DEVELOPMENT MANAGEMENT
COMMITTEE 18 NOVEMBER 2019
Case No:

19/01538/FUL (Full Planning Application)

Proposal:

Change of use from warehouse (Class B8) to health &
fitness club (Class D2) with installation of new
entrance doors and removal of former chiller unit.

Location:

Units 1 And 1C Greenewable Park Station Lane
Offord Cluny PE19 5ZA

Applicant:

Canalview Estates Ltd (Mr Marc Freeman)

Grid Ref:

521796 267400

Date of Registration: 12.08.2019
Parish:

OFFORD CLUNY AND OFFORD DARCY

RECOMMENDATION - APPROVE
This application is referred to the Development Management
Committee as the Offord's Parish Councils recommendation of
Refusal is contrary to the officer's recommendation of Approval.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

This application relates to Unit 1 and Unit 1C Greenewable Park,
Offord Cluny. Greenewable Park is located upon the northwest edge of
Offord Cluny (within the built-up area) and comprises a series of linked
industrial/warehouse units at the northern end of the site and a range
of shipping containers which have been converted to office space at
the southern section along with a substantial amount of hardstanding.
Units 1 and 1C are located in the northern section of the application
site.

1.2

The site lies adjacent to the East Coast Mainline (ECM) and is
accessed from a priority junction off Station Lane.

1.3

The nearest residential unit (No. 5 Asplins Lane) is located
approximately 64m to the east of the application site, with the ECM

providing an easily interpreted separation between the relevant part of
the application site and No. 5 Asplins Lane.
1.4

The majority of the application site lies within Flood Zone 2, with a
small section of the existing building falling within Flood Zone 3b of the
LPA's SFRA mapping.

1.5

The proposal is for the change of use of approx. 397sq. m of
warehouse (Class B8) floor space to a health & fitness club (Class D2)
and the installation of new entrance doors and the removal of a former
Chiller Unit.

2.
2.1

NATIONAL GUIDANCE
The National Planning Policy Framework (NPPF 2019) sets out the
three economic, social and environmental objectives of the planning
system to contribute to the achievement of sustainable development.
The NPPF confirms that 'So sustainable development is pursued in a
positive way, at the heart of the Framework is a presumption in favour
of sustainable development. The NPPF sets out the Government's
planning policies for:

•

•
•
•
2.2

delivering a sufficient supply of homes;
achieving well-designed places;
conserving and enhancing the natural environment;
conserving and enhancing the historic environment.

Planning Practice Guidance is also relevant and a material
consideration.

For full details visit the government website National Guidance
3.

PLANNING POLICIES

3.1

Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019)
•
•
•
•
•
•
•
•
•

LP1: Amount of Development
LP2: Strategy for Development
LP5: Flood Risk
LP9: Small Settlements
LP11: Design Context
LP12: Design Implementation
LP14: Amenity
LP16: Sustainable Travel
LP17: Parking Provision and Vehicle Movement

•
3.2

LP22: Local Services and Community Facilities

Supplementary Planning Documents:
•
•

Huntingdonshire Design Guide Supplementary Planning
Document 2017
Cambridgeshire Flood and Water Supplementary Planning
Document 2017

Local For full details visit the government website Local policies

4.

PLANNING HISTORY

4.1

17/02479/FUL - Change of use from warehouse (Class B8) to health &
fitness club (Class D2) with installation of new entrance doors Approved 21st June 2018 (extant permission).

5.

CONSULTATIONS

5.1

Offord Parish Council - Recommends refusal (copy attached) and
commented: The Parish Council is in favour of new local businesses
but is recommending refusal because of the increased concerns with
traffic over the narrow bridges/railway. The amount of increased traffic
stated in the application has been reached in an unclear manner and is
not supported by the documentation. The Council has issues with more
traffic turning right into the site which could increase existing problems
of blocking the railway. There was an incident in the last month when
this happened causing a tractor/trailer to break the barriers to get off
the line causing havoc to roads and rail for several hours.

