
DEVELOPMENT MANAGEMENT 
COMMITTEE 21st March 2022 

Case No: 21/01827/FUL  (FULL PLANNING APPLICATION) 
 
Proposal: CONSTRUCTION OF AN ACCESS ROAD TO SERVE THE 

BICTON INDUSTRIAL PARK EXTENSION (LOCAL PLAN 
ALLOCATION KB3) WITH ASSOCIATED NEW LANDSCAPE 
PLANTING 

 
Location: LAND SOUTH WEST OF 12A BROOK ROAD STOW ROAD 

KIMBOLTON 
 
Applicant: MR PAUL SEABROOK 
 
Grid Ref: 510545   269120 
 
Date of Registration:   06.08.2021 
 
Parish:  KIMBOLTON 
 

This application is referred to the Development Management 
Committee (DMC) in accordance with the Scheme of Delegation as 
the Parish Council's recommendation of refusal is contrary to the 
officer recommendation of approval. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site lies to the south of the Harvard and Bicton 

Industrial Estates and is approximately 0.8 kilometres to the north 
of Kimbolton. A County Wildlife Site separates the proposed 
access road from the southern boundary of the Bicton Industrial 
Estate. 
 

1.2 Planning permission is sought for the creation of a new access 
road that will serve an extension to the Bicton Industrial Estate that 
forms allocation KB3 of the Huntingdonshire Local Plan to 2036. 
KB3 is an allocation of 1.3 hectares of land adjacent to the existing 
Bicton Industrial Estate for light industrial business uses (Class 
B1c) (which has been replaced by Use Class Egiii). 

 
1.3 Officers have scrutinised the plans and have familiarised 

themselves with the site and surrounding area. 

2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (20th 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; 
• building a strong, competitive economy;  
• achieving well-designed, beautiful and safe places;  
• conserving and enhancing the natural, built and historic 

environment. 
 

2.3 Planning Practice Guidance and the National Design Guide 2019 
are also relevant and are material considerations. 

2.4 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 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP10: The Countryside 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP16: Sustainable Travel 
• LP17: Parking provision and Vehicle Movement 
• LP18: Established Employment Areas 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 

 
Local Plan Policies - For full details visit the government website 
Local policies 

 
3.3 Supplementary Planning Documents/ Guidance 

• Huntingdonshire Design Guide SPD (2017) 
• Developer Contributions SPD (2011) 
• Huntingdonshire Landscape and Townscape Assessment 

(2007) 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
 
 
 

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


4. PLANNING HISTORY 
 
4.1 None relevant – However the development is for the creation of 

access to allocation KB3 of the Huntingdonshire Local Plan to 
2036.  

5. CONSULTATIONS 
 
5.1 Kimbolton Parish Council recommend refusal due to concern that 

this will create a dangerous access.  Stow Road is narrow at the 
point the new road will join it and visibility is not good due to the 
nearby bends. Furthermore, it is thought a landscape appraisal 
should have accompanied the application in support, due to the 
impact. 

5.2 CCC Highways Team: The access junction has been designed 
with the appropriate dimensions for its use in a location agreed 
with the LPA. A speed survey has been carried out and the 
visibility splays calculated based on the results which are 
acceptable. Should the application obtain consent a full Transport 
Assessment will be required as part of the application for the 
development of the site. Requires suitable standard conditions. 

 
5.3 The Wildlife Trust - No specific comments to make regarding 

ecological impacts of the above application. The Preliminary 
Ecological Appraisal/Ecological Impact Assessment has identified 
no significant constraints to development and has made suitable 
mitigation and enhancement recommendations. Should 
permission be granted, these recommendations should be 
required to be implemented by way of a suitably worded planning 
condition(s). 

 
5.4 Landscaping and Trees comments - The current landscape 

proposals, albeit illustrative, appear to suggest avenue-like tree 
planting to either side of the access road. Though no 
measurements have been provided for the landscaped verges, it 
would appear to be a similar width to one lane of the access road. 
i.e. around 3.65m. It is considered that this would be an insufficient 
mitigation to minimise adverse effects on landscape and views 
and suggest that a minimum 10m woodland belt with trees planted 
at 2m centres, would be needed to the southern side of the road. 
The species mix should, where practical, be native, mimic the 
species found locally, and include species that will grow to a large 
mature size. Lighter screening on the northern side of the road 
would be adequate but suggest that this includes a native 
hedgerow (with trees) to provide forage for local wildlife. 

 An Arboricultural Impact Assessment report by Argenta Tree 
Surveys dated January 2022 was received by the LPA 27.1.22 and 
it confirms that no trees will be removed to implement the 
proposed development. It also concludes that it is unlikely any 



trees would be affected by the proposals and that no tree 
protection measures are required.  

