
DEVELOPMENT MANAGEMENT 
COMMITTEE 17th JANUARY 2022 

Case No: 21/02027/OUT  (OUTLINE APPLICATION) 
 
Proposal: OUTLINE APPLICATION FOR THE ERECTION OF UP TO 

15NO. DWELLINGS (60% AFFORDABLE) ALONG WITH 
ASSOCIATED INFRASTRUCTURE AND LANDSCAPING 
WITH ALL MATTERS RESERVED APART FROM ACCESS 

 
Location: LAND NORTH OF BUTCHERS CLOSE ALCONBURY 

WESTON   
 
Applicant: MICHAEL DAY, TERRY DAY CROSS KEYS HOMES LTD 
 
Grid Ref: 517947   277067 
 
Date of Registration:   02.09.2021 
 
Parish:  ALCONBURY WESTON 
 
RECOMMENDATION – APPROVE SUBJECT TO SECTION 
106 AGREEMENT 

This application is referred back to the Development Management 
Committee (DMC), following the 20th December 2021 meeting in 
order to ratify the decision. Members will recall that it was resolved 
to approve the application, contrary to the Officer’s report, 
however the resolution did not defer the decision to Officers to 
prepare a Section 106 agreement to secure contributions prior to 
the issuing of the consent. 
 
Therefore, this item is seeking clarification on this matter in order 
for the resolution to be brought forward. 
 
The original report is attached for reference purposes. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site is a 0.9-hectare paddock classed as Grade 3 

agricultural land which adjoins the northern edge of the built-up 
area and Conservation Area of Alconbury Weston. With the 
exception of a stable and manège, the site is undeveloped. It is 
understood the site is still in active use for the keeping and 
exercise of horses. The eastern site boundary which adjoins 
Vinegar Hill consists entirely of mature hedgerow which screens 
views of the paddock from the road. Trees and hedgerows make 
up the northern boundary which adjoins No.27 Vinegar Hill, and 
the western boundary which adjoins open countryside. The 
southern boundary is defined by post and rail fencing which 
separates the site from the shared access driveway of the 



modern Butchers Close development of 7 dwellings which was 
built to completion in the mid-late 2000’s. An overhead power 
line runs across the site from east to west.  

 
1.2 A new vehicular access would be created to the site from 

Vinegar Hill. There is a change in road speed limit from 30mph to 
60mph when travelling north on Vinegar Hill adjacent to the 
application site (or from 60mph to 30mph when travelling south 
on Vinegar Hill towards the village adjacent to the application 
site).  

 
1.3 The site is located in Flood Zone 1 (less than 1 in 1000 annual 

probability of river or sea flooding) as identified by the 
Huntingdonshire Strategic Flood Risk Assessment (SFRA) 2017 
and the Environment Agency Flood Map for Planning. An area of 
the site in the south-western section is shown as being 
susceptible to surface water flooding in a 1 in 1000-year storm 
event. The site topography falls in a south/south-westerly 
direction from around 25m AOD in the north eastern corner to 
around 20m AOD in the southwestern corner. 

 
1.4 This application seeks outline permission for the erection of up to 

15 dwellings with all matters reserved except access. The 
proposal would be a rural exceptions scheme providing 60% net 
site area for affordable housing for people with a local 
connection. The application proposes 9 affordable homes to fully 
meet the need in Alconbury Weston identified by the Housing 
Need Survey carried out in October 2020. The remainder of the 
housing development would be for market homes comprising 6 
units. 

 
1.5 While the application is made in outline form with all matters 

reserved except access, an illustrative site layout accompanies 
the application identifying a 60%-40% split in affordable housing 
to market housing within the development area. The indicative 
site plan also shows areas of open space, an adoptable site 
access road and landscape buffer to Vinegar Hill. 

 
The overall mix of dwellings is as follows: 

 
* 5 two-bed houses 
* 6 three-bed houses 
* 4 four-bed houses 

 
1.6 The 9 affordable homes proposed to meet local needs would 

consist of the following: 
 

* 5 two-bed houses 
* 3 three-bed houses 
* 1 four-bed house 

 



1.7 It is understood from the accompanying Planning Statement that 
it is anticipated each dwelling would be two storeys in height with 
the exception of 1 three-bed bungalow although this is not 
confirmed. The final housing mix, scale, layout, appearance and 
landscaping would be determined at reserved matters stage. 

 

2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (20 July 2021) (NPPF 

2021) sets out the three objectives - economic, social and 
environmental - of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2021 at 
paragraph 10 provides as follows: 'So that sustainable 
development is pursued in a positive way, at the heart of the 
Framework is a presumption in favour of sustainable 
development (paragraph 11).'  

 
2.2 The NPPF 2021 sets out the Government's planning policies for 

(amongst other things):  
 
 * delivering a sufficient supply of homes;  
 * achieving well-designed places;  
 * conserving and enhancing the natural environment;  
 * conserving and enhancing the historic environment. 
 
2.3 Planning Practice Guidance and the National Design Guide 2021 

are also relevant and material considerations. 
 
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 
• LP3: Green Infrastructure 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management 
• LP9: Small Settlements 
• LP10: The Countryside 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP24: Affordable Housing Provision 
• LP25: Housing Mix 
• LP28: Rural Exceptions Housing 
• LP30: Biodiversity and Geodiversity 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government


• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP34: Heritage Assets and their Settings 
• LP37: Ground Contamination and Groundwater Pollution 

 
3.2 Supplementary Planning Documents 
 
• Huntingdonshire Design Guide Supplementary Planning Document 
(2017)  
• Developer Contributions SPD (2011)  
• Huntingdonshire Landscape and Townscape Assessment (2007)  
• Cambridgeshire Flood and Water SPD (2017) 
• Huntingdonshire Tree Guidance Note 3  
• Annual Monitoring Review regarding housing land supply. 
 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 No relevant planning history. 

5. CONSULTATIONS 
 
5.1 Alconbury Weston Parish Council: Neither objecting to or 

supporting the Planning Application 
 

At full Council meeting, Alconbury Weston Parish Council voted 
unanimously in favour to ask the planning officer to provide more 
details on the proposed parking provision (including for visitors) 
and for flood mitigation (as part of the proposed site is subject to 
standing water during heavy rain), and request that consideration 
be given by the developers to contributing to the implementation 
of a 30-mph speed limit adjacent to the site and continuing up to 
number 43 Vinegar Hill. 

 
5.2 Cambridgeshire County Council Highways:  
 
 - The Highways statement para 3.2 indicates an access width of 

5.5m however the access drawing indicates a 5m wide access. 
The correct proposed width should be confirmed. 

 - The Vehicle-to-vehicle visibility splays indicate 2.4m x 43m to 
the South and 2.4m x 216m which is in accordance with the 
posted speed of the road and acceptable. 

 - The access is indicated with 6m radii kerbing however as this is 
located on the fringes 8m radii will allow vehicles to enter and 
leave more easily. 

 - Improved footway improvements are indicated to the South 
being from the access and 2m in width Given the highway and 
the red line plan this looks to be possible and acceptable. 

 - The location of the existing layby may be required to be 
relocated (inset even further into the site than shown) or 
shortened dependant on existing level of use. This is to ensure 
that any parked vehicles remain clear of the proposed visibility 

https://www.huntingdonshire.gov.uk/


splays. An accurate topographic survey should be carried out to 
show exactly the implications would be on the parking area and 
the splay. 

 - As the proposed footway to the south will be required to be 
adopted it will involve a full 278 agreement with the Highway 
Authority as it requires dedication of land and other works to the 
existing highway. 

 - A proposed site plan is submitted and looks to be offered for 
adoption, however, as there is no detail this should not form any 
part of the planning approval. 

 - Given the above I would have no objections in principle subject 
to the above amendments and amended drawings being 
submitted. 

 
5.3 Cambridgeshire County Council as Lead Local Flood Authority 

(LLFA):  
 
 The LLFA has no objection in principle to the proposed 

development as the submitted documents demonstrate that 
surface water from the proposed development can be managed 
on site and subsequently discharge via the existing drainage 
network to the south of the site that falls within the applicant’s 
ownership. A condition is recommended requiring that a detailed 
design of the surface water drainage of the site is submitted to 
and approved in writing by the Local Planning Authority prior to 
the commencement of laying services, creation of hard surfaces 
or erection of a building. 

