
DEVELOPMENT MANAGEMENT 
COMMITTEE 25th APRIL 2022 

Case No:  20/00786/FUL 
  
Proposal:   Change of use of buildings to accommodate a 

biofuel production unit (B2 use) and retention of 
existing haulage and distribution use within 
surrounding yard. 

 
Location: Workshop North of Wansford Station 
  Great North Road 
  Stibbington 
  Peterborough 
  PE8 6LR 
 
Applicant: Pure Fuels (North) Ltd 
 
Grid Ref: 509188   297939 
 
Date of Registration:   28.05.2020 
 
Parish:  Sibson-cum-Stibbington 
  
RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee to form the Council’s view of the proposed 
development which is subject to a non-determination appeal 
reference 22/00014/NONDET and will therefore be decided by 
The Planning Inspectorate. The Council are required to 
submit a statement of case to The Planning Inspectorate by 
4th May 2022, including a list of any recommended conditions 
to be considered by the Planning Inspector should the appeal 
be allowed.  

Sibson-cum-Stibbington Parish Council object to the 
application. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site covers an area of approximately 0.7 

hectares north of Wansford Station, Old Great North Road 
Wansford. 

 
1.2 Planning permission is sought for change of use of 

buildings to accommodate a biofuel production unit (B2 
use) and retention of existing haulage and distribution use 
within surrounding yard. 

 



1.3 The site is situated in flood zone 1 as defined on the 
Environment Agency Flood Map for Planning and the 
Huntingdonshire Strategic Flood Risk Assessment 2017. In 
addition, there are a number of Grade II listed buildings in 
proximity to the site at the Wansford Railway Station 
adjacent to the site known as the Nene Valley Railway. 

 
1.4 The site is situated close to highway routes with the A1, 

between Huntingdon and Peterborough. The junction to the 
A1 South is approximately 0.65 km from the site and to the 
A1 North is approximately 1.16km. 

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 
LP10: The Countryside  
LP11: Design Context 
LP12: Design Implementation 
LP14: Amenity 
LP15: Surface Water 
LP16: Sustainable Travel 
LP17: Parking Provision and Vehicle Movement 



LP30: Biodiversity and Geodiversity 
LP31: Trees, Woodland, Hedges and Hedgerows 
LP33: Rural Buildings 
LP34: Heritage Assets and their Settings 
LP36: Air Quality 
LP37: Ground Contamination and Groundwater Pollution 
 
Supplementary Planning Documents/ Guidance 
 
- Huntingdonshire Design Guide SPD (2017) 
- Developer Contributions SPD (2011) 
-Huntingdonshire Landscape and Townscape Assessment 

(2022) 
- Cambridgeshire Flood and Water SPD 2017 
- Huntingdonshire Tree Guidance Note 3 
 

 For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 7400785FUL - Warehouse - approved 20/1/1975 
 
4.2 7500066FUL - Covert Store to office - approved 5/5/1975 
 
4.3 7500605FUL - Erection of storage building - Withdrawn. 
 
4.4 7500729FUL - Erection of a storage building – Withdrawn 
 
4.5 7800505FUL - Change of use of building to storage- 

approved 12.6.78 
 
4.6 8001091FUL - Erection of covered way loading - approved 

13.10.80 
 
4.7 9500516FUL - Change of use to wholesale and retail sale 

of furniture class A1 and B8 - Refused 11.7.1995 
 
 9900033FUL - erection of extraction stacks for ducting to 

spray booth - approved 3.3.1999 
 
4.8 0503403CLED - to certify retention of use as haulage 

contractor's storage and distribution yard, painting, repair 
and reconditioning of commercial vehicles (workshop and 
paint store) and ancillary office accommodation - granted 
May 2006 

5. CONSULTATIONS 
 
5.1 Sibson-cum-Stibbington Parish Council:  
 Object strongly object to the above proposal. 
  Having viewed the application and all the documents we 

consider this to be Planning in Retrospect. This site has 



been used for the production of Biofuels since 2016.  With 
no prior notice to either the Residents or the Parish council 
and local businesses, when production was first initiated. 

  
 There have already been at least 3 incidents where 

emergency services have had to attend, which endangered 
the lives of both employees and local residents, and also 
resulted in one employee being treated by The Ambulance 
service at the scene. 

  
 This Yard was permissioned to be a Bus/Haulage yard and 

was not built, and to our mind, does not have the safety 
features you would expect from this type of activity, i.e., 
production of large quantities of highly flammable fluids 

  
 The fact that there are 6 huge gas tanks within reach of 

where the production of Biofuels is taking place, could in 
itself be considered dangerous, and also this site in close 
proximity of the A1 and the adjoining Railway Station. 

  
 Over the past 4 years both the PC and HDC, and CCC 

together with the Environment Agency and Health and 
Safety Executive have received numerous complaints from 
residents, regarding  very Strong Odour, which catches in 
ones throat when using the adjoining pathway, Noise, 
Pollution, Lorries visiting at all times of the night, lights 
being left on in close proximity of resident's bedroom 
windows.  Lorries regularly queue to gain access 
throughout the day and night to "refuel". We do not see any 
application for a refuelling site included in the documents 
provided by HDC Planning. 

  
 Meetings have taken place with Government Minister, 

Michael Gove, Local MP Shailesh Vara, District Councillors, 
both HDC and CCC, to object to this type of activity being 
carried out in a Conservation Area and a beautiful village 
setting. 

 
5.7 Health and Safety Executive:  
 The development does not intersect a pipeline or hazard 

zone, HSE Planning Advice does not have an interest in the 
development. 

 
5.8 Peterborough City Council: 
 The site is in close proximity to the Peterborough City 

Council boundary, and the proposed use has the potential 
to significantly adversely impact the Nene Valley Railway 
(NVR). NVR provides a significant amenity benefit to both 
local residents and visitors from further afield. The planning 
authority will need to be satisfied that potentially negative 
amenity issues, particularly those of odour for example, are 
appropriately controlled and mitigated as required. 



 
5.9 Environment Agency: 
 Any pollution control measures required for this change of 

use would be regulated under the Environmental Permit.  
As such we have no objection to the proposed 
development. 

 
 [Further comments from the Environment Agency received - 

01/12/2020] 
 The site is already in place and is operating under an 

environmental permit for biodiesel production.  
 The Environment Agency has received a number of noise 

reports since the permit was issued in 2017, however, the 
vast majority of these have been attributed to vehicle 
movements including overnight movements. 

 The site environmental permit only covers the biodiesel 
production activity operated by Pure Fuels and does not 
cover any transport operations and as such the noise from 
lorries falls outside our jurisdiction.  There have been a few 
noise reports regarding the actual site in the last 3 years but 
these have been declining year on year and we have only 
received one noise report relating to the plant in 2020.  
Which was caused by a damaged air pump and was soon 
repaired.  Site inspections have not revealed any particular 
noise issues and the site is compliant with its permit in 
regard to noise. 

 
 The site is shared between Pure Fuels and Freemans 

Transport. The transport company are a separate entity to 
Pure Fuels and hence the Environment Agency have no 
power in regard to noise resulting from activities on the site.  

