DEVELOPMENT MANAGEMENT COMMITTEE 21 NOVEMBER 2016

Case No: 15/02372/FUL (FULL PLANNING APPLICATION)

Proposal: DEMOLITION OF EXISTING FIRE DAMAGED SALES
BUILDING AND REPLACEMENT WITH NEW LARGER
UNIT. REMOVAL OF HGV FUELLING FACILITY AND
REFURBISHMENT OF SITE AREA TO PROVIDE
INCREASED CUSTOMER PARKING. REDUCTION IN SIZE
OF EXISTING FORECOURT CANOPY.

Location: SPALDWICK SERVICE AREA HIGH STREET
SPALDWICK PE28 0TD

Applicant: APPLEGREEN PLC

Grid Ref: 513363 272703

Date of Registration: 23.12.2015

Parish: SPALDWICK

RECOMMENDATION - APPROVE

This application is referred to committee as the Parish Council
recommendation to Refuse is contrary to the officer recommendation to
approve.

1. DESCRIPTION OF SITE AND APPLICATION

11 The application relates to Spaldwick Service Station located at the
eastern end of Spaldwick village and on the south side of the Al4
Trunk Road. Records indicate that the Service Station was built in
the 1980s. The nearest Service Stations along the A14 corridor are
at Brampton Hut (4 miles) and Thrapston (9 miles). The Service
Station sales building recently suffered fire damage and is no longer
in use and has been boarded up. Sales transactions currently take
place in a portacabin stationed on the forecourt.

1.2 There are residential properties abutting the western boundary of the
site understood to have been built in the late 1990s following the
grant of outline planning permission 96008140UT. The Environment
Agency flood zone map shows the Service Station as within Flood
Zone 2 and at a medium probability of being flooded.

1.3 Planning permission is sought to demolish the fire damaged sales
building and replace it with a new larger sales building along with
remodelling of the forecourt to provide additional customer parking
within the site, removal of the forecourt and canopy associated with
Heavy Commercial Vehicle (HCV) refuelling, and removal of the
canopy link to the building. The sales building is shown to contain a
retail shop, hot food retail sales counters (the drawing denotes
‘Greggs’, ‘Chopstix’), hot drink sales counter, and indoor and outdoor
customer seating/dining areas.
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A planning application to replace the underground fuel storage tanks
and associated pipework, along with the replacement of the pumps
has been approved (ref: 16/01260/FUL).

This application is supported by a Design and Access Statement,
Transport Statement, Environmental Reports, Contamination reports
and Noise Impact Assessment.

NATIONAL GUIDANCE

The National Planning Policy Framework (2012) sets out the three
dimensions to sustainable development - an economic role, a social
role and an environmental role - and outlines the presumption in
favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government's
planning policies for : building a strong, competitive economy;
ensuring the vitality of town centres; supporting a prosperous rural
economy; promoting sustainable transport; supporting high quality
communications infrastructure; delivering a wide choice of high
guality homes; requiring good design; promoting healthy
communities; protecting Green Belt land; meeting the challenge of
climate change, flooding and coastal change; conserving and
enhancing the natural environment; conserving and enhancing the
historic environment; and facilitating the sustainable use of minerals.

There is no specific reference to filling stations in NPPF. Paragraph
31 of the NPPF advises Local Planning Authorities to develop
strategies for, amongst others, roadside for motorists and the
framework advises that the primary function of roadside facilities for
motorists should be to support the safety and welfare of the road
user.

Planning Practice Guidance to the National Planning Policy
Framework, which provides additional guidance to local planning
authorities, is also relevant.

Noise Policy Statement for England 2010 is also relevant.

For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communities-

and-local-government

3.

3.1

PLANNING POLICIES

Saved policies from the Huntingdonshire Local Plan (1995)
e E7:“Small businesses”

E11: “Existing firms”

H30: “Existing Residential Areas”

S2: “Individual Shopping Proposals”

S7: “Shopping facilities to serve existing housing areas

S14: “A3 uses — criteria for determination”

S16: “New shops”.

S17: “Retention of shopping facilities in villages”

En25: "General Design Criteria"

CS8: “Water”


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

3.2

3.3

3.4

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)
e None relevant

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)

e (CS1: “Sustainable development in Huntingdonshire”

e CS8: “Land for Retail Development”

Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013)
o LP1: “Strategy and principles for development”
e LP6: “Flood Risk and Water Management”
e LP10: “Development within the built up area of a Small
Settlements”.
LP13: ‘Quality of Design’
LP15: ‘Ensuring a High Standard of Amenity’
LP17: “Sustainable Travel”
LP18: “Parking Provision”.
LP23: “Local Services and Facilities”.