The

increased number of trains only makes the situation worse and with the
recent approval of large developments in Buckden, Council can only
see problems increasing. Previous applications for this site referred to
old and out of date traffic survey information, not relevant to the actual
situation today.
5.2

CCC Highways - No objections and commented: A previous application
was submitted and approved for the change of use from a warehouse
to a health and fitness centre under application number 17/02479/FUL.
I assume that the new application is not in addition to the previous
application as the site boundaries cross over. If I have miss understood
please re-consult me.

With the above in mind, the proposal is similar in nature that that
previously proposed. According to the transport technical note it does
however increase the number of vehicle movements to roughly 3
vehicles per peak hour which is in line with the existing use and won't
create an additional burden on the surrounding public highway.
With the above in mind, I have no highways objections.
5.3

Network Rail - No objection in principle and advises that the adequate
information is provided to the patrons of the proposed health and
fitness gym. Attached safety leaflets in relation to the use of level
crossings for drivers, cyclists and pedestrian in this regard and
provided a web link to the information on the Network Rail Website.

5.4

The Environment Agency (EA) - No objection.

5.5

Cambridgeshire Fire & Rescue Service - No objections and
commented - Should the Planning Authority be minded to grant
approval, the Fire Authority would ask that adequate provision be
made for fire hydrants which may be by way of Section 106 agreement
or a planning condition.

5.6

HDC Environmental Health - No comments.

6.

REPRESENTATIONS

6.1

The owner occupier of No.6 Marina View raised objections to the
proposals in regards to the proposed increase in traffic and highway
safety concerns given its location close to the railway crossing.

7.

ASSESSMENT

7.1

The report addresses the principal, important and controversial issues
which are in this case:
•
•
•
•
•

The principle of the development;
Accessibility, parking and the impact on highway safety;
The impact upon the visual amenity and character of the area;
The impact on neighbours; and
Flooding.

The Principle of the Development
7.2

The Local Planning Authority granted planning permission for a similar
scheme at this site on 21st June 2018 albeit on a slightly smaller
footprint. This application seeks to increase the floor area from the
previously approved 223m2 to 397m2 (an increase of 174 m2) and
separates off a slightly different area of the building, the proposals also
seek the removal of a former chiller unit.

7.3

The principle of the development for the change of use from B8 to D2
is established following the approval of the extant application
(17/02479/FUL) and the proposed increase in floor area will not result
in any material changes to the principle of the development.

7.4

Paragraph 80 of the NPPF (2019) places significant weight on
supporting economic growth and Paragraph 83 of the Framework also
states, amongst other things that decisions should enable sustainable
growth and expansion of all types of business in rural area through
conversion of existing buildings and the development of accessible
local services and community facilities, such as meeting places and
sports venues.

7.5

Policy LP9 of Huntingdonshire's Local Plan to 2036 outlines that a
proposal that is located within a built-up area of a Small Settlement will
be supported where a balanced judgement finds that the amount and
location of development is sustainable with regard to service and
infrastructure provision, access and the impact on the character of the
locality. The proposed development is considered to accord with both
national and local policies and as such is considered to be acceptable
in principle as already established.

Accessibility, Parking and the impact on Highway Safety:
7.6

Paragraph 109 of the National Planning Policy Framework (NPPF)
2019 sets the test that "development should only be prevented or
refused on transport grounds where the residual cumulative impacts of
the development would be severe".

7.7

The main issue is whether there would be any severe adverse effects
on highway safety and traffic flow arising from the proposed change of
use of the existing unit.

7.8

In determining whether the development would have severe residual
cumulative impacts on highway safety, Cambridgeshire County Council
(CCC) Highways and Network Rail have been consulted. Whilst the
concerns of the Parish Council and the owner occupier of 6 Marina
View are acknowledged; the CCC Highways Authority and Network
Rail raise no objections to the proposal.

7.9

Highway safety concerns were discussed at length through the
previously approved application and this application proposes a similar
scheme with only a minor increase in floorspace.

