
 
 
Dear Councillor 
 
DEVELOPMENT MANAGEMENT COMMITTEE - MONDAY, 16 SEPTEMBER 
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 Item 

No. 
 

LATE REPRESENTATIONS(Pages 3 - 8) 
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DEVELOPMENT MANAGEMENT 
COMMITTEE – 19th August 2019 

LATE REPRESENTATIONS SUMMARY 

3 (a) 19/00702/OUT: Construction of new chalet bungalow – 
Starcross Daintree Road Ramsey St Marys PE26 2TF 

No late  representations 

4 (a) 19/00489/OUT: Outline planning permission with all matters 
other than access reserved for the erection of up to 59 residential 
dwellings, including affordable housing (use class C3), together 
with parking areas, landscaping, pumping station and other 
associated infrastructure - Land East Of 1 Cardinal West 
Godmanchester 

Amended Access Plan received  
Amended Access Plan received to reflect increased red line. No other 
amendments. Please find copy appended.  

Officer Response: 
The plan solely updates the red line to reflect that shown on the Site 
Boundary Plan. Comments from County Council Highways and 
Cambridgeshire County Council Transport Assessment Team as 
detailed within the Officer Report remain applicable. Continued 
recommendation that a scheme of amendments to the access road be 
secured by condition to address points raised by County Highways. 
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Further Comments from Godmanchester Town Council: 
Noise:  
a) The Council believes the applicant’s assessment of likely noise 
impacts underestimates the nuisance caused when the adjacent 
distribution site is operating 24/7 in a busy summer period when chiller 
units from parked lorries and the warehouses will create noise levels in 
excess of those estimated 

b) The officers’ report contains this statement: “Based on the layout 
shown on the Indicative Masterplan submitted, the Noise Assessment 
relies upon windows being kept closed to the front elevations of a 
number of the dwellings situated around the perimeter of the site 
closest to the A14 and Cardinal Distribution Park, such to achieve 
relevant internal guidance noise levels.” The Town Council considers 
any application which relies on windows being kept closed is 
unacceptable and should be refused. 

Development adjacent to the settlement boundary: 
a) The officers’ report contains reference to the Godmanchester 
Neighbourhood Plan policies which allow minor or moderate 
development, defined as up to 59 homes, to be built adjacent to the 
settlement boundary. DMC should be aware that this policy was added 
by the Planning Inspector to the draft Neighbourhood Plan against the 
wishes of the town council.  The Inspector added it to ensure conformity 
with the then existing Core Strategy.  The Core Strategy has now been 
superseded by the new Local Plan to 2036 which does not have the 
same requirement.  The Town Council and HDC Officers are working 
together to get the Neighbourhood Plan policies modified to remove the 
reference to development adjacent to the settlement boundary. 

Officer Response: 
Noise: 
a) WSP on behalf of the Applicant have prepared a ‘Technical Note  
Noise from Cardinal Distribution Park, Godmanchester’ in response to 
the Town Council’s comments. The Technical Note outlines that “the 
noise model within the Noise Assessment adopted an area source for 
the HGV parking area. The sound power level attributed to this area 
source was adjusted until the model predictions agreed with the 
measured sound levels attributed to the HGV Park. As such, the 
modelled sound levels were representative of the operation conditions 
which we observed. However, we were content that this comprised a 
robust assessment on the basis that there were high occupancy levels 
in the HGV park and that condenser units were generally in operation. 
Although the assessment was undertaken in September, as shown in 
Figure 1 overleaf, it was relatively warm with temperatures generally in 
double figures even during the night”. 

However, in view of the concerns raised by Godmanchester Town 
Council, WSP undertook a verification study which is based on the 
manufactures detail for the HGV Condenser Units that are used by the 
lorries at Cardinal Distribution Park. Within the verification study it is 
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assumed that the lorry parking area adjacent to the site is full (92 
lorries), with condenser units to all lorries in use. It is noted that lorries 
in this location utilise two different condenser units which generate 
different noise levels. The verification report assumes the use of the 
noisier condenser unit to all lorries. The verification report therefore 
assumes the worst case scenario. The verification study confirms that 
the predicted noise levels would only by 0.5dB higher than detailed 
within the original Noise Assessment. The Technical Note therefore 
concludes that the Noise Assessment submitted is based on robust 
data and provides a worst case operational scenario. 