 
5.4 HDC Policy and Enabling Officer: 23/09/2021 
 
 In respect of this application which would be a Rural Exceptions 

Housing development (conforming to our Local Plan policy 
LP28), you will know from the detail in the application that a 
Housing Needs Survey has been conducted. This confirms need 
for 9 affordable homes prioritised for people in housing need 
having an Alconbury Weston connection. The Council generally 
supports such development. You will also know that discussions 
have taken place regarding a number of potential sites but it is 
considered just one site would be sufficient to cater for identified 
need.  

 
 There are now two sites to be considered, the other being 

21/01343/OUT. It is my understanding that the Council would 
need to assess (by reference to our planning policies) which 
would be supported. I should just clarify that in respect of 2.12 of 
the Planning Statement (suggesting the Housing Team considers 
the site suitable); the Team's position has been that the site is 
'potentially' suitable subject to formal assessment against 
Council policies. We would therefore as a principle, support 
development of a site in Alconbury Weston which would provide 
for the needs identified in the Survey. 

 



 
5.5 HDC Landscape: (summarised – details of comments discussed 

in the main section of the report) 
 
  
 I do not object to the principle of residential development on this 

site, but do consider that the landscape/townscape and visual 
setting to be relatively sensitive and the proposals should 
respond to this with due consideration. The site has the potential 
to be well sown into the existing fabric of Alconbury Weston, but I 
do not consider that the current proposed layout achieved this. 

 
5.6 HDC Urban Design: (summarised – details of comments 

discussed in the main section of the report)  
 
 Whilst the principle of 15 units on the site is acceptable in design 

terms, amendments are required to the site layout to resolve 
concerns. 

 
5.7 The Wildlife Trust: 
 
 If you are minded to grant permission, I would recommend 

including a suitably worded condition(s) that requires the full 
implementation of all the recommendations made in Section 6 of 
the report.  In addition, I would recommend that a condition be 
included to require the delivery of a Biodiversity Management 
Plan which will include details on how and where habitats for 
wildlife will be created within the development, including public 
green spaces, as well as all other recommendations made in the 
report.  This document should also include details of the long 
term management of these habitats, such that it can be 
demonstrated how these will retain their biodiversity value long 
term.  Consideration should also be given to requiring the 
applicant to produce an information leaflet for new residents, so 
that residents understand, for example, why bird and bat boxes 
have been included within their home and why areas of green 
space are left to grow longer; this will encourage enjoyment of 
the habitats and also help to ensure their retention long term (eg 
gaps under fences for hedgehogs kept clear). 

 
5.8 Cambridgeshire Fire and Rescue: 
 
 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.  

 
5.9 HDC Environmental Health: 
 
 I have no issues to raise, however I would recommend that 

construction times and deliveries during the construction and 



clearance phases are restricted in line with HDC guidance to the 
following: 

 
 07:00 – 19:00 each day Monday – Friday 
 07:00 – 13:30 on Saturdays and 
 None on Sundays, Public and Bank Holidays 
 
 I would also advise no burning of waste on site during the 

construction and clearance phases. 
 
5.10 Cambridgeshire County Council Archaeology: 
 

Our records indicate that this site lies in an area of 
archaeological potential. A scheduled late Medieval bridge 
crosses the Alconbury Brook approximately 300m west of the 
development area (National Heritage List for England reference 
1006799), which flows past the site roughly 75m to the south.  
The area is known for its Iron Age and Romano-British remains, 
following excavations by Dr. Garrood in the late 1930s and also 
due to the quantity of find spots and known settlement remains 
related to the main Roman arterial road Ermine Street and its 
spur roads. Becoming the Great North Road over time, the 
principal Medieval settlements formed the loci of the present day 
villages, with deserted villages outlying in the present day 
agricultural environment. Extensive areas of medieval and post-
medieval ridge and furrow survive as earthworks visible on 
LiDAR imagery surrounding the village, including within the 
northern half of the proposed development area (Cambridgeshire 
Historic Environment Record reference 00777). Archaeological 
evaluation carried out in advance of development immediately 
south of the application area identified features of post-medieval 
date including a number of pits and a post hole, although finds 
recovered included pottery dating from the Roman period 
through to the 20th century as well as a dog burial and fragments 
of bone showing butchery marks (CHER ref ECB2137). The 
proximity of Iron Age and Roman evidence suggest that similar 
remains may be present within this development area. We do not 
object to development from proceeding in this location but 
consider that the site should be subject to a programme of 
archaeological investigation secured through the inclusion of a 
negative condition. 

 
5.11 HDC Operations:  
 
 Bin collection points will need to be highlighted for plots 10-15 or 

they will need to ensure the shared surfaces are constructed to 
an adoptable standard. We will need an indemnity if we are 
required to access via the shared surfaces. 

 
5.12 Anglian Water:  
 



 The foul drainage from this development is in the catchment of 
Alconbury Water Recycling Centre which currently does not have 
capacity to treat the flows from the development site. Anglian 
Water are obligated to accept foul flows from the development 
with the benefit of planning consent and would therefore take the 
necessary steps to ensure that there is sufficient treatment 
capacity should the Planning Authority grant planning 
permission. 

 
5.13 Cadent Gas: 
 
 Cadent Gas Ltd own and operate the gas infrastructure within 

the area of the development. There may be a legal interest 
(easements and other rights) in the land that restrict activity in 
proximity to Cadent assets in private land. The applicant must 
ensure that the proposed works do not infringe on legal rights of 
access and or restrictive covenants that exist. 

 
5.14 HDC Sports Development Manager: 
 
 A development with 15 dwellings would result in us seeking 

£9,318 towards formal outdoor sports provision as per the SPD. 
With Alconbury Sports and Social Club being the main provider 
of outdoor sports close by I would recommend an offsite 
contribution to the grass pitches for improvement and renovation 
work to support any further demand new housing would create. 

6. REPRESENTATIONS 
 
6.1 In terms of publicity, the three residential properties which adjoin 

the red line application boundary were notified of the application 
via letter. In addition, a site notice was placed adjacent to the 
application site on Vinegar Hill, as the application is for major 
development which affects the setting of a Conservation Area. 
The application was also advertised in the Hunts Post 
newspaper for these reasons.  

 
6.2 15 neighbour representations have been received all in objection 

to the application. The main common objection reason across all 
neighbour representations relates to flooding and drainage 
impacts. A summary of the neighbour objections is set out below: 

 
6.3 - Concern that adding a 15-house development on the proposed 

site will increase the surface water flow into Alconbury Brook and 
increase the risk flooding to properties on Vinegar Hill, Hamerton 
Road, Butchers Close and the High Street. 
- This field has flooded so many times in the past 20 years.  
- The surface water capture on Vinegar Hill is totally inadequate 
when the water cascades from the fields. 
- Concerns regarding increased flood risk from climate change. 
- The flood risk modelling may not reflect reality, e.g. it may not 
accurately account for the flow off the fields up the hill or the 