5.5 County Archaeology Team – no objections. 

6. REPRESENTATIONS 
 
6.1 The occupiers of 27 neighbouring properties have been notified of 

the application. No representations have been received to date.  

7. ASSESSMENT  
 
7.1 When determining planning applications, it is necessary to 

establish what weight should be given to each plan’s policies in 
order to come to a decision. The following legislation, government 
policy and guidance outline how this should be done.  

 
7.2 As set out within the Planning and Compulsory Purchase Act 2004 

(Section 38(6)) and the Town and Country Planning Act 1990 
(Section 70(2)) in dealing with planning applications the Local 
Planning Authority shall have regard to have provisions of the 
development plan, so far as material to the application, and to any 
other material considerations. This is reiterated within paragraph 
47 of the NPPF (2021). The development plan is defined in 
Section 38(3)(b) of the 2004 Act as “the development plan 
documents (taken as a whole) that have been adopted or 
approved in that area”. 

 
7.3 In Huntingdonshire the Development Plan consists of: 

• Huntingdonshire’s Local Plan to 2036 (2019) 
• Cambridgeshire and Peterborough Minerals and Waste Local 
Plan (2021)   
• St Neots Neighbourhood Plan (2016) 
• Godmanchester Neighbourhood Plan (2017) 
• Houghton and Wyton Neighbourhood Plan (2018) 
• Huntingdon Neighbourhood Plan (2019) 
• Bury Village Neighbourhood Plan (2021) 
• Buckden Neighbourhood Plan (2021) 
• Grafham and Ellington Neighbourhood Plan (2022) 

 
7.4 The statutory term ‘material considerations’ has been broadly 

construed to include any consideration relevant in the 
circumstances which bears on the use or development of the land: 
Cala Homes (South) Ltd v Secretary of State for Communities and 
Local Government & Anor [2011] EWHC 97 (Admin); [2011] 1 P. 
& C.R. 22, per Lindblom J. Whilst accepting that the NPPF does 
not change the statutory status of the Development Plan, 
paragraph 2 confirms that it is a material consideration and 
significant weight is given to this in determining applications. 

 
7.5 The main issues to consider in the determination of this application 

are:  



• The Principle of Development 
• Design, Visual Amenity and the Impact upon the Character of the 
Area  
• Impact on Biodiversity and Geodiversity 
• Impact on Trees, Woodland, Hedges and Hedgerows 
• Impact upon Residential Amenity 
• Highway Safety, Parking Provision and Access 
• Other issues 
 

The Principle of Development  

7.6 The proposed development is for the construction of an access 
road to serve the proposed extension to the existing Bicton 
Industrial estate (Local Plan allocation KB3) with associated new 
landscape planting. Bicton Industrial Estate forms part of an 
Established Employment Area. 

7.7 The presumption in favour of sustainable development is outlined 
within the NPPF 2021. Section 6 (paragraph 84) of the NPPF 
(2021) is clear that planning policies should enable the sustainable 
growth of all types of business in rural areas. 

7.8 The application site is located in the Countryside as defined by 
Policy LP10 of Huntingdonshire's Local Plan, which sets out: 
Development in the countryside will be restricted to the limited and 
specific opportunities as provided for in other policies of this plan. 

Policy LP 10 states: 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.  

7.9 Paragraph 119 of the NPPF states planning policies and decisions 
should promote an effective use of land in meeting the need for 
homes and other uses, while safeguarding and improving the 
environment and ensuring safe and healthy living conditions. 



7.10 Paragraph 84 of the NPPF states planning policies and decisions 
should enable the sustainable growth and expansion of all types 
of business in rural areas, both through conversion of existing 
buildings and well-designed new buildings as well as the 
development and diversification of agricultural and other land-
based rural businesses. 

7.11 Allocation KB3 of the Huntingdonshire Local Plan to 2036 is 
identified as: 1.3ha of land adjacent to Bicton Industrial Estate, 
Kimbolton is allocated for light industrial business uses (class 
'B1c'). Successful development of the site will require: 
a. provision of satisfactory access appropriate to the nature of 
traffic 
b. provision of a tree buffer on the eastern and southern boundary 
to provide a screen to the surrounding countryside 
c. safeguarding the adjacent county wildlife site.  
 

7.12 Paragraph 13.44 of the Local Plan states: The site is located 
adjacent to an Established Employment Area but is bounded to 
the south and west by open countryside. The design and 
landscaping of any development will need careful consideration 
with regard to its setting and impact on the wider landscape, 
especially the adjacent county wildlife site to the west of the site 
and the heritage assets to the south. Substantial planting will be 
required on the eastern and southern boundaries to minimise the 
impact on views from the surrounding countryside. 