The Environmental Health Team has reviewed the additional 
information submitted and advises that their comments remain the 
same as set out within the Officer Report and the proposed use is 
acceptable subject to the imposition of conditions to secure the 
submission of a Noise Mitigation Scheme and Ventilation Scheme. It is 
highlighted that not all dwellings within the site would require the 
inclusion of noise mitigation measures and the inclusion of an 
alternative means of ventilation; it would likely only relate to the frontage 
units nearest to the A14 and the Distribution Park, to be determined at 
reserved matters stage. 

b) The ‘Technical Noise- Noise from Cardinal Distribution Park, 
Godmanchester’ prepared by WSP advises that:  “it is common practice 
for internal noise criteria to be achieved based on closed windows on 
elevations exposed to noise sources. It is not anticipated that the noise 
mitigation scheme for the exposed units (to be developed at the 
reserved matters stage in accordance with the agreed draft conditions) 
will include windows that are sealed shut – rather that the glazing and 
alternative acoustic ventilation would be such that noise sensitive 
occupiers would not need to rely on open windows for ventilation”. 

The Environmental Health Team confirms that it is common practice for 
internal noise modelling to predict levels based on windows to 
elevations exposed to noise sources being shut. 

The Environmental Health Team has clarified that they do not 
recommend that the windows to any dwelling be fixed shut; rather an 
alternative means of ventilation be provided to those affected dwellings, 
as an alternative to the opening of windows to the elevations most 
affected by noise. This would provide occupiers with the choice to either 
open windows for ventilation and thermal cooling, or to keep their 
windows closed on the elevations exposed to noise sources and utilise 
the alternative means of ventilation. Only the windows to some 
elevations shall be affected and as such, dwellings shall have windows 
to other elevations that occupiers are able to open and not be exposed 
to undue internal noise levels. It is therefore clarified that windows to all 
elevations would be openable at the choice of the occupier.  

The Environmental Health Team therefore advises that the proposed 
use of the land for residential purposes is acceptable subject to the 
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imposition of conditions to secure the submission of a Noise Mitigation 
Scheme and Ventilation Scheme as part of an application for reserved 
matters.  

Officers advise that the Noise Mitigation Scheme would ensure internal 
and external guidance noise levels are achieved to all dwellings. The 
Ventilation Scheme would be informed by the Noise Mitigation Scheme 
and would secure an alternative means of ventilation to dwellings where 
appropriate. Therefore, subject to the imposition of conditions, the 
proposed development would ensure a high standard of amenity is 
achieved for all users and occupiers of the proposed development in 
accordance with Policy LP14 of Huntingdonshire’s Local Plan to 2036, 
Policy GMC13 of the Godmanchester Neighbourhood Plan and 
paragraph 127 of the NPPF 2019.   

Development adjacent to the settlement boundary: 
The Godmanchester Neighbourhood Plan was prepared in the context 
of the Core Strategy (2009) and the NPPF (2012). Policy CS3 of the 
Core Strategy provided support for moderate scale development 
defined as 10-59 dwellings, and smaller scales of development, within 
the built up areas of Key Service Centres which included 
Godmanchester.   

The Examiner for the Godmanchester Neighbourhood Plan concluded 
that Policy GMC1 should be modified to state that: “Development 
....shall be focused within or adjoining the settlement boundary as 
identified in the plan”. The Examiners Report goes on to state “It should 
be made clear that any new development should be either infill or of a 
minor or moderate scale, so that the local distinctiveness of the 
settlement is not compromised. PM2 (Plan Modification 2) should be 
made to achieve this flexibility and ensure that regard is had to the 
NPPF and the promotion of sustainable development.  PM2 is also 
needed to ensure that the GNP will be in general conformity with the 
aims for new housing development in the Core Strategy and align with 
similar aims in the emerging Local Plan”. This Plan Modification, 
amongst others put forward by the Examiner, was identified in order 
that the Neighbourhood Plan met the Basic Conditions and other legal 
requirements.  