existing water retention/water infiltration within the application 
site. 
- Given the frequent flooding issues experienced by the village it 
is not unreasonable to want the drainage design to use a more 
precautionary approach going above what is required by the 
guidance (e.g. based on a 1 in 200 event rather than 1 in 100 + 
40%). 
- There should be further consideration of above ground SuDS 
features (e.g. swales) as these may be of benefit with regards to 
ecology / appearance of the scheme, even if this means a 
reduction of the number of proposed properties. 
- It is inappropriate to base the analysis of flood risk on national 
guidelines. Instead the empiric data of the repeated flooding from 
Alconbury Brook and the run-off from the hill should be used. 
- This planning application should be refused until and unless 
there is a final detailed design that provides incontrovertible 
evidence that the local flood risk will be materially reduced. Even 
if that proved to be the case, planning controls should be put in 
place to enable the development to be halted at any stage 
should work on site not produce the predicted outcome. 
- This proposed development would also increase the load on an 
already unsatisfactory foul water network which does on the 
occasion, when over whelmed by rain water, discharge into the 
natural water course putting endangered species living along the 
brook bank at risk. 
- Suggest that the proposed new access should be well within 
the 30mph zone, in which case the positioning of the speed limit 
zones would need amendment. 
- Can it be conditioned that the new access be created prior to 
any other development of the site, such that this is used as 
access for site plant / construction worker / delivery vehicles 
rather than via Butchers Close. 
- Question whether it would be possible to create a small 
children's play area or other amenity space. 
- Welcome the suggestion that the existing hedgerows and trees 
would be retained, however would question what would be to 
stop subsequent owners from removing them. I would also hope 
that the responsibility and funding for maintaining these is clearly 
defined if the scheme goes ahead. 
- The fact that the Alconbury Weston sign is mid way along the 
boundary of this application site, coinciding with the speed limit 
change, leads me to understand that this application would be an 
expansion of the settlement boundary. I do not believe this is 
necessary or desirable. 
- Review of historical mapping indicates this site has never been 
developed. There appears little justification for going against the 
brownfield first planning principle. 
- The local plan highlights sufficient allocation of brownfield 
development land at Alconbury Weald and RAF Alconbury. 
- Disagree with comparing the density of housing in Butcher 
Close to the proposed. The Butchers Close properties are hidden 
away from sight and that was a smaller size of plot which had 



been previously developed. The proposed density of housing / 
size of plots is not in keeping with the spacing elsewhere along 
Vinegar Hill. 
- Within the plans there should be more detailed information 
regarding the softening of the boundary to Butchers Close so the 
residents can be assured of and understand the visual impact of 
the development. 
- The site drawings indicate a widening of Butchers Close. 
Please can this be clarified as part of the proposed plans, or an 
error in the scaling of the drawings. 
- The introduction of 15 houses with heat pumps which can be up 
to 65db each will have a big impact on what is currently a 
completely quiet rural area. 
- Currently this area enjoys completely dark skies. The 
introduction of street lights, private security lights and spill from 
houses will impact this. This will particularly effect dusk/night 
hunters such as the bats which hunt across these fields each 
night. 
- The inner margin of the hedge to be partially removed has un-
grazed areas of brambles nettles and wild flowers which support 
a multitude of insects butterflies and small mammals. These in 
turn attract many birds and raptors. The many ant colonies also 
support selective feeders such as Woodpeckers. All these will be 
eliminated by the conversion to more formal landscaping. 
- Ponds in the local area are visited by many frogs toads and 
newts which use the local fields and hedges for foraging and 
hibernation. 
- The introduction of domestic pets will also have an impact. With 
the national average of 24% adults owning a cat, it is reasonable 
to assume these residents will bring 4-5 cats to the area. Studies 
show these kill over 500 birds, mammals and reptiles each a 
year, so these new residents will likely kill over 2000 creatures a 
year in the neighbouring fields and gardens. 
- Adding another busy entrance/exit onto Vinegar Hill will 
undoubtedly cause incidents and near misses and will be a 
danger to all road users. 
- The proposed pedestrian traffic out of the new development 
onto Butchers Close is not appropriate and will create further 
issues for all road users. 
- Note the parking allocated to this proposal but often households 
have more than 1 vehicle and frequently have 3 or more when 
their children grow up and learn to drive. There is no suitable 
overflow parking for this development. Parking on Vinegar Hill is 
not appropriate, and the 2 laybys (north and south of this 
development) do not have sufficient space to accommodate 
additional cars or visitor parking. 
- The village isn't suitable for further development due to lack of 
local amenities. 
- Other public services also need to be considered when adding 
this number of properties and associated members of the 
household including places at the local primary school and 
feeder secondary schools and the capacity of the village GP 



surgery to accommodate more residents. The development of 
Alconbury Weald has already affected some of these services 
and The Weald is an ideal location for housing. 
- The proposed design and layout needs much further 
consideration. 
- Size of homes means 2 bed only 3 person and 3 bed 4 person - 
this is limiting for growing families and for affordable homes 
means residents may be affected by bedroom tax they should be 
2 bed 4 person and 3 bed 5 person. 
- Need for affordable housing met from chequers close 
development - exception site therefore already provided for. 
- There is a major electricity supply that goes straight across the 
proposed land, surely it is not safe to build houses under this. 

7. ASSESSMENT  
 
7.1 The main matters 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 the NPPF (2021), which indicate that 
planning permission should be granted. With this in mind, the 
report addresses the principal, important and controversial 
issues which are in this case: 

 
• The Principle of Development 
• Flood Risk 
• Highway Safety, Access, and Parking Provision 
• Design, Visual Amenity, and the Impact upon the Character and 
Appearance of the Area and Heritage Assets 
• Residential Amenity 
• Biodiversity 
• Impact on Trees 
• Housing Mix and Accessible and Adaptable Homes 
• Water Efficiency 
• Infrastructure Requirements and Planning Obligations 
 
The Principle of Development 

 
 
7.2 Policy LP2 of the Huntingdonshire Local Plan to 2036 (the Local 

Plan) sets out the overarching development strategy for 
Huntingdonshire through the plan period. The main objectives 
are: 

 
- Concentrate development in locations which provide, or have 
the potential to provide, the most comprehensive range of 
services and facilities; 



- Direct substantial new development to two strategic expansion 
locations of sufficient scale to form successful, functioning new 
communities; 
- Provide opportunities for communities to achieve local 
development aspirations for housing, employment, commercial 
or community related schemes; 
- Support a thriving rural economy; 
- Protect the character of existing settlements and recognise the 
intrinsic character and beauty of the surrounding countryside; 
- Conserve and enhance the historic environment; and 
- Provide complementary green infrastructure enhancement and 
provision to balance recreational and biodiversity needs and to 
support climate change adaptation. 

 
7.3 Regarding the distribution of growth, Policy LP2 states 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 and small settlements to support the vitality of these 
communities and provide flexibility and diversity in the housing 
supply. In addition, rural exception, small and windfall sites will 
be permitted on sites which are in conformity with other policies 
of this plan providing further flexibility in the housing supply. 

 
7.4 Alconbury Weston is a Small Settlement as identified by Policy 

LP9 of the Local Plan. There are many settlements across 
Huntingdonshire that have limited or no services or facilities 
available. Such settlements are identified as Small Settlements. 
Small Settlements are less sustainable than settlements in the 
Spatial Planning Area settlements and Key Service Centres due 
to the need to travel to access services and facilities elsewhere 
on a regular basis. As such the Local Plan makes no allocations 
for development in Small Settlements. However, the strategy 
does set out a role for a limited amount of sustainable 
development in contributing to the social and economic 
sustainability of Small Settlements and in supporting a thriving 
rural economy. Given the variation in size and availability of 
services and facilities between Small Settlements it is recognised 
that varying levels of development could sustainably be 
accommodated depending on nature of the individual Small 
Settlement. 

 
7.5 The application site is considered to be outside but well-related 

to the built-up area of Alconbury Weston. The site adjoins the 
existing northern edge of the built-up area and would infill the 
space between Nos. 7 & 27 Vinegar Hill resulting in a relatively 
minor scale of countryside encroachment. The site also has a 
functional relationship to the village via public footpath which 
would be improved as part of the development.  

 
7.6 Policy LP9 of the Local Plan states that a proposal for 

development on land well-related to the built-up area may be 



supported where it accords with the specific opportunities 
allowed for through other policies of this plan. Paragraph 4.107 
of the Local Plan states, “Proposals for development on land 
well-related to the built-up area will be considered subject to the 
provisions of policies LP 10 'The Countryside', LP 19 'Rural 
Economy', LP 22 'Local Services and Community Facilities', LP 
23 'Tourism and Recreation', LP 28 'Rural Exceptions Housing', 
LP 33 'Rural Buildings' and LP 38 'Water Related Development'.” 
Of the listed policies which provide specific opportunities for 
development in the countryside, the two of relevance to this 
proposal are LP10 ‘The Countryside’ and LP28 ‘Rural Exceptions 
Housing’. 