Local policies are viewable at https://www.huntingdonshire.gov.uk

4.

4.1

5.1

PLANNING HISTORY

There is extensive planning history for this site, the most relevant of
which are planning applications are:

81012240UT - filling station, cafe and toilets, High Street & Pt. OSP
604, Spaldwick, granted 1981.

87005650UT - Erection of filling station, cafe and toilets, High Street
& Pt. OSP 604, Spaldwick, granted 1987.

8802230FUL - Proposed new petrol filling station, Spaldwick Service
Area, A1/M1 Link Road (A604), Spaldwick, granted 1989.

89011910UT - Erect a fast-food restaurant, travel lodge and
associated parking, Spaldwick Service Area, A1l/M1 Link Road,
Spaldwick, granted 1990.

95009100UT - Fast food restaurant and travel lodge with associated
parking Spaldwick Service Area, Al4, Spaldwick, granted 1995.

96008140UT - Erection of 5 houses, permitted 1997 (reserved
matters approved 9700703REM).

16/01260/FUL - Replacement of existing below ground fuel storage
tanks with new, together with associated pipe work and renewal of
fuel pumps on forecourt islands — permission GRANTED August
2016. Copy of decision notice and drawings on green paper.

CONSULTATIONS

Spaldwick Parish Council - recommend REFUSAL (copies
attached).


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

52

53

54

55

5.6

5.7

5.8

6.1

6.2

Anglian Water — recommends that a condition is imposed to secure
a waste water strategy. Officer response: the recommended
condition is unnecessary having regard to the tests for imposing
planning conditions as the proposed development utilises the existing
foul and surface water drainage networks with the only modifications
being to the on-site pipe network.

Cambridgeshire County Council Highways as Local Highway
Authority (LHA) — no objection and recommends the imposition of
conditions requiring the space shown on the drawings as retained for
parking, turning, loading and unloading of all vehicles during and after
construction to be laid out, demarcated, levelled, surfaced and
drained in accordance with the approved plan and thereafter retained
for that specific use. Officer response: the recommended conditions
will be imposed having regard to the tests for imposing conditions.

Cambridgeshire County Council Archaeology — no objection
subject to a programme of archaeological investigation being secured
by condition, owing to fact that Historic Environment Records (HER)
show the site to be located within an area of high archaeological
potential. Officer response: the recommended condition will be
imposed.

HDC Environmental Health — no objection on noise grounds
following receipt of an Acoustic Report. Officer response: the
implementation of the recommendations of the Acoustic Report will
be secured by planning condition.

HDC Lighting Engineer — floodlights are shown on the submitted
drawings, but details confirming the mounting height, type of
floodlight, aiming angle, lamp type should be secured. Officer
response: the recommended details will be secured by condition.

Highways England — no objection as the proposal is unlikely to
result in severe impacts on the Strategic Road Network (Al4 trunk
road).

Environment Agency (EA) — has removed its objection following the
grant of permission to 16/01260/FUL (copy of decision notice and
drawing on ‘Green Paper’) and recommends that the fuel storage and
distribution infrastructure approved under 16/01260/FUL is carried out
before the commencement of the proposed development. Officer
response: a condition will be imposed to ensure the two planning
permissions are implemented in the appropriate sequence.

REPRESENTATIONS

69 representations received from 67 residents of which 61 object (59
residents of Spaldwick, 1 resident of Peterborough and | resident of
Ellington), 5 residents of Spaldwick support the proposal and 3
residents of Spaldwick neither support nor object.

It is noted that there is general in-principle support for the
replacement of the existing building, even from those residents
objecting to the current scheme.
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6.4

Comments in SUPPORT of the application are:

* The redevelopment will provide a significant improvement to the
eastern end of the village

* Will deliver a major community amenity

* Will offer significant employment opportunities.

* Removal of HGV fuelling is welcomed

* Restaurant areas will be available for meetings

* Odour from the restaurant can be effectively managed

* This is better than the alternative of a Truck Stop — there is also the
problem of HGVS using the village to access Bicton Industrial Estate,
despite the weight limit in place

* Objections to the scheme are residents not accepting change; traffic
will be no different to ‘outsiders’ visiting the village for the pub or
village shop when it was open

* Will create employment opportunities for younger people in the
village

* The site is presently an eyesore and this position worsened after the
recent raid and fire.