Given the sites

permitted uses, and having regard to the increase in floorspace
proposed, this application would have no significant impact on vehicle
movements to and from the site subject to a condition to ensure that
the D2 use cannot interchange to other D2 uses as permitted by the
Town and Country Planning (Use Classes) Order 1987 (as amended).
The consultation comments received from the statutory consultee's
form the basis of the assessment in regards to highway safety as such
there is no objection in this regard.
7.10

Whilst the statutory consultees raise no objections to the proposals on
highway safety grounds, Network Rail have advised that adequate
information is provided to the patrons of the proposed health and
fitness gym and have provided some details of safety leaflets in
relation to the use of level crossings for drivers, cyclists and
pedestrians. An informative will therefore be added to the decision
notice to advise the applicant to circulate this information to all
customers, should Members recommend approval of the application.

7.11

The proposals seek to utilise the existing parking area to the front of
the site which will provide sufficient parking for the proposed use.

7.12

The proposed development is considered to be acceptable in this
regard to highway safety impacts and is considered to meet the aims

and objectives of Paragraph 109 of the NPPF (2019) and Policy LP17
of Huntingdonshire's Local Plan (HLP) to 2036.

The impact upon the Visual Amenity and Character of the Area:
7.13

The existing warehouse building is located over 220m to the north of
the highway and views of the building from publically accessible
viewpoints are limited.

7.14

The proposals seek minor alterations to the exterior appearance of the
existing building with the addition of an entrance door and canopy to
the front, with a new emergency access door on the side.

The

proposed design and finish of the external doors are considered to be
in keeping with the character and appearance of the building. This
arrangement is considered to be acceptable and will be secured by
condition.
7.15

The proposed development is considered to sit comfortably within the
context of the wider area and not create a detrimental impact upon the
interpretation of the street scene or the character/appearance of the
area.

7.16

The proposed development is considered to comply with Policies LP9,
LP11 and LP12 of Huntingdonshire's Local Plan to 2036 and as such,
is considered to be acceptable in this regard.

The impact on neighbours:
7.17

Due to the aforementioned separation distance between the existing
structure and the nearest residential units to the east, the proposed
development is not considered to result in an unacceptable detrimental
impact upon the amenity of the occupants of those properties in terms
of a loss of light/overshadowing, a loss of privacy/overlooking or by
way of being overbearing. As such, the proposed development is
considered to be acceptable in this regard.

7.18

The proposals are considered to meet the aims and objectives of
Policy LP14 of Huntingdonshire's Local Plan to 2036.

Flooding:
7.19

Paragraph 155 of the NPPF (2019) outlines that inappropriate
development in areas at risk of flooding should be avoided by directing
development away from areas at highest risk, but where development
is necessary, the risk of flooding should not be increased elsewhere.

7.20

Paragraph

4.4.2

of

the

Cambridgeshire

Flood

and

Water

Supplementary Planning Document 2017 (CF&W 2017) states that the
Sequential Test does not need to be applied for a proposal which
involves a change of use (other than to a caravan/camping site or
similar). It is noted that both a Storage and Distribution (B8) use and a
Gym (D2) use are described as 'Less Vulnerable' uses which accord
with the Flood Risk Vulnerability Classification table (Table 4.3 of the
CF&W 2017).
7.21

The proposed development is not considered to result in an increased
risk of flooding either on, or off the site as the footprint/massing of the
existing building will remain unchanged. Accordingly, the proposed
development is considered to be acceptable in this regard and meets
the aims and objectives of Paragraph 155 of the NPPF, Policies LP5
and LP15 of Huntingdonshire's Local Plan to 2036.

Conclusion and Planning Balance
7.22

The NPPF has at its heart the presumption in favour of sustainable
development. To be sustainable, development must, as noted in
paragraph 6 of the NPPF, strike a satisfactory balance between the
economic, environmental and social considerations.

7.23

In terms of the economic dimension of sustainable development, the
proposal would modestly contribute towards economic growth,
including job creation with the creation of 6 new full-time jobs.

7.24

Regarding the social dimension, the site itself appears to have no
significant physical constraints and is deliverable and would increase
the range of facilities in the vicinity.