 
7.7 Policy LP10 states “Development in the countryside will be 

restricted to the limited and specific opportunities as provided for 
in other policies of this plan.” And that all development in the 
countryside must: 
a. seek to use land of lower agricultural value in preference to 
land of higher agricultural value: 
i. avoiding the irreversible loss of the best and most versatile 
agricultural land (Grade 1 to 3a) where possible, and 
ii. avoiding Grade 1 agricultural land unless there are exceptional 
circumstances where the benefits of the proposal significantly 
outweigh the loss of land; 
b. recognise the intrinsic character and beauty of the 
countryside; and 
c. not give rise to noise, odour, obtrusive light or other impacts 
that would adversely affect the use and enjoyment of the 
countryside by others. 

 
7.8 With regard to part a. of Policy LP10, the application site 

comprising a predominantly undeveloped paddock is classified 
as Grade 3 agricultural land, falling within a category that is 
considered the best and most versatile agricultural land 
nationally.  

 
7.9 Some 98% of the district comprises land within Grades 1 to 3, 

with 15% being Grade 1 and an estimated 77% of land falling 
within the definition of best and most versatile land. The proposal 
would result in the irreversible loss of this best and most versatile 
agricultural land. While the site is relatively small in relation to the 
extent of the District’s most versatile land, and would not result in 
the loss of land currently used for food or crop production, there 
is a degree of conflict with Policy LP10 part a.i as the site 
classification falls within the definition of best and most versatile 
land. However, it is noted that the agricultural land surrounding 
the built-up area of Alconbury Weston is entirely grade 3 and 
there it is not possible to utilise land of lesser quality to facilitate 
the required development for the village. 

 
7.10 In terms of part b of Policy LP10, the overall assessment from 

the HDC Landscape and Urban Design specialists is that the site 



is capable of satisfactorily accommodating the proposed 15-
dwelling scheme while integrating successfully with the built-up 
area of Alconbury Weston and having relatively minor wider 
visual impacts. The current indicative site layout is considered 
unsuitable and is not supported, it is recommended that an 
alternative layout be considered with a perimeter block creating 
an outward fencing development which features retained and 
enhanced structural landscaping along the north, east and 
western boundaries, and an open space buffer to Butchers 
Close.  

 
7.11 However, given that the proposal is in outline form with all 

matters reserved except access, it would not be reasonable to 
object to the proposals on the grounds of the indicative site 
layout and subsequent visual impacts given that it is considered 
the site is capable of satisfactorily accommodating the quantum 
of development proposed in this regard.  

 
7.12 With regard to part c. of Policy LP10, it is noted that some 

neighbour representations raise concerns regarding noise and 
light pollution which would not only affect the neighbours but 
have impacts on wildlife. It is recognised that the proposed 
development would significantly change the existing quiet and 
unlit paddock. However, it is considered that a suitable and 
sympathetic design could be achieved through reserved matters 
and conditional information for street lighting which would limit 
these impacts to an acceptable degree. In addition, given the 
proximity to neighbouring residential properties, a Construction 
Environmental Management Plan (CEMP) would be secured via 
pre-commencement condition in addition to the construction 
hours limits recommended by Environmental Health to ensure 
the impacts of construction on the surroundings are minimised. 
Given the scale of the development which has the potential to be 
accommodated as part of a well-contained and screened site, it 
is not considered that the proposal would conflict with Policy 
LP10 part c.  

 
7.13 Overall, while the proposal conflicts with part a.i. of Policy LP10 

regarding the irreversible loss of the Districts best and most 
versatile agricultural land, this outline proposal is considered 
acceptable with regard to its impact on the character and 
appearance of the countryside and its use by others as well as 
affected neighbouring residents. 

 
7.14 Policy LP28 of the Local Plan states that “A proposal for housing 

will be supported on a site well-related to a built-up area, as an 
exception to the requirements of relevant policies, where it can 
be demonstrated that: 
a. at least 60% (net) of the site area is for affordable housing for 
people with a local connection; 
b. the number, size, type and tenure of the affordable homes is 
justified by evidence that they would meet an identified need 



arising within the settlement or nearby small settlements (as 
defined in 'Small Settlements') through a local needs survey or 
other local needs evidence; 
c. the remainder of the site area is available as open market 
housing or plots suitable for custom or self-build homes tailored 
to meet locally generated need; and 
d. the amount of development and location of the proposal is 
sustainable in terms of: 
i. availability of services and existing infrastructure; 
ii. opportunities for users of the proposed development to travel 
by sustainable modes; and 
iii. effect on the character of the immediate locality and the 
settlement as a whole.” 

 
7.15 With regard to parts a, b & c of Policy LP28, the application is 

accompanied by an indicative site layout including details of the 
affordable housing and market housing split (60%-40%). Of the 9 
affordable homes proposed, there would be five 2-bed houses, 
three 3-bed houses, and one 4-bed house. The number and size 
of affordable homes proposed almost entirely accords with the 
results of the Alconbury Weston Housing Need Survey carried 
out by Cambridgeshire ACRE in October 2020 with the exception 
of an additional 2-bed house instead of one 1-bed house 
although the housing needs survey recognises that when 
considering a development just one dwelling with one bedroom 
may be impractical and could instead be a more flexible 2-
bedroom dwelling.  

 
7.16 The survey found that four of the nine households would require 

affordable rented accommodation with a mix of one 1-bed house 
and three 2-bed houses. The remaining five households would 
be ideal candidates for shared ownership, or another form of low 
cost in the form of one 2-bed house, three 3-bed houses and one 
4-bed house. 

 
7.17 The proposed site is capable of accommodating the amount and 

size of affordable homes to meet the affordable housing needs of 
households who live or have a local connection to Alconbury 
Weston. The final tenure and mix would be secured via an 
affordable housing scheme secured through a S106 in 
consultation with the Council’s Housing Strategy Team while 
taking into account the ideal tenure mix and size of units 
established through the Housing Needs Survey. 

 
7.18 The illustrative site layout indicates that the remaining six units of 

the development would be open market homes comprising three 
3-bed houses, and three 4-bed houses. The Cambridge sub-
region Strategic Housing Market Assessment (SHMA) (2013) 
guidance on the mix of housing required for Huntingdonshire up 
to 2031. This gives broad ranges reflecting the variety of 
properties within each bedroom category. This indicates a 
requirement for the following mix: up to 4% one-bedroom homes, 



16-42% two-bedroom homes, 26-60% three-bedroom homes 
and up to 30% four or more-bedroom homes. It would be 
preferrable to provide some two-bedroom market homes as per 
the guidance of the SHMA. However, the final mix of market 
housing would be agreed at reserved matters stage and at this 
stage the site is considered capable of accommodating a mix of 
dwellings. The proposal is considered to accord with Policy LP28 
parts a, b & c. 

 
7.19 In terms of part d, it is recognised that Alconbury Weston itself 

has very limited services and amenities within the village with the 
recently refurbished White Hart Public House being the only 
notable local service. The nearest bus stop is approximately 
175m from the site to a route operated by Dews Coaches 
between Huntingdon and Peterborough. The nearest stop for the 
more regular hourly bus service between Peterborough, 
Huntingdon, St Ives, and the villages in-between operated by 
Stagecoach is approximately 1.2km to the north-east. 

 
7.20 However, the village is well connected to Alconbury which is less 

than 1 mile from the application site and can be accessed via 
cycling and walking. Alconbury village has a wider range of 
services and facilities including a sports and social club with 
playing fields, a convenience store and post office, a primary 
school, and public house.  

 
7.21 Less than a mile east of the centre of Alconbury is the entrance 

to Alconbury Weald which can be accessed from Alconbury 
Weston via bus, cycling and walking and is approximately five 
years into its estimated twenty year construction phase for “Up to 
290,000 sqm of employment floor space, including data storage 
and a materials recovery demonstration centre and up to 5,000 
dwellings, including sheltered/extra care accommodation; a 
mixed use hub and mixed use neighbourhood facilities, including 
retail, commercial, leisure, health, place of worship and 
community uses; non-residential institutions including primary 
schools, nurseries, a secondary school and land reserved for 
post 16 education provision; open spaces, woodlands and sports 
provision; retention of listed buildings; new vehicular access 
points from Ermine Street and the A141, with other new non-
vehicular access points; associated infrastructure; reserve site 
for a railway station and ancillary uses; and associated 
demolition and groundworks.” Alconbury Weald already has a 
primary school, enterprise zone, café/restaurant and playing 
areas with the delivery of a secondary school and retail shop 
expected within the next few years.  