7.13 Paragraph 13.45 states: Although the location of the industrial 
estate is relatively unsustainable, in that access is almost 
exclusively by car, the estate successfully meets the needs of a 
range of businesses and makes a valuable contribution to the local 
economy. Ideally access to the site should be provided through 
the Established Employment Area. However, the Highways 
Authority have acknowledged that this may not be easily achieved. 
A detailed transport assessment will be required to demonstrate 
that an alternative access, upgrading one of the established tracks 
linking the site to Stow Longa Road to the west, can provide a safe 
and suitable access. If this is necessary impacts on the adjoining 
county wildlife site should be minimised. 

7.14 Paragraph 13.46 states: Using the job density figures from the 
Alconbury Enterprise Zone and the industry standard floorspace a 
jobs figure of approximately 140 may be possible on the 1.3ha 
identified. 

7.15 The purpose of the development is to serve the KB3 allocation site 
when it comes forward. As KB3 is an allocated site in the 
Huntingdonshire Local Plan 2036 significant weight should be 
given to this. A detailed Transport Statement by MTC Engineering 
has assessed the access in relation to the traffic that would result 
from the expansion of the Industrial Estate as the access alone 



would not generate additional traffic. The CCC Highways Team 
have assessed this Transport Statement and found the 
development acceptable in terms of highways safety therefore the 
development accords with part a. of allocation KB3. The land to 
the east and the north of the existing industrial estate is not within 
the ownership of the applicant. Given the existing road layout and 
the location of the buildings and car parking on the existing 
industrial estate it is not considered the site could be accessed 
from the north without wrapping around the entire industrial estate. 
Were this an option, in terms of landownership, it would result in 
the loss of a larger area of agricultural land to hard standing. Given 
the proposed access has been located close to the County Wildlife 
Site (CWS) it will be screened from the north by the CWS and a 
suitable landscape buffer to the south and east can be secured by 
condition. The development therefore accords with part b. of 
allocation KB3 regarding screening to the surrounding 
countryside. 

7.16 The Wildlife Trust have reviewed the proposed development and 
have raised no concerns, subject to conditions. The development 
therefore accords with part c. of allocation KB3 regarding 
safeguarding of the adjacent County Wildlife Site. 

7.17 The land is classified as Grade 2 land and although it fails to meet 
part a)i. of Policy LP10 it accords with the thrust of LP10 as it 
meets parts a)ii and parts b) and c) as it keeps the access in line 
with the Country Wildlife Site to the north and seeks to provide soft 
landscaping both to the east and the south of the access as well 
as adjacent to the County Wildlife Site. The access serves to wrap 
around the County Wildlife site. Given the access will serve the 
expansion of the Bicton Industrial Estate which will ultimately 
provide additional employment in the long term. The access has 
been assessed by the Local Highways Authority and has been 
found to be suitable in terms of highway safety. 

7.18 The proposed development therefore accords with Policies LP10 
of the Huntingdonshire Local Plan to 2036 and the NPPF (2021) 
and will enable suitable access to an allocated site for the 
expansion of the Bicton Industrial Estate when it comes forward. 

Design, Visual Amenity and the Impact upon the Character of the 
Area 
 
7.19 Policies LP11 and LP12 of the Huntingdonshire Local Plan to 2036 

state that developments should respond positively to their context, 
draw inspiration from the key characteristics of its surroundings 
and contribute positively to the area’s character and identity. 

7.20 It is not considered that a Landscape and Visual Impact 
Assessment (LVIA) is required in this instance for the access road, 
given the proposed soft landscaping however it is recognised that 



development of the allocation site KB3 will require a LVIA in the 
future. 

 
7.21 The access road is proposed to the northern edge of the 

agricultural field and roughly follows the line of the County Wildlife 
Site reducing the impact of the introduction of the road in the 
countryside setting. The access will result in the introduction of 
hardstanding in the countryside but a suitable soft landscape 
buffer will be sufficient to mitigate this harmful impact. 

 
7.22 Soft landscaping including a wildflower meadow is proposed to the 

north of the site between the road and the County Wildlife Site. 
Furthermore, soft landscaping, including trees, is proposed to the 
south and the east. It is recommended that any soft landscaping 
condition secure planting that is of a suitable width and level of 
maturity as well as suitable native species to ensure the access is 
suitably screened in line with the landscape officer’s 
recommendations. 