Comments OBJECTING to the application are:

* The proposal includes ‘fast food’ option with Chopstix rather than a
bakery as suggested to residents at the public meeting

* Application form contains errors/missing information

* Transport Statement is out of date being October 2012 and
including a drive-thru facility

* The Access Plan and Transport Assessment needs more detail to
minimise the additional traffic using the site departing through the
village rather than returning to the Al4 using the existing adjacent on-
slip road.

* Application does not take account of community concerns
expressed at the public meeting

* Service station was adequate as it was before it was burnt down

* Proposal will alter the character of the Spaldwick Conservation Area
since the proposed development is situated at the ‘entrance’ to the
Conservation Area and Spaldwick has 21 listed buildings

* Odour from fast food

* Increased litter and introduce vermin

* Despite removing HGV fuelling options, these vehicles would still
visit and park overnight near the site to take advantage of the facilities
* Lorries parked overnight cause a disturbance and noise and air
pollution

* Local businesses would suffer

* Increased noise levels with 24 hour operation

* Proposed building is not in keeping with the village

* A weight restriction should be put on the site (no vehicles in excess
of 7500KG) and signage installed on the A14

* Size is inappropriate having regard to Service Station provision at
Brampton Hut A14/Al interchange and Thrapston (and planned
expansion)

* Vehicles travelling eastbound will be attracted to the site and
therefore will travel through the village to access the site, and then to
re-join the carriageway; given the proximity of the Brampton Hut
Service area to the west, the eastbound traffic is likely to be the traffic
generator

* Proposal should be suited to the village and not just motorists who
only pass through

* Parking spaces is excessive



* Should be a local filling station, not a service station

* Westbound junction close to the application site is more dangerous
than the other junction which will encourage traffic to travel through
the village to join/re-join the Al4

* The village has no speed calming measures in place or pedestrian
crossings

* Property prices and the village desirability will be affected

* Loss of privacy and overlooking to neighbouring homes

* Pre-application advice was not sought from the Local Planning
Authority

* Submitted documents are inadequate and unreliable

* Footpath should be provided across the front of the petrol station to
stop people walking in the highway

* School children will be in greater danger from the increase in traffic
* Parking spaces should be wider to accommodate larger cars

* Shop opening time should be restricted to reduce noise

* Additional landscaping should be provided to soften the impact

* Pedestrian walkways should be clearly demarcated

* Parking restrictions should be put in place in the vicinity to stop
people moving off site to eat food

* Will cause light pollution

* HGV movements might reduce but car movements will increase
more

* The Al4 realignment will mean less traffic using Brampton Hut
Services and this site would be used more

* Parking provision is insufficient when considering staff and visitors
and will lead to parking on the High Street, especially HGVs as no on-
site provision has been made for them

* The Annual Average Daily Traffic (AADT) for the A14 at Spaldwick
is approximately 35,000 vehicles in each direction per day and rising.
Therefore if 5% of the east bound traffic decided to visit the service
station this would equate to 3,500 trips through the village as the
traffic would have to leave via the village again to re-join the east
bound carriageway. Some west bound traffic will leave via the High
Street and Thrapston Road. If these journeys through the village
mainly took place daily between 8am and 8pm, this would be
equivalent to 291 vehicles per hour or 5 per minute. Therefore based
upon these numbers and an estimated AADT increase of a further
15% by 2021 not to mention the proposed Ellington Fen Ditton
bypass in 2016 taking even more traffic away from the Brampton Hut
Services although they are planning an upgrade, Spaldwick could
eventually become “Applegreen” “the village in the services”.

* Anti-social behaviour will occur

* The food outlet could change to sell burgers or kebabs

* Concerns over sale of alcohol late at night

* Loss of green land and consequent impact on ground stability and
drainage

* Site is liable to flood and this development could have a serious and
negative impact on the environment

* Wyboston Services has a BP Petrol Station, small shop and
Subway all within a compact building with fuel facilities and seating
for less than 20 people, this scale would be more appropriate for
Spaldwick

* Confirmation required that reference to a drive-thru is not related to
this application

* Safety concerns over children playing near to the Al4
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* Proposal to remove the HGVs from the site does not help small to
medium size business in the area - a lot of businesses use this site
with Key Fuel Cards

* Hot food outlet could take trade from the pub

* Doors should be locked to the building between 22.00 and 06.00

ASSESSMENT

The main issues to consider in relation to this proposal are the
principle of development, the impacts on highway safety and parking
matters, the acceptability of the proposed design, and impacts on
neighbour amenity, flood risk and contamination.