 
7.22 As Alconbury and Alconbury Weald are accessible via 

sustainable transport modes and are both within two miles of the 
site, the services they can offer should be considered in relation 
to this development proposal. 

 



7.23 Regarding part d. iii and the effect of the development on the 
immediate locality and settlement as a whole, this has been 
discussed earlier in the report and although the application is in 
outline form, it is considered that the site would be capable of 
satisfactorily accommodating the quantum of development 
proposed while having minimal effect on the character of the 
immediate locality and the settlement as a whole. 

 
7.24 Given the scale of development proposed which is not 

considered excessive and would meet the identified affordable 
housing needs of households who live or have a local connection 
to Alconbury Weston, and given the wide range of services and 
facilities that can be accessed via sustainable transport modes in 
reasonable proximity to the application site, it is considered that 
the proposed development accords with Policy LP28 of the Local 
Plan.  

 
7.25 Paragraph 78 of the NPPF 2021 states that in rural areas, 

planning policies and decisions should be responsive to local 
circumstances and support housing developments that reflect 
local needs. Local planning authorities should support 
opportunities to bring forward rural exception sites that will 
provide affordable housing to meet identified local needs and 
consider whether allowing some market housing on these sites 
would help to facilitate this. 

 
7.26 Overall, it is considered that the proposal would facilitate the 

organic growth of the settlement while meeting its identified need 
for affordable housing in its entirety. The proposed development 
of this site is considered to be sustainable with regard to 
accessibility to nearby services and facilities via sustainable 
transport modes. The minor scale irreversible loss of some 
Grade 3 agricultural land is not considered to be a significant 
constraint to development in this instance. The proposed 
development also provides an opportunity to provide a high-
quality required housing development for the village which can 
integrate well as an infill development between the edge of the 
built up area and the fragmented houses between Nos. 27 & 43 
Vinegar Hill. The proposal therefore satisfactorily accords with a 
specific opportunity for development on land well-related to the 
built-up area of the small settlement of Alconbury Weston and 
would be capable of recognising the intrinsic character and 
beauty of the countryside while meeting the identified affordable 
housing needs established by the recent housing needs survey 
in accordance with Policies LP9, LP10 and LP28 of the Local 
Plan, and paragraphs 78, 79 & 174 of the NPPF 2021. 

 
Flood Risk 

 
7.27 The representations received from the Parish Council and 

neighbours regarding flood risk are noted.  
 



7.28 As the site is located in Flood Zone 1, it is not necessary for a 
sequential test to be carried out to identify other potential sites at 
a lower risk of flooding. The application is accompanied by a 
Flood Risk Assessment (FRA) and Sustainable Drainage 
Strategy (SDS), and an outline surface water drainage strategy 
plan.  

 
7.29 The topography of the site falls in a south/south-westerly 

direction from levels of around 25m above Ordnance Datum 
(AOD) in the north-eastern corner to around 20m AOD in the 
southwestern corner. The FRA establishes that the site is at a 
low risk of flooding by any means, with the only slight risk being 
during a 1 in 1000-year rainfall event where a very shallow (less 
than 300mm deep) flow route may run in a southerly direction 
along the western boundary of the site. The FRA considers that 
appropriate design methods such as the layout of the site and 
floor levels of dwellings can ensure the flow path is maintained 
and that any ponding would not be in the vicinity of access points 
to dwellings. 

 
7.30 The main flood risk aspect associated with the proposed 

development is ensuring that surface water drainage from the 
site would be dealt with in accordance with all relevant local and 
national guidance/standards to ensure that there would be no 
adverse impact upon the downstream risk of flooding as a result 
of the development. 

 
7.31 In terms of the proposed surface water drainage strategy, 

paragraph 6.3.17 of the Cambridgeshire Flood and Water SPD 
2017 states that it is a Building Regulations and Planning 
Practice Guidance requirement that the discharge hierarchy for 
surface water drainage is followed.  

 
7.32 The hierarchy requires that rainwater shall discharge to the 

following, listed in order of priority: 
- To ground in an adequate soakaway or some other adequate 
infiltration system 
- A watercourse 
- A surface water sewer, highway drain or other drainage system  
- A combined sewer 

 
7.33 The SDS states that the site is underlain by a bedrock clay 

geology which is unsuitable for infiltration due to its low 
permeability, therefore infiltration systems are not considered to 
provide a feasible method of draining surface water from the site.  

 
7.34 The proposal is to discharge surface water to Alconbury Brook 

via a connection to the existing private sewer network at the 
adjacent Butchers Close development which is under the control 
of the Applicant. Alterations are proposed to this private sewer 
network including a new attenuation tank and a Hydrobrake to 
limit the discharge rate to Alconbury Brook to the same rate as 



existing (4.7 l/s). The SDS considers this proposal a benefit to 
the current situation as the existing greenfield discharge from the 
site would essentially be removed post development and the 
flooded volume that would occur from the network and system at 
present of 19.8m3 would be reduced by around 20% to 15.9m3 
which is a clear reduction in downstream flood risk. 

 
7.35 It is stated that the preferred SuDS features of basins and ponds 

are not viable at the site primarily due to the gradient of the site 
and the levels of the existing system to be connected to.  

 
7.36 It is noted that within the SDS it is stated the QBAR discharge 

rate for the development area of the site which requires positive 
drainage (0.339ha) is too low to restrict discharge from the site 
directly to the existing drainage system on Butchers Close 
without using a flow control structure with a small diameter that 
would give rise to an unacceptable risk of blockage. 

 
7.37 Cambridgeshire County Council as the Lead Local Flood 

Authority (LLFA) were consulted on the application and initially 
requested clarifications and further detail regarding 
inconsistencies with the proposed attenuation structure area and 
hydraulic calculations.  

 
7.38 The LLFA re-consultation comments raise no objection to the 

proposals subject to a condition requiring a fully detailed surface 
water drainage strategy. The LLFA stated that the submitted 
documents demonstrate that surface water from the proposed 
development can be managed on site and subsequently 
discharge via the existing drainage network to the south of the 
site that falls within the applicant’s ownership. 

 
7.39 In terms of foul water drainage, it is proposed that the 

development connects to the Anglian Water sewer to the south-
west of the site. Anglian Water were consulted on the application 
and raised no objection stating they would take the necessary 
steps to ensure that there is sufficient treatment capacity should 
permission be granted. A condition requiring a scheme of foul 
water drainage would be imposed.  

 
7.40 Overall, it is considered that the risks of flooding have been fully 

assessed and it has been demonstrated that the development 
can be made safe for its lifetime without increasing flood risk 
elsewhere. Subject to conditions, the proposal is considered to 
accord with Policies LP5, LP15 and LP16 of the Local Plan, 
Section 14 of the NPPF 2021, and the Cambridgeshire Flood 
and Water SPD 2017. 

 
 Highway Safety, Access, and Parking Provision 
 
7.41 The proposal includes the creation of a 5-metre-wide vehicular 

access off Vinegar Hill roughly between the 30mph speed limit 



and village signs and the existing layby further south. Following 
the initial Cambridgeshire County Council Highways consultation 
comments, clarifications have been provided and the proposed 
access plan has been amended to take into account the 
topography of Vinegar Hill, the level of use of the layby and how 
cars parked in the layby may affect visibility from the proposed 
access.  

 
7.42 The week-long layby survey shows relatively constant but limited 

use of the 25.5m x 3.4m layby which can accommodate up to 4 
parked cars at one time. The proposals include the widening of 
the existing footway from the site, to the rear of the layby and to 
Butchers Close which would require the removal of part of the 
frontage hedgerow.  