7.25

In terms of the environmental dimension of sustainable development,
there is no environmental harm on the character and appearance of
the area and there would be no significant highway safety impacts.

7.26

The scheme would therefore meet the aims and objectives of the
NPPF (2019) and would accord with the above mentioned policies of
Huntingdonshire's Local Plan to 2036.

8.

RECOMMENDATION

-

APPROVAL subject to

conditions to include the following
•

Time limit

•

Approved plans

•

Restrict to D2 Health and Fitness Club only

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

CONTACT OFFICER:
Enquiries about this report to Debra Bell Senior Development Management
Officer 01480 388139

From:
Sent:
To:
Subject:

Offords Parish Clerk <clerk@offords-pc.gov.uk>
09 September 2019 07:32
DMAdmin; Control, Development (Planning)
Re: Planning Permission Consultation - Units 1 And 1C Greenewable Park Station
Lane (ref 19/01538/FUL)

Parish Council Observations:
The Parish Council is in favour of new local businesses but is recommending refusal because of the
increased concerns with traffic over the narrow bridges/railway. The amount of increased traffic stated in
the application has been reached in an unclear manner and is not supported by the documentation. Council
has issues with more traffic turning right into the site which could increase existing problems of blocking
the railway. There was an incident in the last month when this happened causing a tractor/trailer to break the
barriers to get off the line causing havoc to roads and rail for several hours. The increased number of trains
only makes the situation worse and with the recent approval of large developments in Buckden, Council can
only see problems increasing. Previous applications for this site referred to old and out of date traffic
survey information, not relevant to the actual situation today.
Recommend Refusal.
From: Dmadmin@huntingdonshire.gov.uk
Sent: Wednesday, August 14, 2019 12:50 PM
To: clerk@offordspc.org.uk
Subject: RE: Planning Permission Consultation - Units 1 And 1C Greenewable Park Station Lane (ref 19/01538/FUL)

Dear Parish Clerk,
Please find correspondence from Development Management at Huntingdonshire District Council
attached to this email in relation to the following application for planning permission.
Proposal: Change of use from warehouse (Class B8) to health & fitness club (Class D2) with installation of
new entrance doors and removal of former chiller unit.
Site Address: Units 1 And 1C Greenewable Park Station Lane
Reference: 19/01538/FUL
Opting out of email correspondence
-------------------------------------------------------We are continually striving to improve the service we deliver to our customers. As part of this we are now
contacting our customers by email where possible in an effort to provide a faster, more efficient service.
If you would prefer not to receive correspondence from us via email you have the right to opt out. If you
wish to opt out please contact us at the address provided below so that we can remove your email details
from our records.
Keeping safe on the internet
1

--------------------------------------------You should never open a file attached to an email when you do not trust the sender's authenticity.
We will only contact you via email when you have already contacted us in relation to this specific
application (or one directly related to it) and provided your email address as a contact - we will not
transfer your contact details between unrelated applications.
If you have any doubts or concerns relating to this email please contact us directly, our contact details are
provided below.
Development Management
Huntingdonshire District Council
T: 01480 388388
E: dmadmin@huntingdonshire.gov.uk
Disclaimer
The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient
and others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution
or taking action in relation of the contents of this information is strictly prohibited and may be unlawful.
This email has been scanned for viruses and malware, and may have been automatically archived

To help
protect your
privacy,
Microsoft
Office
prevented

Virus-free. www.avast.com
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LOCATION PLAN

VARIATION OF EXISTING PLANNING
PERMISSION FOR CHANGE OF USE
FROM WAREHOUSE (CLASS B8) TO
HEALTH & FITNESS CLUB (CLASS D2)
WITH INSTALLATION OF NEW ENTRANCE
DOORS AND REMOVAL OF FORMER
CHILLER UNIT AT UNITS 1C & 1B
GREENEWABLE PARK, STATION LANE,
OFFORD CLUNY, ST. NEOTS, CAMBS.
PE19 5ZA.
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