 
 As regards to odour, the Environment Agency receive 
 regular odour reports relating to the site operations which 
 cover a range of descriptions, the most common being used 
 cooking oil. 
 
 Site inspections have looked at the treatment and storage 

operations with a view to reducing odours. 
A number of site improvements have been made including 
repairs to the main production building to help prevent any 
fugitive odour emissions and storage of used cooking oils in 
IBC containers away from the perimeter fencing and 
neighbourhood housing.  All IBC containers are now stored 
within the production facility thereby further reducing the 
odour potential from the storage of this material. 

  
 Odour assessments in the area have been conducted by a 

variety of Environment Agency Staff and while some low-
level odours have been detected these have not been 
considered to be at levels likely to cause pollution. 
Residents living in close proximity to Pure Fuels will always 



be exposed to some occasional odour from the operations 
and we are currently working with the site operators and 
liaising with local residents in order to further reduce odour 
potential from the site. 

 
 In the opinion of the Environment Agency the site is 

currently operating within the conditions of its environmental 
permit.  We hope this is of assistance to you.   

 
 [Further EA comments received 18/2/21 - To provide 

supplementary information regarding the above mentioned 
site in addition to our response dated 1st December 2020.] 

 Pure Fuels (North) Ltd operate on a standard rules 
SR20009No3-Low Impact Installation Permit for the 
production of Biodiesel which was issued by the 
Environment Agency on the 2/10/2017.  Planning 
permission is not required to be in place for an 
Environmental Permit to be granted. 

 
 Over the last three years we have received a number of 

reports of odour and noise.  These have come from a range 
of properties near the site.  As stated previously noise 
reports have been reducing year on year, to the point that 
we received one complaint during 2020.  However, we still 
have continued to receive reports of odour. 

   
 In the Environmental Permit, condition 3.3.1 requires 

emissions from the activities shall be free from odour at 
levels likely to cause pollution outside the site, as perceived 
by an authorised officer of the Environment Agency, unless 
the operator has used appropriate measures, including but 
not limited to, those specified in any approved odour 
management plan, to prevent or where that is not 
practicable, to minimise the odour. 

 
 Over the last three years we have conducted a number of 

inspection and monitoring of the site to determine whether 
they are compliant with their permit in relation to odour. 
 

 2018: During this year we received 36 odour reports.  From 
 our unannounced assessments during operational hours we 
 identified some faint and intermittent odour from the site. 
 However apart from one occasion, these were not at levels 
 likely to cause pollution of the environment. 
 
 2019: During this year we received a total of 44 odour 

reports.  We carried out both announced and unannounced 
inspections. We received notifications that the main 
production door was being left open, this was investigated 
with Pure Fuels and it was agreed that this would be kept to 
an absolute minimum to allow delivery and moving of 
materials in and out of the production facility.  We were 



satisfied that the operator had taken all appropriate 
measures to comply with their permit conditions at that 
time. 

 
 2020: We received a total of 44 odour reports this year.  

During July odour assessments were conducted at a series 
of locations from around the area of Pure Fuels permit 
boundaries in different locations by a series of different 
officers, on different days and differing times, both when 
production was and was not scheduled to take place.  
These assessments were not announced to Pure Fuels or 
local residents.  The outcome of the odour assessments 
that were undertaken over this period demonstrated that the 
site was found to be compliant with its permit with regards 
to odour emissions at that time. 

 
 As further reports of odour were received, I spoke with 

residents in October 2020 about using an odour diary to 
help us identify any particular patterns to investigate, as we 
have not substantiated odour at the levels reported in the 
past.  Postdate site activities request were sent to Pure 
Fuels to cover the same period.  Two residents completed 
diaries for a short period but we have not received any 
diaries since November 2020 despite a small number of 
odour incidents still being reported.  The collected data was 
unable to link the reports of odour to the sites activities. 

 
 We had planned to conduct a further series of 

unannounced odour assessments towards the end of the 
year, however due to further lock down restrictions we had 
to pause the work. 

 
 2021: We have received a total of 5 odour reports to date 

this year.  In light of recent further complaints about the 
condition of the building and duration of door opening.  We 
will look to conduct further unannounced odour 
assessments over the coming weeks. 

  
 In summary the outcome of the odour assessments that 

have been undertaken to date by a variety of Environment 
Agency Officers at different times announced or 
unannounced have consistently shown that Pure Fuels are 
compliant with Permit condition 3.3.1 for odour. 

 
 Over the last three years, we have also received numerous 

complaints outside of our remit relating to highways and 
lorry parking, the haulage company and related traffic and 
Health and Safety Executive issues. 

 
 [EA update received 12/3/21] 
 Due to further reports of odour, we have conducted another 

series of visits to the area to monitor it. These were carried 



out by various regulatory officers, on various days and at 
various times. The result of those visits is that we detected 
intermittent, low levels of odour at numerous times. We 
have determined that those levels and duration of odour 
can have a disproportionate effect on the quality of life of 
the local residents. We also noted a number of failings in 
terms of site housekeeping and following of procedures as 
well as a deterioration in the site condition over the last few 
months, whilst we have been unable to attend site due to 
Covid restrictions. As a result we have recorded significant 
non-compliance against the permit and are requiring Pure 
Fuels Ltd to provide timescales for these issues to be 
resolved swiftly which we will monitor and take further 
action if they are not met.  

 
5.10 HDC Environmental Health: 
 [Comments received on 29/6/20]   
 As far as Environmental Health are aware the change of 

use to a biofuel production unit has already taken place and 
in this respect the application is retrospective. We have the 
following comments to make.   

 
 Environmental Health have received numerous complaints 

about the site since it started operating in 2017.  There are 
a number of companies involved at the site; the planning 
application has been submitted by Pure Fuels (North) Ltd 
but the environmental permit is held by Pure Fuels Ltd and 
the haulage/distribution activities are operated by different 
companies (Freemans Transport Limited and A & C 
Freeman Limited) although there are shared company 
directors and an association between their activities.   

 
 Environmental Health have received complaints related to 

odour, noise and light nuisance.  The biofuel activity has an 
Environmental Permit issued by the Environment Agency 
(EA). Environmental Permits are required where an activity 
may pollute the air, water or land.  Complaints received by 
Huntingdonshire District Council (HDC) relating to the 
biofuel activity have been directed to the EA in the first 
instance to investigate as they are the relevant enforcement 
authority concerning conditions on the Environmental 
Permit.  Environmental Health are aware that complaints 
are still being made regarding odour and low frequency 
noise and it is possible permit conditions are not being 
complied with and there is a negative impact on the 
surrounding amenity.   

 
 I strongly recommend the EA, Cambridgeshire County 
 Council, Cambridgeshire Fire and Rescue Service and the 
 Health and Safety Executive are consulted on this planning 
 application, if they haven't been already.  
 



 If information is received from the EA that permit conditions 
are not being complied with then granting planning 
permission for the change of use of buildings may have a 
detrimental impact on the nearby residential amenity.  Is it 
possible to link the change of use of the building to 
compliance with the Environmental Permit, such that 
permission is rescinded if permit conditions are not being 
complied with? 