 
7.23 Overall, the proposal is considered to respond positively to its 

context within the surrounding built form and contributes positively 
to the areas character and identity. The proposal is therefore 
considered to accord with Policies LP11 and LP12 of the 
Huntingdonshire Local Plan to 2036, the Huntingdonshire Design 
Guide (2017), the National Design Guide and the NPPF (2021) in 
this regard. 

 
 
Impact on Residential Amenity 
 
7.24 Policy LP14 of the Local Plan to 2036 states a proposal will be 

supported where a high standard of amenity is provided for all 
users and occupiers of the proposed development and maintained 
for users and occupiers of neighbouring land and buildings. A site 
visit was carried out by the case officer during the consultation 
period of the application.  

 
7.25 No residential properties are located near to the proposed 

development therefore the development will have no impact on 
residential amenity. 

 
7.26 It is therefore considered that a high standard of amenity would be 

provided for all users of the development and maintained for 
neighbours. The development is considered acceptable in terms 
of overshadowing, overlooking, overbearing impact, loss of 
privacy, loss of light and would not have a significant detrimental 
impact upon residential amenity. The proposal is therefore 
considered to be in accordance with Policy LP14 of the Local Plan 
to 2036 and paragraph 130(f) of the NPPF (2021). 

 
 
 



Highway Safety, Parking Provision and Access 
 
7.27 Policy LP17 of the Local Plan to 2036 seeks to ensure that new 

development incorporates appropriate space for vehicle 
movements, facilitates access for emergency vehicles and service 
vehicles and incorporates adequate parking for vehicles and 
cycles.   

 
7.28 Cambridgeshire County Council as the Local Highways Authority 

have been consulted. The proposed access junction has been 
designed with the appropriate dimensions for its use and the 
proposed visibility splays are acceptable in line with the submitted 
details of the Highways Statement by MTC Engineering, dated 
May 2021. It is noted that a full Transport Assessment will be 
required as part of any submission for the development of 
allocation site KB 3. 

 
7.29 Subject to conditions the proposed development is considered to 

accord with Policy LP17 of the Local Plan to 2036 and the NPPF 
(2021) in this regard.  

 
Trees 
 
7.30 An Arboricultural Impact Assessment report by Argenta Tree 

Surveys dated January 2022 was received by the LPA 27.1.22 and 
it confirms that no trees will be removed to implement the 
proposed development. It also concludes that it is unlikely any 
trees would be affected by the proposals and that no tree 
protection measures are required. 

 
7.31 Cambridgeshire County Council as the Local Highways Authority 

have assessed the proposed access and the proposed 
development is not considered to have a detrimental impact on 
highway safety. 

 
 
Other Issues 
 
7.32 Community Infrastructure Levy (CIL): 

The development will 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. 

 
7.33 There are no other material planning considerations which have a 

significant bearing on the determination of this application. 

8. RECOMMENDATION  - APPROVAL subject to 
conditions to include the following 

 
• Time limits 
• Approved plans 



• Hard and soft landscaping 
• Lighting 
• Biodiversity  
• Precautionary measures relating to wildlife including speed 
bumps and signage. 
• Visibility splays 
• Junction radii 
• Highway drainage  
• Highway construction 
• Visibility splays 
• Width of access road 
• Tree protection measures 

 
 
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 Kathy Render Senior Development 
Management Officer Kathy.render@huntingdonshire.gov.uk  

mailto:Kathy.render@huntingdonshire.gov.uk


From: clerk@kimboltonandstonely-pc.gov.uk
To: DevelopmentControl
Subject: Planning Responses
Date: 30 September 2021 23:29:30

Hi,
 
My Council considered the following applications at their meeting today and their views are as
stated-
 
21/01966   8 Station Rd, Kimbolton – single storey side extension; dormers and new
fenestration.
 
Recommend approval as appropriate development
 
 
 
 
 
 
21/01827   Land SW of 12a Brook Rd Kimbolton – construct access road
 
Unanimously recommend refusal due to concern that this will create a dangerous access.  Stow
Road is narrow at the point the new road will join it and visibility is not good due to the nearby
bends.
Furthermore it is thought a landscape appraisal should have accompanied the application in
support, due to the impact.
 
 
 
 
 
21/01800/21/01801LBC   27 High Street, Kimbolton – change of use from 2 x retail units and 2 x
dwellings to a single dwelling.
 
Recommend refusal as contrary to policy LP22 in that it would undermine the key service centre
settlement role in the provision of services.
 
 
 
 
 
Regards
 
Lionel Thatcher
Clerk to the Council

mailto:clerk@kimboltonandstonely-pc.gov.uk
mailto:DevelopmentControl@huntingdonshire.gov.uk
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