 
7.43 The result of a widened footway is that cars could use the layby 

without causing obstruction to pedestrians and allow for a 
minimum 2.24 metre clearance from the kerb line to where the 
visibility splay runs into the layby at the narrowest point. 2.24 
metres is wider than most cars and should cars at the northern 
end of the layby be parked reasonably tight to the kerb line, the 
amended access plan demonstrates that there would be no 
interference with the visibility splay looking south which is noted 
to be within the 30mph zone of Vinegar Hill. 

 
7.44 The accompanying layby survey shows that the layby is rarely 

full. It is therefore unlikely that a car would be parked at the 
northern end of the layby the vast majority of the time. Given the 
content of the layby survey, the amendments to the site access 
plan, and clarifications regarding the topography of Vinegar Hill, 
it is the case officer view that there would be no detrimental 
impact on highway safety resulting from the development and 
future occupiers would be able to access and exit the site safely.  

 
7.45 While the indicative site layout is not supported and requires 

amendments, it is considered that the site can accommodate 
adequate levels of car parking so that future occupiers would not 
be reliant on the road for car parking. This can be through a 
combination of adequately on-plot driveways and garages which 
accord with the Huntingdonshire Design Guide SPD 2017 
recommendations for dimensions to ensure a modern car could 
be parked inside along with cycle storage. The site is also 
capable of accommodating cycle storage sheds on each plot to 
promote the use of sustainable transport modes.   

 
7.46 Overall, it is not considered that the development of 15 dwellings 

would have a detrimental impact upon the local road network in 
terms of highway safety. The site is capable of providing good 
levels of car parking for each plot which can be secured through 
reserved matters. The development also provides an opportunity 
to promote sustainable transport through the provision of secure 
and covered cycle storage for each bedroom and providing the 



facilities to enable EV charging points to be installed. Subject to 
conditions, the proposal is considered to accord with Policies 
LP16 and LP17 of the Local Plan and section 9 of the NPPF 
2021.  

 
 

Design, Visual Amenity, and the Impact upon the Character 
and Appearance of the Area and Heritage Assets 
 

7.47 As discussed within the principle of development section, the 
illustrative masterplan is not supported. However, the application 
is in outline form with details of layout, appearance, scale and 
landscaping to be considered at reserved matters should this 
application be approved. It is considered the site is capable of 
accommodating the quantum of development proposed to 
provide functional and high-quality living spaces for future 
occupiers and meet the requirements of Policies LP11 and LP12 
of the Local Plan. 
 

7.48 The site adjoins the Alconbury Weston Conservation Area which 
covers the historic development of Hamerton Road and the 
White Hart Pub shown on the 1880 maps, and a section of a 
post-war housing development on North Road. The existing 
largely undeveloped paddock currently separates the 
Conservation Area to the group of houses to the north on 
Vinegar Hill and acts as a transitional buffer from the countryside 
into the village which currently has a positive effect on the setting 
of the Conservation Area.  
 

7.49 It is considered that the residential development of 15 dwellings 
on the site including the creation of a vehicular access off 
Vinegar Hill, associated hedge removal, and infill of built 
development between Nos. 7 & 27 Vinegar Hill would cause a 
small degree of less than substantial harm to the setting of the 
Conservation Area and further detract from the identity of the 
Conservation Area as the extent of the historic built core of the 
village which has been adjoined by some modern housing 
developments over time. It is considered that the harm could be 
mitigated to a degree through appropriate design and 
landscaping. 
 

7.50 Paragraph 202 of the NPPF 2021 states that where a 
development proposal will lead to less than substantial harm to 
the significance of a designated heritage asset, this harm should 
be weighed against the public benefits of the proposal including, 
where appropriate, securing its optimum viable use. 
 

7.51 In this instance, the development would provide required 
affordable housing for the village identified through a local 
housing needs survey which would be a significant public benefit 
as well as six further market homes to assist in the new housing 
requirements of the district. It is considered that these public 



benefits would outweigh the level of less than substantial harm 
identified and therefore there would be no contravention with 
Policy LP34 of the Local Plan. 
 
Residential Amenity 
 

7.52 As the application is in outline form with all matters reserved 
except access, it is not possible to fully assess the impacts of the 
development on neighbour amenity. It is considered that the site 
is capable of accommodating the scale of the proposed 
development without having a detrimental impact on neighbours 
while providing a high standard of amenity for future occupiers. 
The impacts of construction vehicles and machinery would be 
controlled through appropriate conditions. 
 

7.53 Subject to conditions and full details at reserved matters stage, 
the proposal is considered acceptable with regard to Policy LP14 
of the Local Plan. 
 
Biodiversity 

 
7.54 Policy LP30 of the Huntingdonshire Local Plan to 2036 requires 

proposals to demonstrate that all potential adverse impacts on 
biodiversity and geodiversity have been investigated and ensure 
no net loss in biodiversity and provide a net gain where possible, 
through the planned retention, enhancement and creation of 
habitats and wildlife features, appropriate to the scale, type, and 
location of development. 

 
7.55 Paragraph 174 part D of the NPPF (2021) states that planning 

policies and decisions should contribute to and enhance the 
natural and local environment by: minimising impacts on and 
providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current 
and future pressures. 

 
7.56 The application is accompanied by a Preliminary Ecological 

Appraisal carried out by Greenlight Environmental Consultancy 
dated August 2021. The findings of the assessment were that the 
habitats on site are low ecological value and that there are no 
significant ecological constraints that would prevent the proposed 
works. Several precautionary mitigation measures are 
recommended to ensure no adverse impacts on protected 
species. Examples of biodiversity enhancement measures to 
achieve a net gain are provided. The Wildlife Trust were 
consulted on the application and raise no objection subject to 
appropriate conditions to ensure the development is carried out 
in accordance with the recommendations of the PEA.  Subject to 
conditions, the proposal is considered to accord with Policy LP30 
of the Local Plan and section 15 of the NPPF 2021. 
 

 Impact on Trees 



 
7.57 No detailed information has been provided regarding trees. The 

site is bound by trees and hedgerows to the northern, eastern 
and western boundaries. At this outline stage the impact on the 
boundary vegetation is largely unknown except for the required 
part removal of hedgerow to create the proposed vehicular 
access. Within the HDC Landscape officer consultee comments 
it is stated that a tree survey would help understand the potential 
landscape effect and it is recommended a tree survey, 
arboricultural impact assessment and arboricultural method 
statement are secured at reserved matters stage.  

 
7.58 As the existing boundary vegetation is a significant feature which 

would be integral to retaining some of the character and 
appearance of the site, particularly as part of the wider 
landscape, it is considered reasonable to secure the detailed tree 
information requested by condition to inform the site layout and 
landscaping at reserved matters stage. Subject to conditions, the 
proposal is considered to accord with Policy LP31 of the Local 
Plan. 

 
 Housing Mix and Accessible and Adaptable Homes 
 
7.59 As discussed within the principle of development section, this 

rural exception scheme is informed by the results of the recent 
housing needs survey for the village and the final tenure and mix 
of affordable housing would be agreed through a Section 106 
Agreement. The illustrative masterplan demonstrates that the 
site is capable of accommodating a mix of dwellings for both 
affordable and market housing. A condition would be imposed to 
ensure the reserved matters details provide a housing mix to 
accord with the requirements of Policy LP25, such to help 
achieve a sustainable, inclusive and mixed community in this 
locality. 

 
7.60 Policy LP25 requires new dwellings to meet the Building 

Regulations standards for accessible and adaptable dwellings 
and, in the case of affordable homes, that an appropriate 
proportion meet the Building Regulation standards for wheelchair 
adaptable dwellings. A condition can be imposed to ensure 
compliance with the above in agreement with the Applicant. 
 
Water Efficiency 

 
7.61 Policy LP12 of the Local Plan states that new dwellings must 

comply with the optional Building Regulation standard for water 
efficiency set out in Approved Document G of the Building 
Regulations. The requirement for which can be secured by 
condition. 