 
 Where complaints have related to the haulage/distribution 

activity on site Environmental Health at HDC have 
investigated. This led to a noise abatement notice being 
served after it was found that a statutory noise nuisance 
was being caused by vehicle movements, maintenance, 
loading/unloading and refuelling of HGVs during the night. 
Since the notice was served in 2017 and a memorandum of 
agreement was made between HDC and Freemans 
Transport Limited (Copy Attached), HDC has continued to 
receive complaints and received a complaint as recently as 
May 2020. The memorandum of agreement states that they 
(Freemans Transport Ltd) shall endeavour to vacate the 
site by the 30 November 2018 which did not occur. Due to 
these circumstances I object to planning permission being 
giving unconditionally and request that a condition is used 
to limit HGV movements so that HGV movements, 
maintenance, loading/unloading and refuelling is limited to 
the following hours 07:00 -19:00 Weekdays, 07:00 - 13:30 
Saturdays and no HGV movements, maintenance, 
loading/unloading and refuelling on Sundays, Public and 
Bank Holidays. Consultation would be needed with 
Planning Enforcement to ensure this suggested wording is 
enforceable.  

 
 The correspondence concerning the noise abatement 

notice served by HDC concerning HGV movements have 
been with Andrew Manton Pannell Freeman and some of 
the other representatives from the Pure Fuel registered 
companies.  

 
 No details of lighting are shown on the drawings submitted 

and further information on lighting is requested. This matter 
can be dealt with by a condition to secure a scheme of 
lighting provision within a specified reasonable timescale of 
which three months of the date of the decision is 
considered appropriate for a development of this nature. 

 
Officer Response: The EA the Health and Safety Executive 
have been consulted on the application and their responses 
have been summarised.  

 
 [Comments received on the 23/12/2020] 



Following our discussions on this application I can confirm 
that if  planning permission is to be granted we require the 
following conditions and informative to be applied: 
Conditions: 

 
1) HGV movements, maintenance, loading/unloading and 
refuelling is limited to the following hours 07:00 -19:00 
Weekdays, 07:00 - 13:30 Saturdays and no HGV 
movements, maintenance, loading/unloading and refuelling 
on Sundays, Public and Bank Holidays. 

 
 2) The refuelling of vehicles shall be limited to those 

vehicles operated from the site as part of the haulage and 
distribution use under the goods vehicle operator's licence.   

 
 Both of these are required to protect the surrounding 

amenity from noise and disturbance.  This is as we have 
had numerous complaints about noise from the haulage 
use of the site and have served a noise abatement notice 
on Freemans Transport Limited that currently operate from 
the site.   

 
 We have not recommended a condition relating to odour as 

odour is controlled by conditions on the Environmental 
Permit that the Environment Agency are responsible for. 

 
 Informative: 
 The underground storage tank should not be used until an 

assessment has been undertaken to ensure it is suitable 
and conforms with current health and safety standards and 
has appropriate engineering requirements to prevent 
pollution.  There will also need to be an appropriate 
management system and controls in place as well as 
emergency plans and procedures.  

 
5.11 Cambridgeshire County Council Highways: 
 With regard this application, within the documentation 

provided, it indicates that the vehicle movements 
associated with the biofuel production is 4 movements per 
day 2 (2 in 2 out). The movements (heavy) associated with 
the haulage and distribution element, because the operator 
licence limit (10 vehicles) would reasonably produce 20 
movements per day.  
 
It has also been indicated that there is no limit on traffic 
movements associated with the already established use 
and that previously operators had a licence to operate 30 
vehicles from the site, which would equate to around 60 
movements a day. 

 
 The application form indicates a reduction of parking for 

HCV use on the site from 20 to 10 parking spaces which 



again would indicate a possible reduction of vehicles using 
the site.  

 Can the local planning authority confirm that the above 
information is correct? 

 
 I also note that the existing and proposed drawing indicates 

a lorry spray booth and sand blasting bay. Were there any 
movements associated with these uses, or was it for the 
sole use of the haulage company's own fleet? 

 
 Looking at the site itself, I would like indicating on an 

additional plan the areas proposed for parking and for 
turning. 

 
 The access road to the site (Old Great North Road) is of a 

suitable standard to cater for the size of the vehicles 
indicated, which is as you would expect given the roads 
history. I await the above information. 

 
 [Further comments received 24/11/20] 

From the information provided it is apparent that the site 
operator's licence has been surrendered, notwithstanding 
that site previously had permission for 25 vehicles and 50 
trailers.  What standing (if any) does this have with the LPA 
in relation to the use of the site? 

 
 The supporting statement indicates the site currently has an 

existing B8 and B2 use class with no limit on vehicle 
movements (I note that within the application form the 
relative scale of the B2/ B8 uses have not been provided). 

 
 Further, it was anticipated that the applicant would provide 

existing/ and proposed movements across the site, such 
that a comparison with the proposal could be made based 
upon current movements, rather than the historic use. 

 
I note that the access to the site from Great North Road is 
not geometrically suitable for two-way HCV access.  
Accordingly, in assessing this application in relation to 
vehicle movements, the LPA's view of the permitted use/ 
uses within the site edged red is considered essential.  

 
Notwithstanding the above, on the basis of the submitted 
statement, the site may have permission to operate with 
unlimited vehicle movements (if the submitted statement is 
correct).   

 
In the absence of any further information forthcoming from 
the applicant, interrogation of the TRICS data base 
indicates that a site of such scale could generate in the 
region of 56 movements per day, with 25% being HCVs 
within a B2 Use Class. 



 
 Within a B8 Use Class, the site could generate around 41 

movements per day, with 50% being HCVs. 
 

In relation to the above the proposed development 
comprises two vehicle deliveries per day (2 arrivals/ 2 
departures - 4 movements).    

 
When reviewing the potential use of the site and that 
proposed, I do not consider that refusal could be 
substantiated in the event of any subsequent appeal where 
the NPPF Para 108 states that 'Development should only 
be prevented or refused on highways grounds if there 
would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be 
severe', which would not consider to be the case in this 
instance.    

 
 However, the LPA may wish to consider the impact of the 

proposal on local residential amenity. 
 
 [Final comments received - 25/11/20]  
 Following confirmation of the above request for further 

information in relation to the extant permissions on the site I 
have nothing further to add to my last consultation 
response. 

 
5.12 HDC Conservation Team: 
 There is concern about the size of the vehicles using the 

site which has resulted in the seeking conservation 
comments on the change of use proposal on the heritage 
assets at Wansford Station. Whilst this proposal does affect 
the setting of several listed buildings there is no 
conservation area designation. A conservation area 
designation would have enabled factors that contribute to 
the character of the site (noise, odour, etc.) to be 
considered. The proposal must be measured against the 
impact on the setting of the listed building and any factors 
that affect the architectural and historic significance of the 
listed building. These factors will not be affected therefore 
there is no objection to the C/U proposal. There is concern 
about the size of the vehicles using the site which has 
resulted in the unauthorised demolition of a stone gate pier. 
If consent is granted can the size of the vehicles using the 
site be conditioned and restricted? 