Principle of Development:

The existing Service Station is located within the built up area of the
village and adjacent to the A14 Trunk Road. As such, it serves the
needs of users of the A14 strategic road network, which is likely to be
the principal customer base, as well as customers who are resident to
the village and the local area.

In the case of motorists using the A14 trunk road, paragraph 31 of the
NPPF states that local authorities and transport providers should
work together to provide roadside facilities for motorists with the
primary function of supporting the safety and welfare of the road user.
The proposed development, which includes a larger building
containing a retail shop, hot food retail sales counters, hot drink sales
counter, and indoor and outdoor customer seating/dining areas, is
considered to better serve the needs of the majority of motorists than
the existing Service Station, which provides limited facilities within the
confines of the existing Portacabin. While it is noted that removal of
the HCV refuelling facility means the Service Station will provide a
lesser service to HCV drivers, it is considered that the proposal will
accord with the broad thrust of this paragraph of the Framework.

Because the Service Station is located within the built up area of the
village it benefits from the provisions of policies S14, S16 and S17 of
the Local Plan 1995, and policy LP10 if the Draft Local Plan to 2036,
which support proposals for new shops and restaurants/cafes, and
seek to retain existing shopping facilities in villages, subject to other
material planning considerations. This proposal seeks to enlarge the
retail shop element at the Service Station and is likely to enhance the
viability of the business and improve the likelihood of the facility being
retained. As such, it complies with policies S16 and S17.

The proposal also complies with the broad thrust of policy LP23 of the
Draft Local Plan to 2036, which seeks to retain local facilities
(includes filling stations and shops) and to provide for an additional
service or extension of an existing service within villages, provided it
is of a scale to serve local needs without adversely impacting upon a
designated town centre. It is considered that this proposal, which is
to enlarge the retail shop element and to provide the additional food
retailing services referred to above, is likely to enhance viability of the
Service Station and lessen the probability of it being lost.

The proposal is not wholly compliant with policy LP23 as the location
of the Service Station is such that the larger retail shop and additional
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services are of a scale exceeding that which could reasonably be
construed as meeting local needs only. However, it is not considered
that the proposal would adversely impact upon any of the District’'s
designated Town Centres as it is considered highly unlikely that the
retail and hot food offer within the proposed development would
attract a significant number of customers away from any of the Town
Centres, when factoring in the approx. 5 mile distance of the proposal
from Huntingdon Town Centre and the relatively small resident
population in the locality.

The conclusion reached is that in principle and subject to other
material planning considerations, there is no objection to the
extension of the retail shop and the addition of a hot food retailing
offer at the Service Station. It is noted that when permitted in the
1980s, there was no restriction placed on the type of goods that could
be retailed from the Service Station shop and there is no justification
now for restricting the type of goods that can be retailed from the
Service Station.

Highway safety:

The County Council is satisfied that a possible increase in vehicle
movements resulting from the intensification of the existing use would
be modest and not unacceptable. The two accesses to the premises
from the highway would be retained in their existing form.

The proposed alterations would have the positive effect of enlarging
the surface area of the forecourt to increase the space available for
the parking and turning of vehicles. Tracking movements were
submitted at the request of the Highways Officer and show the
proposed remodelled site to be capable of safely accommodating a
range of vehicle types.

The remodelling of the forecourt to remove the dedicated HCV
refuelling island is an intentional measure to prevent HCVs that are
not able to drive under the canopy from refuelling. The applicant
describes this measure as appropriate because HCV are better
served by the services at Brampton Hut.

The NPPF says in paragraph 32 that development should only be
refused on transport grounds where the residual cumulative impacts
of the development are severe.

For these reasons given above it is not considered that the proposal
would have a significant adverse impact upon the local highways
network or the A14 trunk road.

Design and impact on the street scene:

The existing Service Station has remained largely unchanged since it
was built in the 1980s. Compared to many modern Service Stations
along trunk roads in the District, e.g. at Brampton Hut and Buckden
roundabout, Spaldwick Service Station appears outdated.
Furthermore, the boarded up sales building and temporary portacabin
convey a sense that the Service Station is falling into a state of
disrepair.
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The proposed development would retain, more or less, the existing
layout of the site, albeit with a remodelled forecourt and the erection
of a new sales building, which is shown on the submitted drawings in
the corporate branding of the applicant, along with alterations to the
existing canopy and the addition of other ancillary elements such as
flood lighting.