 
 Infrastructure Requirements and Planning Obligations 
 



7.62 The Infrastructure Business Plan 2013/2014 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. 

 
7.63 Statutory tests set out in the Community Infrastructure 

Regulations 2010 (Regulation 122) require that S106 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. 

 
7.64 S.106 obligations are intended to make development acceptable 

which would otherwise be unacceptable in planning terms. 
 
7.65 In accordance with the Developer Contributions Supplementary 

Planning Document 2011, the following planning obligations are 
required to make the development acceptable. 

 
7.66 Affordable Housing: Given the proposal is for a rural exception 

site, in accordance with Policy LP28 of the Local Plan to 2036, 
the provision of at least 60% (net) of the site area being for 
affordable housing such to meet local needs, including the 
necessary mix, would be secured by way of Section 106 
Agreement. 

 
7.67 Open/Green Space: In accordance with Policies LP3 and LP4 of 

the Local Plan, proposals for residential development of this 
scale are required to provide the development specific land for 
informal and formal green space. 

 
Based on the proposed household sizes set out on the site 
layout plan which indicates the affordable housing to market 
housing split, table 3 of the Developer Contributions SPD 2011 
can be used to calculate an estimated occupancy at the size of 
35.05 people which requires a total informal space of 743m2.  

 
Paragraph B.9 states of the Developer Contributions SPD states 
that the informal green space should be distributed broadly in the 
proportions below per 1000 population, taking into account the 
nature of the development proposed and existing local provision: 

 
0.48ha (4800m2) for parks and gardens 
0.23ha (2300m2) for natural and semi-natural green space, 
primarily for wildlife conservation 
1.09ha (10,900m2) for amenity green space (excluding domestic 
gardens) incorporating Children’s play space 
0.32ha (3200m2) for allotments and community gardens, 
including orchards  



 
7.68 For this development of an estimated population of 32.32, this 

equates to: 
 

168m2 for parks and gardens 
81m2 for natural and semi-natural green space 
112m2 for allotments & community gardens 
382m2 for amenity green space 

 
7.69 The illustrative site layout shows overprovision of required 

informal green space. While this site layout plan would be 
subject to change to overcome the concerns discussed earlier in 
this report, it is considered that the full quantum of development 
could be accommodated as well as levels of green space in 
accordance with the Developer Contributions SPD requirement. 
Sufficient green space could therefore be provided as part of the 
proposed development, such to accord with Policies LP3 and 
LP4 of the Local Plan to 2036 and the Developer Contributions 
SPD and would form part of a S106 Agreement. 

 
7.70 Green Space Maintenance: The Developer Contributions SPD 

sets out maintenance rates for green space that will cover a 
fifteen-year period. Developer contributions in line with the final 
agreed provision of green space would be secured via a Section 
106 Agreement. In accordance with the requirements of the 
Developer Contributions SPD, this would comprise either a 
commuted sum following the transfer of the Green Space to the 
Parish Council or the District Council, or the site will be 
maintained by a maintenance company that would be set up by 
the developer and funded through contributions from residents of 
the site (as per the cascade mechanism within the Developer 
Contributions SPD). 

 
7.71 Outdoor Sport Provision: Off-site contributions for outdoor sports 

to enhance existing facilities to meet the needs of population 
growth are sought for developments of between 10 and 449 units 
as per the Developer Contributions SPD and are negotiated on a 
case-by-case basis. 

 
7.72 The HDC Sports Development Manager has been consulted on 

the application and stated that £9,318 should be sought towards 
formal outdoor sports provision as per the SPD. With Alconbury 
Sports and Social Club being the main provider of outdoor sports 
close by, it is recommended an offsite contribution be used to the 
grass pitches for improvement and renovation work to support 
any further demand new housing would create. 

 
7.73 This contribution requested is considered to accord with the 

statutory tests in the Community Infrastructure Levy Regulations 
and paragraph 57 of the NPPF (2021); i.e., it is considered that 
this contribution is necessary to make the development 
acceptable in planning terms, it is directly related to the 



development and it is fairly and reasonably related in scale and 
kind to the development. 

 
7.74 Residential Wheeled Bins: Each dwelling would require the 

provision of one black, blue and green wheeled bin. The current 
cost of such provision to the developer is £150 per dwelling and 
would be secured through S106 Agreement. 

 
7.75 Community Infrastructure Levy (CIL): The development would be 

CIL liable in accordance with the Council's adopted charging 
schedule; CIL payments will cover footpaths and access, health, 
community facilities, libraries and lifelong learning and education. 

 
Conclusion 

 
7.76 This application must be considered against the test in S38 (6) of 

the Planning and Compulsory Purchase Act 2004, namely, in 
accordance with the development plan unless material 
considerations indicate otherwise. The NPPF has at its heart the 
presumption in favour of sustainable development (para 11) and 
requires the approval of development proposals that accord with 
an up-to-date development plan without delay. 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. When considered in the 
round, a development proposal would contribute to the 
economic, environmental and social dimensions of sustainability. 

 
7.77 Consideration has been given to the points previously made in 

this report but can be summarised as below:  
 
7.78 In terms of the economic dimension of sustainable development, 

the proposal would contribute towards economic growth both in 
the short term through job creation during the construction phase 
and in the longer term through the additional population assisting 
the local economy through spending on local services and 
facilities. There would also be Council Tax contributions arising 
from the development. 

 
7.79 Regarding the social dimension, there is a local and district wide 

identified need for both private and affordable housing. The 
proposal would meet the entire identified affordable housing 
need for households in Alconbury Weston and those who have a 
local connection to the village. While 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 moderate benefit in terms of providing a greater flexibility to 
the supply of housing. Other benefits of the scheme include a 
contribution of £9,318 to for the improvement of facilities at 
Alconbury Sports and Social Club as well as the provision of 
informal open space within the site. Although Alconbury Weston 



has very limited local services and facilities, the site is accessible 
to a wide range of services and facilities in nearby villages which 
are accessible via sustainable transport modes. It is considered 
that the development of 15 dwellings with an estimated 
population of 35 people would be sustainable in this regard.  

 
7.80 In terms of the environmental dimension of sustainable 

development, the site is classified as being at the lowest risk of 
flooding from rivers or the sea, and the proposal has 
demonstrated the development can manage surface water 
drainage through connection to the existing private sewer 
network at Butchers Close under the control of the Applicant 
which would undergo alterations and improvements to restrict the 
eventual discharge rate to Alconbury Brook to the same as 
existing.  

 
7.81 The proposal would have no notable impact on protected 

species, is capable of achieving a net gain in biodiversity, and is 
capable of integrating successfully within the landscape. The 
proposal would result in a loss of some grade 3 agricultural land 
although this is not considered a significant harmful impact given 
the relatively small area of the site in relation to the extent of the 
districts best and most versatile agricultural land. 

 
7.82 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 would: 

 
- Provide a supply of Affordable Housing to meet the identified 
local affordable housing need of households in Alconbury 
Weston and those with a local connection. 
- Provide a supply of market housing to contribute towards 
meeting the District wide need for housing and providing a 
choice above and beyond the 5-year supply of housing land. 
- Create a housing development safe for its lifetime from flooding 
without increasing the risk of flooding elsewhere. 
- Result in a significant net gain in biodiversity. 
- Have an acceptable impact upon highway safety and would not 
cause congestion issues on the local road network. 
- Have no significant adverse impacts on the landscape. 
- Have an acceptable impact on residential amenity. 
- Promote healthy, active lifestyle through informal green space 
provision and off-site contributions to improve existing sports 
facilities. 
- Maximise the available opportunities for use of public transport,  
walking and cycling to local facilities. 
- Minimise pollution. 
- Have no harm on archaeological interests. 
- Provide infrastructure to meet the needs generated by the 
development. 

 
7.83 As set out above, this report should be read in conjunction with  



application 21/01343/OUT which is also on the agenda. Both 
applications seek to meet the affordable housing needs of 
Alconbury Weston. As the local affordable housing needs are 
finite and limited, they only support a recommendation for 
approval on one of these two applications. Both applications 
have been considered on their own merits and both would be 
considered acceptable in their own right. Therefore, a 
comparative assessment of the merits of the two applications is 
necessary to determine which proposal is better suited to meet 
the local affordable housing needs of the village.  