6. REPRESENTATIONS 
 
6.1 The application was published by means of a site notice 

and  direct notification. The following comments have 
been received. 

 



6.2 The representations received raise concerns with regards to 
the proposal and the impact on residential amenity because 
of noise, odour, highway safety, site safety, residential 
amenity, pollution, accidents, and more appropriate uses for 
the site.   

 
6.3 Nene Park Trust is concerned the nature of this enterprise 

is not  compatible with the adjacent heritage railway and the 
open  countryside which the Trust is responsible for. The 
safety record on site is of concern and does not suggest a 
sufficiently competent operation or one which could 
reassure us against  future pollution incidents that may 
affect the Trust's land, water courses or visitors. 

 
6.4 Air pollution, there is frequently an obnoxious smell of used 

 cooking oil /waste fat, sometimes for days on end. This 
smell can become intrusive and overwhelming causing us 
to leave our home to stay away for nights on end. The smell 
permeates through the structure of our old building so there 
is no escape I have personally witnessed NVR visitors and 
tourists leaving the  Nene Park complaining of the smell. 
There are frequent releases of clouds of visible fumes as 
the buildings are not air tight in contradiction to EA 
licencing. 

  
6.5 Potential for noise and disturbance from vehicles, proximity 

to the A1 and potential from danger with regard to spills, 
leaks and fires. 

  
6.6 Objections with regard to impact on residential amenity, due 

to floodlights erected on the site.  Noise and disturbance 
from the HGV's entering, existing and being parked within 
the site. 

 
6.7 Potential for spills of oil/chemicals which may pollute local 

 watercourses and also onto the nearby highway network. 
There  has been a serious accident/fire at the site which has 
resulted in employees being injured. 

  
6.8 Concerns raised that any further accidents at the site could 

result  in fatalities.  
  
6.9 Use of the site for small businesses/agriculture as per 

previous use would be more appropriate.   
 
6.10 This operation has been ongoing for the last three years. 
 Noise and disturbance from activities within the site which 

impact on neighbouring properties. Jet washing/Cleaning 
the site etc. 

  
6.11 Parking on the public highway (Old Great North Road) 

which  blocks access to parking for residents. Difficulties 



when the Nene Valley Railway is open and additional 
vehicles are in the area. 

 

7. ASSESSMENT  
 
7.1 The main matters to consider in the determination of 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: 

 
7.2 The main matters for consideration are: 
 

-  The Principle of Development 
-  Design, Visual Amenity and the impact upon the 

Character of the Area  
-  Impact on Heritage Assets 
-  Impact upon Amenity 
-  Highway Safety, Parking Provision and Access 
-  Biodiversity 
-  Trees 
-  Flood Risk and Drainage 
-  Other Matters 

 
 
 The Principle of Development 
 
7.3 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. 

 
7.4 The NPPF (2021) outlines in Chapter 2 Achieving 

Sustainable Development means that the planning system 
has three overarching objectives, economic, social and 
environmental. The presumption is in favour of sustainable 
development. 

 
7.5 Paragraph 12 of the NPPF advises that the presumption in 

favour of sustainable development does not change the 
statutory status of the development plan as a starting point 
for decision making.  Where a planning application conflicts 
with an up-to-date development plan permission should not 
usually be granted. Local Planning Authorities may take 
decisions which depart from a development plan but only 
where other material considerations indicate otherwise. 

 
7.6 A certificate of existing lawful use was issued in May 2006 

under planning reference 0503403CLED for “Retention of 
use as haulage contractors storage and distribution yard, 
repair and reconditioning of commercial vehicles (workshop 
and paint store). Ancillary office accommodation.” The 
certificate allows a specific mixed sui-generis use of the site 
comprising use classes B2 (General Industrial) and B8 
(Storage and Distribution) with an ancillary element of B1 
(now E(g)) office space. The annotated plan attached to the 
existing lawful use certificate identifies the main building as 
B2 use, the former stable building as office use and the 
yard as B8 use. 

 
7.7 A haulage depot itself is a sui-generis planning use (a class 

of its own) which is currently primary use of the site’s yard 
within the areas identified as lawful B8 use on the above-
mentioned certificate, albeit the B8 use described on the 
plan appended to the certificate reference haulage 
contractor’s storage and distribution. The haulage use of 
the site is currently carried out by Freemans Transport Ltd. 

 
7.8 An accurate use class for biofuel production is what was 

formerly known as B6 “special industrial” use class 
including “distilling, refining or blending oils (other than 
petroleum or petroleum products)” which has now been 
amalgamated into use class B2. Use class B2 is defined 
within the Town and Country Planning Use Classes 
Regulations 2020 as “Use for the carrying on of an 
industrial process other than one falling within the uses 
described in Schedule 2, Class E, sub-paragraph (g).” 

 



7.9 It is considered that the biofuel production unit operated by 
Pure Fuels Ltd is a B2 use consistent with the identified use 
class of the main building consented by 0503403CLED for 
repairs and workshop. 

 
7.10 Given the uses consented by 0503403CLED, the effect of 

the lawful use certificate is a specific sui-generis use of the 
site. Following an enforcement investigation, it was 
considered that the proposed uses of the site would require 
planning permission to alter from the specific uses that 
were quoted in the 0503403CLED lawful development 
certificate, and an application was invited (on a non-
prejudicial basis) so that the creation of a new specific sui-
generis use of the site could be assessed. 

 
7.11 Having assessed the site history, it is not considered that 

there has been an abandonment of the general industrial 
and haulage use of the site and therefore the established 
uses of the site should be a material consideration in the 
assessment of this application. 

 
Policy LP10 – The Countryside 

7.12 The site is situated in open countryside outside the 
settlement of Wansford itself, in a small group of buildings 
adjacent to the Nene Valley Railway Station. To the front of 
the site are a terrace of dwellings. The vehicular access is 
adjacent to the terrace of dwellings. The site is situated 
close to highway routes with the A1, between Huntingdon 
and Peterborough. The junction to the A1 South is 0.65 km 
from the site. The proposal is situated near Wansford which 
is a small settlement.    

 
7.13 LP10 seeks to ensure development in the countryside is 

restricted to limited and specific opportunities as provided 
for in other policies of the plan. All development must seek 
to use lower grade agricultural land, avoiding grade 1 to 3a 
where possible and recognise the intrinsic character of the 
countryside and not give rise to noise, odour, obtrusive light 
or other impacts that would adversely affect the use and 
enjoyment of the countryside by others. In the case of this 
application the site is already established by virtue of its 
location close to the Railway Station as it did form part of 
the railway complex but over time the building and site 
changed hands and is now in separate ownership from the 
railway station complex. The location is in proximity to good 
transport links. 

 
7.14 Policy LP19 of the Local Plan states that in the countryside 

there are limited and specific opportunities for sustainable 
development related to maintaining a healthy rural 
economy. A proposal for business development in the 



countryside will only be supported where it fulfils the 
requirements of one of the following categories. 