Officers note that the Core Strategy (2009) has now been superseded 
by Huntingdonshire’s Local Plan to 2036 and the NPPF has been 
updated. However, the thrust of the NPPF and the Development Plan 
directing development to sustainable locations remains. In addition, 
whilst Huntingdonshire’s Local Plan to 2036 is more recent than the 
Godmanchester Neighbourhood Plan, the Neighbourhood Plan remains 
part of the Development Plan and a material consideration to be taken 
into account in accordance with paragraph 47 of the NPPF (2019), 
S38(6) of the Planning and Compulsory Purchase Act 2004 and Section 
(70(2)) of the Town and Country Planning Act 1990. As such, whilst 
Godmanchester Town Council has expressed a desire to amend the 
Neighbourhood Plan, Officers must determine the application in 
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accordance with the Development Plan, unless material considerations 
indicate otherwise, and that includes the Godmanchester 
Neighbourhood Plan in its adopted form.  

Paragraphs 7.2-7.3 of the Officer Report replaced with the 
following paragraphs: 
7.2 As set out in the Planning and Compulsory Purchase Act 2004 
(Section 38(6)) planning applications should be determined in 
accordance with the Development Plan unless material considerations 
indicate otherwise. This is reiterated within paragraphs 2, 11, 12 and 47 
of the NPPF 2019. Under section 70(2) of the Town and Country 
Planning Act 1990 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. The development plan is defined in Section 
28(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: 

 Huntingdonshire’s Local Plan to 2036 

 Cambridgeshire and Peterborough Minerals and Waste Plans 

 St Neots Neighbourhood Plan 

 Godmanchester Neighbourhood Plan 

 Houghton and Wyton Neighbourhood Plan 

Outstanding Obligations to be concluded 
 The Officer Report advised that negotiations with regards to the 
Secondary School education contribution were ongoing at the time of 
publication of the Officer Report. These negotiations have now 
concluded and the following update is provided:  

The County Council forecasts there to be 15 secondary-aged children 
generated by this development and that neither Hinchingbrooke School 
nor St Peter’s School would have capacity to accommodate the children 
arising from this development. Contributions are therefore sought 
towards increasing capacity at either Hinchingbrooke School or St 
Peter’s School to mitigate the impacts arising from the development. 
The County Council advises that the cost per place associated with the 
extension would be £23,875 per place at Hinchingbrooke School or 
£23,070 per place at St Peter’s School, based on a capital cost of 
£7,162,500 for the expansion of Hinchingbrooke School or £6,921,057 
for the expansion of St Peter’s School. 

Officer Response: 
The County Council has advised that the level of contribution sought 
shall depend upon the size and tenure of the dwellings. As the number 
of dwellings proposed is an ‘up to’ figure and is therefore yet to be 
determined, and as the housing tenure and mix is not yet known, it is 
suggested that a formula based approach is secured through the S106 
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Agreement, such that the contribution sought would reflect the reserved 
matters details.  

Further to ongoing negations, the Applicant has agreed to provide a 
financial contribution towards Secondary Education in-line with the 
above request from Cambridgeshire County Council. 

This obligation is considered to meet the statutory tests and is 
compliant with policy and the SPD.  

Conclusion:  
Overall, the Officer recommendation therefore remains one of approval, 
as per Section 8 of the Committee Report, with an update made to the 
recommendation to include Secondary Education within the Section 106 
obligation. 

5 (a) 19/01318/FUL: Partial demolition of existing semi-detached 
dwelling No.143a, retention of No.143 as a detached dwelling, 
construction of a replacement detached dwelling No.143a and 
construction of a small extension to the rear of No.143 - Land At 
And Including 143 And 143A Great Whyte Ramsey 

No late representations 

5(b) 19/01394/FUL: Proposed change of use from beauty salon to 
beauty salon and hair salon. Single storey side extension forming 
hair salon - Three Wells Old Great North Road Sawtry 

No late representations 

5 (c) 18/02245/OUT: Residential development (maximum 1000sqm) 
- 10 dwellings - Land At Fenton Fields Farm Bencroft Lane 
Warboys 

No late representations 

5 (d) 19/01404/FUL: Installation of new play area - retrospective 
application - Play Area South East Of Devoke Close Huntingdon 

No late representations 
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