The architecture of the building is contemporary. It features a
predominantly glazed principal elevation and has angular form. It is
larger than the existing sales building but is no higher than the
existing canopy. Precise materials and colours of the building are not
stated, but the drawings show a building that is mostly grey with
highlights of colour and walls that will be finished in profiled sheets to
add variety and interest. The remodelling of the forecourt to create
additional parking and other related alterations has only a localised
effect that is not significantly harmful to the appearance of the locality.
The illumination of the site by flood lighting has the potential to cause
glare and light pollution, and therefore a detailed flood lighting
scheme would be secured by planning condition.

The site is visually prominent from both the A14 and Spaldwick High
Street, but it is not within or adjacent to the Conservation Area. The
proposed development has no impact on the character and
appearance of the Conservation Area or the setting of any listed
building.

While the proposal would significantly change the appearance of the
Service Station, its effect would be to modernise the Service Station
in a positive manner, without unacceptable harm to the character and
appearance of the area.

Neighbour amenity:

The planning permission granted for the Service Station in the 1980s
did not impose any restriction on the hours of trading and therefore
the Service Station can, and it is understood does, operate 24 hours
a day. Taking this existing lawful use as a starting point, it would not
be reasonable for the Local Planning Authority, given the nature and
extent of the development now being applied for, to seek to
retrospectively impose any restrictions on the trading hours of the
premises. While it is accepted that the use of the premises has and
will continue to generate some noise and disturbance, this proposal
should not be seen as an opportunity to revisit the principle of the use
afresh.

The proposal would retain, more or less, the existing layout of the
site. The increase in the scale and type of the retail activities at the
site is likely to attract a greater number of customers to the Service
Station. This is likely to increase levels of noise and disturbance. A
Noise Impact Assessment report written by Sound Solution
Consultants (report reference 24229R1, dated 17 March 2016) has
been submitted.

The submitted Noise Impact Assessment found that it is not
necessary to install an acoustic barrier to the site boundary abutting
the residential properties to the west in order to achieve compliance
with relevant Standards, guidance and appropriate levels of
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residential amenity. The assessment indicates that the proposals will
not give rise to noise levels that lead to a detriment of the local
amenity and will have no ‘observed adverse noise effect’ in line with
National Planning Practice Guidance. Furthermore, the intention to
discourage HGV use at site will lead to a perceived improvement to
the noise climate currently experienced.

The Council’'s Environmental Health Officer concurs with the findings
of the Noise Impact Assessment; agreeing that noise from the
proposed development would not cause a significant adverse effect
on the amenities of the occupiers of the nearest residential dwellings.

Construction and demolition works are not anticipated to take place
over a prolonged period of time and this part of town and close to the
highway junctions is known to be busy. The Environmental Health
Officer has not sought to control the timing of working hours.

The physical impact of the proposed new sales building and
associated remodelling of the forecourt area would give not give rise
to unacceptably harmful impacts on the adjacent residential
dwellings, which are understood to have been built in the late 1990s.

A satisfactory outdoor lighting scheme will be secured by planning
condition to and it would be designed to ensure that effects of glare
and light spillage onto neighbouring properties would not harm
significantly the occupiers living conditions.

For these reasons the proposal would not harm significantly the
amenities of neighbouring occupiers of land and buildings.

Contamination:

The Environment Agency initially objected to the proposal citing
concerns that insufficient evidence had been submitted to
demonstrate that the underground fuel tanks to be retained and
reused, as well as the associated fuel distribution infrastructure, meet
appropriate standards, and do not pose an unacceptable
environmental risk, and that any redundant tanks and/or potential
contamination will not present an unacceptable risk to controlled
waters.

The Local Planning Authority has since granted planning permission
(16/01206/FUL) to replace existing below ground fuel storage tanks
with new, together with associated pipe work and renewal of fuel
pumps on forecourt islands. The Environment Agency has no
objection to the proposed development provided the fuel storage and
distribution infrastructure is upgraded as part of the redevelopment
works. A condition will be imposed to require this to happen before
the proposed new sales building is first brought into use.