 
New business development 
A proposal for business uses (class 'B') will be supported 
where it: 
a.  is within a defined Established Employment Area; 
b.  immediately adjoins and is capable of being integrated 

with an Established Employment Area; 
c.  involves the reuse of land in use or last used for 

business uses (class 'B'); or 
d.  involves the reuse or replacement of existing buildings 

as set out in policy LP 33 'Rural Buildings'. 
 
In all cases office uses (class 'B1a') will be limited to a total 
of 600m2 floorspace. Expansion of an existing business 
 
A proposal for the expansion of an established business 
within its existing operational site will be supported. 
 
A proposal for the expansion of an established industrial or 
rural business on land outside of its existing operational site 
in the open countryside will be supported where it is 
demonstrated that: 
e. opportunities to reuse existing buildings have been fully 

explored; and replacement or new build are 
 only proposed where it can be demonstrated that no 

suitable reuse opportunities are available; 
f.  any opportunities to make more efficient use of land 

within the existing site boundary are not suitable for the 
proposed use; 

 
7.15 A rural business is one which has a legitimate reason to be 

located in the countryside, including but not limited to 
agriculture, horses, horticulture or forestry. However, while 
it is noted that the proposed use of the site would be for 
industrial purposes alongside a haulage company which 
would ordinarily be resisted in the countryside as new 
development, the established lawful use of the site in this 
instance  is a significant material consideration. Having 
regard to the established lawful use, it is considered that 
the re-use of the site for the proposed development is 
acceptable. Notwithstanding the matter of principle, there 
are other material considerations that must be taken into 
account when determining this application and these are 
expanded on in the proceeding paragraphs of this report. 

 
 

Design, Visual Amenity and the impact upon the 
Character of the Area  

 



7.16 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. 

 
7.17 Policy LP11 seeks to ensure that where it can be 

demonstrated that a proposal responds positively to its 
context and has drawn inspiration from the key 
characteristics of its surroundings including natural, historic 
and built environment to help create distinctive high quality 
and well-designed places. In order to achieve this a 
proposal will need to have applied the guidance contained 
in the Huntingdonshire Design Guide SPD (2017). The 
Huntingdonshire Landscape and Townscape Assessment 
SPD (2007) and applicable conservation area statements. 

 
7.18 The proposal is for change of use only with no new 

buildings. The development is for the continued utilisation of 
existing buildings and the yard for commercial purposes. 
There have been fuel pumps and associated equipment 
added to the yard, which the agent advises have been there 
for a considerable period of time, but no new buildings have 
been erected on the site. 

 
7.19 Given the established use of the site which has already 

altered the character and appearance of the area and the 
scale and nature of the proposals, it is considered that the 
re-use of the site for the proposed development would not 
have an unacceptable impact on the character and 
appearance of the area. 

 
Impact on Heritage Assets 

7.20 The National Planning Policy Framework 2021 states that 
when considering the impact of a proposed development on 
the significance of a designated heritage asset, great 
weight should be given to the asset's conservation (Para 
193) and that any harm to, or loss of, the significance of a 
designated heritage asset (from its alteration or destruction, 
or from development within its setting) should require clear 
and convincing justification (Para 194). The NPPF 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 (Para 196). 

 
7.21 Policy LP34 of the Local Plan to 2036 outlines that "Great 

weight and importance is given to the conservation of 
heritage assets and their settings. The statutory 
presumption of the avoidance of harm can only be 
outweighed if there are public benefits that are powerful 
enough to do so.” 



 
7.22 The proposed development is situated in proximity of Grade 

II Listed Buildings which include Wansford Station, 
Wansford Viaduct, signal box to Wansford Station. There is 
also a tunnel at Wansford but this is approximately 500 
metres from the site and is unlikely to be adversely affected 
by this development proposal. Consultation responses have 
been sought from Heritage England who do not object. The 
Conservation Officer makes the following comments to the 
proposal.   

 
"The proposal must be measured against the impact on the 
setting of the listed building and any factors that affect the 
architectural and historic significance of the listed building. 
These factors will not be affected therefore there is no 
objection to the [change of use] proposal." 

 
7.23 Historic England do not wish to make comments but advise 

to leave to the local conservation specialist. 
 
7.24 It is considered that because the proposal for biofuel 

production is using existing buildings and due to the nature 
of the use of the associated yard within a lawful storage and 
distribution area, the harm to nearby heritage assets is less 
harmful and given the existing lawful use of the site, the 
proposal would have a neutral impact. The proposed 
development is therefore considered to accord with Policy 
LP34 of the Local Plan to 2036 and the NPPF (2021) in this 
regard. 

 
 
 Impact on Amenity 
 
7.25 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. 

 
7.26 The closest residential properties are a row of terraced 

houses the back gardens of which are approximately 30 
metres away from the buildings on the site used for biofuel 
production. The residential properties back onto the yard 
and turning area to the front of the production buildings 
which also form part of the yard area used by the haulage 
company who occupy the site. 

 
Noise 

7.27 A noise assessment has been submitted with this 
application which advises that the risk of noise from the 
operation on the site is low to medium. This assessment 
considers noise from the adjacent A1 on the residential 



properties and considers the operation of the site for 
biofuels which concludes is unlikely to cause disturbance to 
residents. The EA guidance for development which may 
result in noise issues is to provide a noise management 
plan which includes "the level of detail should correspond to 
the risk of giving reasonable cause for annoyance at 
sensitive properties". The consultants who carried out the 
noise assessment advise that the assessment of risk is low 
to medium. For the following reasons; 

 
 “The processes are performed indoors and the process 

building Class B2 General industrial with no hours or 
sound level constraints. 

 
 “The Haulage use presently has no hours or sound 

level constraints.  Heavy goods vehicles access the site 
day and night times. The use class of the Haulage use 
is Sui Generis. 

 
 “Railway Cottages lie beyond the eastern boundary of 

the site and their main elevations front to the Old Great 
North Road. The rear or west elevations are to the Pure 
Fuels site and process building. The most easterly 
distillation building is approximately 45 metres from the 
rear facades of Railway Cottages. 

 
 “The A1 is to the west of the site and is elevated at the 

point where it crosses the Nene Valley Railway 
Museum tracks. The dual carriageway is typically 220 
metres from Railway Cottages and is the dominant 
sound in the vicinity of the cottages. 

 
 “To the south of the site on the far side of the railway 

tracks is the Nene Valley Railway Museum. This is a 
popular visitor and enthusiast attraction running vintage 
rail vehicles and an associated maintenance workshop.”  

 
7.28 The noise consultant’s report submitted with the application 

considers the risk of reasonable cause for annoyance to 
residents at Railway Cottages to be low during the daytime 
07:00-23:00 periods.  The night time features a lower level 
of ambient sound from the A1 traffic and an absence of 
sound from the museum activities.  The statement focuses 
on the 23:00 to 07:00 hours period and examines the risk in 
more detail.  

 
7.29 The noise assessment considers the risk of giving 

reasonable cause for annoyance to visitors, employees and 
volunteer staff on the Nene Valley Railway Museum to be 
extremely low. This receptor is considered of less relevance 
than Railway cottages. 

