustainable 
development in their area. Once a neighbourhood plan 
has demonstrated its general conformity with the 
strategic policies of the Local Plan and is brought into 
force, the policies it contains take precedence over 
existing non-strategic policies in the Local Plan for that 
neighbourhood, where they are in conflict”.

Irrelevant as the 
Neighbourhood Plan will be out 
of date and needs updating

7.20 No para
7.21 It is therefore considered that the proposal for 

residential development is acceptable in principle as it 
would accord with policies GMC1 and GMC13 of the 
Godmanchester Neighbourhood Plan 2017 and the 
objective to significantly boost the supply of homes as 
set out within paragraph 59 of the NPPF (2018). The 
principle of the proposed development is therefore 
considered acceptable.

Irrelevant as officers report in 
para 3.15 that GMC1 and 
GMC13 are out of date and the 
Neighbourhood Plan will be out 
of date and needs updating
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Appendix 2 – S106 Agreement Requirement 

If, despite the Town Council’s explanation on why you can refuse this application, the DMC 
is minded to approve, then we would encourage you to clarify the detail of the S106 
agreement to include:

 40% affordable homes should mean with the mix of sizes the same as the market 
houses – so we don’t get one bed affordable houses and three/four bed market 
houses

 Confirm the road safety actions to ensure the junction with the A1198 is safe, 
including a toucan crossing but also moving the 30mph speed limit towards Papworth 
and introducing a 40mph transition length of road to slow traffic progressively as it 
comes down the hill

 Ensure the contribution towards a 3G all-weather pitch is conditional on that pitch 
being available for free community use for a generous amount of time.  Whilst the 
town council is keen to support the Godmanchester Rovers football club, we do not 
see why they should have priority over other sports uses.  An alternative is to 
improve the adjacent open area site on the adjacent Romans’ Edge site 

 No ransom strip is left in the development to allow further extension to the south west
 A contribution is needed towards GPs’ health facilities in the town
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