 
7.84 Both applications have been submitted in outline form with all 

matters reserved except access and both propose the same 
scale of development on Grade 3 agricultural land well-related to 
the built-up area.   

 
7.85 At this outline stage it would not be reasonable to favour one 

application over the other in terms of site layout although it is 
noted application 21/01343/OUT is accompanied by a generally 
greater level of illustrative detail and has established supported 
design principles through negotiation with officers which would 
inform the design of the reserved matters details and that can be 
secured via condition.  

 
7.86 The HDC Landscape officer considers the application site for 

21/01343/OUT less sensitive in landscape and visual terms 
given that its well enclosed by vegetation and any views from 
publicly accessible locations are likely to be locally contained, or 
from such a distance that the development would form a 
comparatively small part of the view. In terms of 21/02027/OUT, 
the site is currently in use as a paddock and yields east-west 
visual connections across the surrounding gently undulating, 
agricultural landscape. Given the site’s location next to the 
Alconbury Weston Conservation Area, and in a prominent 
position on the village approach, it is considered that this site is a 
relatively sensitive part of the landscape.  

 
7.87 A key common concern raised by neighbours and the Parish 

Council across both applications is the history of flooding in the 
village and how these developments may exacerbate the current 
situation. In terms of flood risk, both sites are located in Flood 
Zone 1 and therefore neither is sequentially preferable. Based on 
the Huntingdonshire Strategic Flood Risk Assessment 2017, 
both sites have relatively small areas susceptible to surface 
water flooding with the application site for 21/01343/OUT 
identified as having a greater annual probability of surface water 
flooding. Neighbour representations across both applications 
refer to recent flooding on these sites.  

 
7.88 Both proposals are accompanied by Flood Risk Assessments 

and Surface Water Drainage Schemes which have been 
assessed in consultation with Cambridgeshire County Council as 



the Lead Local Flood Authority. Both applications are considered 
acceptable in their own right on this matter subject to conditions 
although a notable difference is the method of surface water 
drainage. 21/01343/OUT proposes the creation of a detention 
basin to collect rainwater from the roofs and driveways of 
properties and the road and access before controlling the release 
of water via a Hydrobrake to 2.0 l/s (less than existing greenfield 
run-off rates) into the adjacent watercourse to discharge to 
Alconbury Brook.  

 
7.89 21/02027/OUT proposes to connect to the existing private 

surface water sewer network at Butchers Close which would be 
altered and improved to limit the maximum discharge rate into 
Alconbury Brook to the existing rate of 4.7 l/s which would 
reduce the existing downstream flood risk (taking into account 
the existing greenfield run-off rates which would be essentially 
removed post development).  

 
7.90 The proposed detention basin as part of the 21/01343/OUT 

proposals is a more sustainable and preferred method of 
controlling surface water drainage as per the hierarchy set out in 
the Cambridgeshire Flood and Water SPD 2017. This method of 
surface water drainage would also bring greater biodiversity 
enhancements to the site.  

 
7.91 The greatest difference in the two proposals is the amount of 

land on each parcel available and designated for the 
developments and how this is used. The parcel of land for 
application 21/01343/OUT including the blue line of land 
ownership has an overall area of approximately 1.6 hectares 
which has facilitated the designation of two separate parcels of 
land either side of the development area (totalling approximately 
0.56 hectares) for species rich wildflower meadow with new 
native tree and hedgerow planting in addition to the indicative 
overprovision of open space including play area, and the creation 
of an attenuation pond within the red line site boundary. 
21/01343/OUT also provides assurance that the boundary 
vegetation would remain with the exception of part removal of 
hedgerow to facilitate the creation of the vehicular access. The 
result of this would be a significant net gain in biodiversity, with 
the added benefit of significantly increased planting to aid water 
uptake within the site, with assurance that the development 
would be contained by the existing extensive vegetation and 
further reduce the potential visual impacts.  

 
7.92 Both sites are considered acceptable from a highway safety 

perspective and can accommodate adequate levels of parking to 
minimise disruption to the local road network. It is not considered 
that there is a notable difference between the two in this regard.  

 
7.93 In terms of the deliverability of the development proposed under 

21/01343/OUT, it is understood through correspondence with the 



Planning Agent that a conditional contract has been issued with 
a developer, and the land is now fallow and there is vacant 
possession. There appears to be no constraints to the 
development proposed under 21/01343/OUT being delivered 
without delay.  

 
7.94 As raised within the neighbour representations for 

21/02027/OUT, there are overhead electricity cables running 
east to west across the site. This may restrict how the site can be 
developed or would require relocating underground at 
considerable cost. This issue may delay the deliverability of the 
development but would likely benefit the character and 
appearance of the area. 

 
7.95 Overall, for the reasons set out above, it is considered that 

application 21/01343/OUT is most suitable in planning terms to 
meet the required affordable housing needs of the village 
primarily for its significant environmental benefits which better 
accord with local and national planning policy regarding 
sustainable drainage and landscape impacts and goes way 
beyond the expectations of local and national planning policy in 
providing significant biodiversity net gains. While only at outline 
stage, 21/01343/OUT has established supported design 
principles and has no physical constraints to delivering the 
required development without delay.  

 
7.96 Having regard to applicable national and local planning policies 

and having taken all relevant material considerations into 
account including a comparative assessment of the planning 
merits of application 21/01343/OUT, it is recommended that 
planning permission should be refused should members resolve 
to approve 21/01343/OUT. 

8. RECOMMENDATION – REFUSAL for the following reasons: 
 

1) Further to the resolution to approve planning application 
reference 21/01343/OUT, the identified need for affordable 
housing for people with a local connection to Alconbury Weston 
has been met. As there is no longer a demonstrable need for 
affordable housing for people with a local connection to Bury, the 
proposed development fails to accord with the requirements of 
Policies LP2, LP9, LP10 and LP28 (parts a and b) of the 
Huntingdonshire Local Plan to 2036, and paragraph 78 of the 
National Planning Policy Framework 2021. 

 
2) In the absence of a signed Section 106 planning obligation, 
the proposed development would fail to deliver the required 
infrastructure and social benefits (affordable housing, formal and 
informal green space and sports provision, the cost of 
maintaining green space and a wheeled bins contribution for 
refuse). As such the proposal is contrary to paragraph 55 of the 
National Planning Policy Framework 2021 and policies LP3 part 



a. and LP4 of the Huntingdonshire Local Plan to 2036 and the 
Developer Contributions SPD 2011. This reason for refusal is 
capable of being satisfied by submission of a signed Section 106 
planning agreement that satisfactorily contributes to the 
infrastructure referred to in this reason for refusal. 

 
 
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 Lewis Collins Development 
Management Officer 01480 388077 
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From: developmentcontrol@huntingdonshire.gov.uk

Sent: 27 September 2021 11:39

To: DevelopmentControl

Subject: Comments for Planning Application 21/02027/OUT

Comments summary

Dear Sir/Madam,

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 27/09/2021 11:39 AM from Miss Charlotte Copley.

Application Summary

Address: Land North Of Butchers Close Alconbury Weston 

Proposal:
Outline application for the erection of up to 15no. dwellings (60% affordable) along with 
associated infrastructure and landscaping with all matters reserved apart from access 

Case Officer: Lewis Collins 

Click for further information

Customer Details

Name: Miss Charlotte Copley

Email: parishclerk@alconburywestonparishcouncil.co.uk

Address: 37 Station Road, Ramsey, Huntingdon PE26 1JB

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer made comments neither objecting to or supporting the Planning Application

Reasons for 
comment:

Comments: At full Council meeting, Alconbury Weston Parish Council voted unanimously in favour to ask 
the planning officer to provide more details on the proposed parking provision (including for 
visitors) and for flood mitigation (as part of the proposed site is subject to standing water 
during heavy rain), and request that consideration be given by the developers to contributing 
to the implementation of a 30-mph speed limit adjacent to the site and continuing up to 
number 43 Vinegar Hill.

Kind regards 
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with Appendix 8 of
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boundary thus can be dedicated
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