 



7.30 The noise management plan put forward by Pure Fuels to 
the EA in 2017 was accepted subject to the agreement of 
the following which is contained in the Environmental 
Permit and was subject to the following considerations. 

 
 Background sound data level 
 Detail of the levels from each source 
 Distances to receptors 
 A prediction of the impact of process plant sound 
 Mitigation measures 

 
7.31 The resulting mitigation measures put forward after the EA 

considered the application and granted the permit subject to 
the following;  

 
 The electrical generator has been relocated to an 

enclosed location at the north/south/east/west of the 
factory furthest away from residential receptors to the 
east. 

 Machinery will be equipped with acoustic cladding and 
will be enclosed within the buildings. 

 Equipment will be regularly maintained. 
 A speed limit of 5mph will be enforced on the site. 
 Deliveries / dispatches will not be made during night 

time hours (11pm to 7am) 
 Staff will be made aware of nearby residential receptors 

and trained to operate the equipment and Plant without 
causing excess noise. 

 A robust complaints recording and investigation 
procedure has been incorporated as part of the 
Environmental Management System, with any 
complaints logged and investigated by a designated 
responsible person and acted upon. 

 The roller shutter door will be closed when not in use to 
minimise noise pollution from inside the warehouse. 

 
7.32 This noise assessment by Sharps Redmore was submitted 

to the Environment Agency at the time of the application for 
an Environmental Permit in 2017 and has been resubmitted 
with this application but is dated March 2020 but the 
submitted document appears to refer to a noise 
assessment carried out in 2017 and this information may 
now be in need of updating. The Environment Agency 
comments are set out in the consultee response section of 
this report. 

   
7.33 The Environmental Health officer reviewed the submitted 

information and advised that there was insufficient 
information in the application submission to make an 
informed response. The Environmental Health Officer has 
therefore recommended that conditions are required to 
mitigate the impact of the development upon the amenities 



of neighbouring properties. As such conditions are required 
in relation to hours of operation for the site as a whole and 
to ensure that the only vehicles using the fuel pumps on the 
site are those included on the Companies Operators 
Licence, and the agreement of a lighting scheme to ensure 
that the residential amenities of the locality are protected. 

 
7.34 In addition, the Environmental Health Officer has advised of 

a condition to restrict the hours of operation for HGV's to 
the following;  

 
 HGV movements, maintenance, loading/unloading and 

refuelling is limited to the following hours 07:00 -19:00 
Weekdays, 07:00 - 13:30 Saturdays and no HGV 
movements, maintenance, loading/unloading and 
refuelling on Sundays, Public and Bank Holidays. 

 
7.35 Comments from the agent in respect of the proposed 

conditions for operating hours and restriction of the use of 
the fuel pumps were received in November 2020 and the 
agent advises the following information relating to the 
operation of the site and refuelling.  

 
"The site is equipped with an underground 20,000 litre 
fuel tank, this has been in place for probably in excess of 
50 years and used throughout that time for refuelling 
lorries. The pump from this tank used to be located on 
the northern boundary near the current site gates. The 
vent pipes for this tank are visible on the right had side of 
photograph 3 (see Supporting Statement Appendix 5), 
the original pump was located just beyond the 
photograph. Following changes in legislation relating to 
vehicle emissions, provision had to be made for adding 
fuel additives (Adblue) when refuelling. The Adblue 
facility is a modular free standing unit and was initially 
located adjacent to the original fuelling point. To 
minimise amenity impacts, this Adblue unit has been 
relocated twice within the site and is now located within 
the fuelling area on the attached plan. A photograph of 
the Adblue unit is attached. (I apologies for the quality of 
the photograph it is the only one I currently have 
available; the unit has also been relocated since the 
photograph was taken.) 
 
“Lorries based at the site run on the biofuel 
manufactured on site. This fuel is delivered from a tank 
located within the building by way of a pipe which passes 
through the wall of the building. The original underground 
tank is currently unused.  I am not quite sure I fully 
understand the point that is being made regarding 
refuelling of HGVs. The only refuelling of HGVs that 
takes place is those lorries that operate from the site. 



There are no third party sales of fuel from the site and no 
HGV's visit the site simply to refuel. There are very 
occasional test vehicles which may be refuelled on site. 
These vehicles are directly connected to the manufacture 
of biofuels and the road testing of those products.  
 
“As such I consider that any refuelling is ancillary to the 
development being proposed and is effectively a 
continuation of what has taken place on the site for 
decades. I think the current description already covers 
what is being proposed. I don't think it is unusual or 
unexpected to have some kind of refuelling facility 
associated with a haulage and distribution use and I do 
not see a need to amend the description of the 
development. This is not a proposal for a publicly 
available lorry refuelling station." 

 
Noise abatement notice 

7.36 Following complaints from nearby residents 
Huntingdonshire District Council have previously served a 
noise abatement notice on the site to help to alleviate the 
problems associated with noise from vehicular movements 
of vehicles to and from the site. The conditions suggested 
by the Environmental Health Officer reflect appropriate 
hours of operation for vehicles using the site to ensure 
compliance with Policy LP14 Amenity. 

 
Odour 

7.37 In terms of odour, it is apparent that the site does create 
odour from the refining process of the fuel production 
process.  The Environment Agency have commented that 
the odour is not likely to create a detriment to health and is 
not polluting. The Site inspections carried out by the EA 
have looked at the treatment and storage operations with a 
view to reducing odours. The EA advise that a number of 
site improvements have been made including repairs to the 
main production building to help prevent any fugitive odour 
emissions and storage of used cooking oils in IBC 
containers away from the perimeter fencing and 
neighbourhood housing. All IBC containers are now stored 
within the production facility thereby further reducing the 
odour potential from the storage of this material. 

 
7.38 The EA advised that odour assessments in the area have 

been conducted by a variety of Environment Agency Staff 
and while some low-level odours have been detected these 
have not been considered to be at levels likely to cause 
pollution. 

 
7.39 The EA advise that residents living in close proximity to 

Pure Fuels will always be exposed to some occasional 
odour from the operations and we are currently working 



with the site operators and liaising with local residents in 
order to further reduce odour potential from the site. As of 
December 2020 the EA advise that in the opinion of the 
Environment Agency the site is currently operating within 
the conditions of its environmental permit.  

 
7.40 Further information was sought from the Environment 

Agency regarding noise and odour which relates to the 
provisions of the current Environmental Permit held by the 
applicants on the site. A response received from the 
Environment Agency sets out that the site is operating 
within the remit of the Environmental Permit and that the 
Environment Agency have no objections to the proposal.  
They have made subsequent comments still maintaining 
that they have no objections and that generally the site is 
being operated within the remit of the Environmental Permit 
granted in 2017. A more recent comment received has 
indicated that a breach of the permit has occurred in 
relation to odour from the site and they have required Pure 
Fuels to take steps to rectify the situation and the EA will 
continue to monitor the site in relation to the permit. The EA 
make it clear that the grant of an Environmental Permit 
does not require the benefit of a planning permission to be 
in place for the EA to grant a permit. 

 
7.41 Overall, in terms of noise, it is noted that the lawful use of 

the site is unrestricted in terms of operating hours. While 
the proposed uses would likely intensify noise impact from 
the site, the Environmental Health officers raise no 
objection subject to conditions which would enable the 
planning authority to better control the noise impacts of the 
development and ensure they are mitigated to within 
acceptable standards. 

 
7.42 Regarding odour, the Environment Agency raise no 

objection to the application and continue to monitor Pure 
Fuel’s compliance with their Environmental Permit. As such, 
it would be for the EA to enforce and control odour at the 
site to acceptable levels as per the requirements of the 
license they have issued to the operator. 

 
7.43 The Planning Practice Guidance set out that; “Conditions 

requiring compliance with other regulatory regimes will not 
meet the test of necessity and may not be relevant to 
planning. Use of informatives to remind the applicant to 
obtain further planning approvals and other consents may 
be more appropriate.” 

 
7.44 In this regard, given that odour control is overseen by the 

EA and the environmental permit, it would not be 
reasonable for the LPA to attempt to control this through 
planning condition. 



 
7.45 Given the above, and with the imposition of appropriate 

conditions as recommended by the Environmental Health 
Officer in respect of noise control, there are no grounds to 
refuse the application in terms of residential amenity 
impacts. 

 
Refuelling 

7.46 It is understood that there are refuelling pumps on the site 
used by the transport operator Freemans Transport. 
Information from the agent confirms that these pumps are 
used only by the transport operator on the site and 
therefore a condition is suggested by the Environmental 
Health Officer to restrict the use of the pumps to those 
vehicles named on the Vehicle Operators Licence.  This 
condition was suggested in order to safeguard the existing 
amenities of the locality in accordance with Policy LP14: 
Amenity.  

 
7.47 The applicant/agent has raised concerns with regard to a 

condition restricting the use of the fuel pumps to those 
vehicles on the operator’s licence as they advise that TFL 
send vehicles to the site on occasions for testing fuel.  
Further information was requested in relation to the testing 
of vehicles and whether or not it was necessary to test on 
site or whether off site testing could be carried out.  To date 
no further information has been provided on this issue. 
Therefore, in the absence of any further evidence or 
justification to indicate otherwise, the proposed restrictive 
conditions would appear to be appropriate. 

 
7.48 Further comments from the Environment Agency have been 

received and are set out in full in the comments section of 
this report and discussed in more detail in the amenity 
section of this report. The Environment Agency have no 
ability to restrict vehicular movements from the site as this 
does not from part of their responsibilities under the 
Environmental Permit. They only deal with noise and odour 
from the use of the site to produce biofuel which is covered 
by the Environmental Permit. The EA consider that the site 
is operating in accordance with the Environmental Permit 
granted in 2017. They have confirmed that they have been 
monitoring the site since then and have investigated 
complaints and secured improvements to the operation of 
the site to ensure that there is less chance for problems 
with noise and odour from the operation of the site for 
biofuel production.  As set out in the amenity section of this 
report the EA have advised that they have advised Pure 
Fuels on a recent breach of the Environmental Permit and 
are working with them to reduce odour from the Pure Fuels 
biofuels operation. 

 



 
 Highway Safety, Parking Provision and Access 
  
7.49 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. The site is situated close to 
highway routes with the A1, between Huntingdon and 
Peterborough. The junction to the A1 South is 0.65 km from 
the site. 

 
7.50 The NPPF states that development should only be 

prevented or refused on highways grounds if there would 
be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be 
severe. 

 
7.51 Cambridgeshire County Council as the Local Highways 

Authority have reviewed the proposals and advised that the 
vehicle movements associated with the biofuel production is 
4 movements per day 2 (2 in 2 out) The movements 
(heavy) associated with the haulage and distribution 
element, in line with the operator licence limit (10 vehicles) 
would reasonably produce 20 movements per day. It has 
also been indicated that there is no limit on traffic 
movements associated with the already established use 
and that previously operators had a licence to operate 30 
vehicles from the site, which would equate to around 60 
movements a day. The application form indicates a 
reduction of parking for HCV use on the site from 20 to 10 
parking spaces which again would indicate a possible 
reduction of vehicles using the site. Further information has 
been sought from the agent to clarify the information 
provided as the highways officer wishes to have the vehicle 
numbers advised in the application verified. Further 
information was received from the applicant’s agent to 
expand on the Highways officer enquiries and as such the 
highways officer has concluded that due to the Certificate of 
Lawful Existing Use granted on this site they would have no 
grounds to object to the proposal and have advised that 
they have no further comments to make or conditions to 
suggest on this application. 

 
7.52 The site comprises an existing area of hardstanding with 

adequate space provided within the site for the parking, 
turning and manoeuvring of vehicles, such to enable 
vehicles of all size to enter and leave the site in a forward 
moving gear. As such, having regards to the Certificate of 
Lawful Use granted and the space available within the site 
for vehicle movements, it is considered that the proposed 
development would not have an unacceptable impact on 



highway safety and the residual cumulative impacts on the 
road network would not be severe.  

 
7.53 The development is considered to accord with Policy LP17 

of the Local Plan to 2036 and the NPPF 2021 in this regard. 
 
 
 Biodiversity  
 
7.54 Policy LP30 of the Local Plan to 2036 requires proposals to 

demonstrate that all potential adverse impacts on 
biodiversity and geodiversity have been investigated. Policy 
LP30 of the Local Plan to 2036 also requires development 
proposals to ensure no net loss in biodiversity and provide 
a net gain in biodiversity where possible. 

 
7.55 There has been no detailed ecological assessment 

submitted with the application.  It is considered that due to 
the use of the building and wider site for the period of time 
since the use for B1, B2 and B8 was granted as a certificate 
of lawful use for existing development in 2006 and since the 
existing use for biofuel production on this site has been 
ongoing for 3 years, the proposal for change of use of the 
existing buildings and retention of the existing haulage and 
distribution use within surrounding yard will not impact 
protected species or result in a loss of biodiversity. As such, 
whilst the proposal would not enhance biodiversity and it 
would lead to no net loss in biodiversity. Is considered 
therefore to comply with Policy LP30 of Huntingdonshire's 
Local Plan to 2036 and the NPPF (2019) in this regard.  

 
 
 Trees 
 
7.56 Policy LP31 of the Huntingdonshire Local Plan to 2036 

requires proposals to demonstrate that the potential for 
adverse impacts on trees, woodland, hedges and 
hedgerows has been investigated and that a proposal will 
only be supported where it seeks to conserve and enhance 
any existing tree, woodland, hedge or hedgerow of value 
that would be affected by the proposed development.  

 
7.57 There are no existing trees within the application site that 

would be affected by the proposed change of use of the 
existing buildings or retention of the existing haulage and 
distribution use within surrounding yard. As such, the 
proposal would not impact upon existing trees and it 
therefore considered acceptable in this regard and to 
accord with Policy LP31 of Huntingdonshire's Local Plan to 
2036 and the NPPF 2021 in this regard.  

 
 



 Flood Risk and Drainage  
 
7.58 National guidance and Policy LP5 of the Local Plan to 2036 

seek to steer new developments to areas at lowest risk of 
flooding and advises this should be done through 
application of the Sequential Test, and if appropriate the 
Exceptions Test.  

 
7.59 The application site is situated in Flood Zone 1 Based on 

the Environment Agency Floods Maps and the Strategic 
Flood Risk Assessment (2017) and is therefore at low risk 
of flooding. As such, the proposal is considered to be 
acceptable with regards to flood risk. As the proposal is for 
change of use of the existing buildings and retention of 
existing haulage and distribution use within surrounding 
yard, no additional area of hard standing or floorspace are 
proposed. As a result, the proposal would not give rise to 
the requirement for further drainage within the site.  

 
7.60 The proposed development is therefore considered to 

accord with Policies LP5 and LP15 of the Local Plan to 
2036 and the NPPF 2021 in this regard. 

 
  

Other Matters 
 
 HSE comments 
7.61 The Health and Safety Executive were consulted using their 

consultation system and the advice from the HSE was that 
they raise no objections to the granting of planning 
permission for this development. 

 
 Neighbour comments 
7.62 There are comments from third parties who are concerned 

about the operation of the site in relation to noise, odour, 
highway safety, site safety, residential amenity, pollution, 
accidents, and more appropriate uses for the site. These 
are set out in the representations section of this report and 
the matters raised are discussed in greater detail in the 
impact on residential amenity section of this report. 

 
 There are no other material planning considerations which 

have a significant bearing on the determination of this 
application. 

 
 

PLANNING BALANCE AND CONCLUSION 
 
7.63 The principle of the development of this site for B2 General 

Industrial and Haulage and Distribution purposes is 
acceptable and indeed the site already benefits from a 



lawful use of the site for a mixed B2/B8 use (sui-generis 
use). 

 
7.64 The proposed development would not have an adverse 

impact on the overall character of the area and would have 
a limited to neutral impact on the historic environment. 

 
7.65 There are no overriding highway safety and transport 

issues and the proposal is acceptable with regards to 
parking provision. 

 
7.66 The proposal raises no concerns in relation to biodiversity 

impacts including impacts on Trees. 
 
7.67 The site raises no issues in respect of flood risk and 

drainage. 
 
7.68 The site currently operates under an Environmental Permit 

issued and controlled by the Environment Agency in 
respect of pollution measures including odour control. 

 
7.69 Whilst it is recognised that residents have experienced 

odour nuisance resulting from the operations ion site, the 
Environment Agency are ultimately responsible for ensuring 
that site operations do not result in such nuisance. The fact 
that a permit has been issued by them indicates that the EA 
are confident that adequate controls are in place and can 
be enforced against to protect residential amenity from 
odour nuisance. Therefore, it is considered unreasonable 
for the LPA to intervene in this regard and unreasonable to 
refuse the application on odour nuisance grounds. 

 
7.70 The Council’s Environmental Health team has identified 

opportunities to address existing noise nuisance and light 
pollution through suitably worded planning conditions. 
Paragraph 55 of the NPPF sets out that  

  
 “Local planning authorities should consider whether 

otherwise unacceptable development could be made 
acceptable through the use of conditions or planning 
obligations.” 

 
7.71 In this regard, it is considered that the currently 

unacceptable impacts of the development (noise and 
lighting) which are not already otherwise controlled through 
other regulatory regimes as set out at 7.43 above (e.g., 
those controlled by the EA) can be made acceptable 
through planning conditions. 

 
7.72 There are no other material planning considerations which 

have a significant bearing on the determination of this 
application.   



 
7.73 In conclusion, whilst it is recognised that current site 

operations have resulted in intervention by the Council’s 
Environmental services and/ or the EA, it is evident that 
suitable controls can be imposed to ensure that the site 
operates having regard to neighbouring amenity.  

 
7.74  Having regard to applicable national and local planning 

policies, and having taken all relevant material 
considerations into account, it is therefore concluded that 
on balance, Officers would have recommended approval of 
the application subject to conditions relating to: 

 

8. RECOMMENDATION - APPROVAL subject to 
conditions to include the following; 
 Approved plans 
 HGV movements, maintenance, loading/unloading and 

refuelling is limited to the following hours 07:00 -19:00 
Weekdays, 07:00 – 13:30 Saturdays and no HGV 
movements, maintenance, loading/unloading and 
refuelling on Sundays, Public and Bank Holidays. 

 The refuelling of vehicles shall be limited to those 
vehicles operated from the site as part of the haulage 
and distribution use under the goods vehicle operator’s 
licence.  

 External lighting scheme 
 
 
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 Senior Development 
Management Officer lewis.collins@huntingdonshire.gov.uk 
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From:

Sent: 11 June 2020 12:57

To: Control, Development (Planning)

Subject: PURE FUELS PLANNING APPLICATION NO. 20/00786/FUL

Sibson-cum-Stibbington Parish Council vehemently object to the above proposal.

Having viewed the application and all the documents we consider this to be Planning in 
Retrospect.

This site has been used for the production of Biofuels since 2016.  With no prior notice to 
either the Residents or the Parish council and local businesses, when production was first 
initiated.

There have already been at least 3 incidents where emergency services have had to attend, 
which endangered the lives of both employees and local residents, and also resulted in one 
employee being treated by The Ambulance service at the scene.

This Yard was permissioned to be a Bus/Haulage yard and was not built, and to our mind, 
does not have the safety features you would expect from this type of activity, i.e. 
production of large quantities of highly flammable fluids

The fact that there are 6 huge gas tanks within reach of where the production of Biofuels is 
taking place, could in itself be considered dangerous, and also this site in close proximity of 
the A1 and the adjoining Railway Station.

Over the past 4 years both the PC and HDC, and CCC together with the Environment 
Agency and Health and Safety Executive have received numerous complaints from 
residents, regarding very Strong Odour, which catches in ones throat when using the 
adjoining pathway, Noise, Pollution, Lorries visiting at all times of the night, lights being left 
on in close proximity of resident’s bedroom windows. Lorries regularly queue to gain 
access throughout the day and night to “refuel”.  We do not see any application for a 
refuelling site included in the documents provided by HDC Planning.

Meetings have taken place with Government Minister, Michael Gove, Local MP Shailesh 
Vara, District Councillors, both HDC and CCC, to object to this type of activity being carried 
out in a Conservation Area and a beautiful village setting.

Our concerns are also for the safety of the very many young children and families who 
regularly visit Nene Valley Railway Heritage Attraction, which is directly adjacent to this 
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property, and is a valued attraction for the area.  The lorries that arrive at this property 
also churn up the grass verge causing muddy puddles when wet, and where the Children 
coming from the CCC run Environment Centre have to walk both when visiting the Centre 
and the Railway.

It is for all the reasons above that we hope that HDC planning look favourably and take into 
account our objections.

Wendy Gray
Parish Clerk
on behalf of Sibson-cum-Stibbington Parish Council

--

W J Gray