Flood risk:

Although the development is at risk from flooding, the proposal does
not change the vulnerability classification of the land use in
accordance with the NPPF guidance on flood risk and therefore there
is no objection to the development on the grounds of flood risk.
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Archaeology:

A programme of archaeological investigation will be secured by
condition, owing to fact that Historic Environment Records (HER)
show the site to be located within an area of high archaeological
potential

Other matters:

Objections on the grounds of the visual impact of the proposal and its
effects on the amenities of neighbouring occupiers are addressed
above.

The comment that the Transport Statement is out of date is noted and
is a point accepted by the County Council Highways Officer.
However, the County Council Highways Officer is satisfied that the
increase in possible vehicle movements would be modest.

Concerns that the Service Station will become busier following the
Al4 realignment scheme and due to an increase in vehicle
movements is noted, but officers are satisfied having regard to all
consultation responses that the proposed re-development will not
result in unacceptable harm to the amenities of neighbouring
occupiers or unacceptable harm to highway safety. As stated above,
the County Council Highways Officer is satisfied that the increase in
possible vehicle movements would be modest.

Concerns that the westbound junction close to the application site is
more dangerous than the other junction and therefore traffic will be
encouraged to travel through the village to join/re-join the Al4 are
noted. However, there is no objection to the development on the
grounds of highway safety from either the Local Highways Authority
or Highways England.

Concerns that vehicles travelling eastbound will be attracted to the
site and therefore will travel through the village to access the site, and
then to re-join the carriageway are noted, but there is no objection to
the development on the grounds of highway safety from either the
Local Highways Authority or Highways England.

The comment made that despite removing HCV fuelling options,
these vehicles would still visit and park overnight near the site to take
advantage of the facilities is noted. Parking of HCVs on the highway
is a matter for the highway authorities.

An objector says that a weight restriction should be put on the site (no
vehicles in excess of 7500KG) and signage installed on the Al4.
This suggestion is noted, but the planning system cannot impose a
weight limit on the highway or require signage to be installed on the
Trunk Road, and the Highway Authority has no objection to the
proposed development.

An objector says the size of the proposal is inappropriate having
regard to Service Station provision at Brampton Hut A14/Al
interchange and Thrapston (and planned expansion). A related
comment is that the proposal should be suited to the village and not
just motorists who only pass through. These comments are noted,
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but the proposed development does not have any unacceptably
harmful impacts and therefore its scale is acceptable. The Service
Station has served the local population and travelling motorists in the
past and will do in the future.

The comment that the number of parking spaces is excessive is
noted, but it is not considered that parking provision is unacceptable.

Concerns relating to pedestrian access from the village and danger to
school children are noted, but there is no objection to the
development on the grounds of highway safety from either the Local
Highways Authority or Highways England.

An objection on the grounds of the proposed building being not in
keeping with the village is noted, but the proposed building is
designed for its specific function and therefore it will not be in-keeping
with the majority of buildings in the village, which in the main are
masonry built houses.

Concerns relating to light pollution will be addressed through
submission of a detailed flood lighting scheme.

The comment that local businesses would suffer is noted, but it is
unclear to Officers which businesses would suffer, why they would
suffer and what evidence is there to show they would suffer. Limited
weight is given to such concerns.

Loss of value to properties is not a material planning consideration
and such comments have not been given weight in the consideration
of the application.

Objections on the grounds of a litter problem and antisocial behaviour
are noted, but these are matters for the management of the premises
and other Authorities.

Objections on the grounds of Odour from the cooking of food on the
premises is noted, but the Council’s Environmental Health Officer has
considered the proposal and not found it unacceptable in this regard.

Comments that the application proposal is different from the public
consultation and does not take account of the concerns expressed by
the community at a public meeting are noted, but the Local Planning
Authority is required to determine the application that has been
submitted.

Alcohol sales from the premises is a matter for the Licensing regime.
The sale of Alcohol at Service Station is not uncommon.

Conclusion:

The proposed development is satisfactory having regard to relevant
planning policies and other material considerations, and therefore it is
recommended that planning permission is granted subject to
conditions to include.



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

e time limit

¢ development in accordance with submitted drawings.

e implement planning permission 16/01206/FUL prior to the
bringing the new sales building into use.

o flood lighting scheme.

e precise materials details and colour finishes of the proposed
building

e removal of portacabin following the bringing into use of the
new sales building.

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 Clara Kerr Planning Services Manager
(Policy, Implementation & Strategic Development)

01480 388430



Huntingdonshire DC Public Access

From: David Stowell <davidstowell@onetel.com>
Sent: 12 February 2016 16:30

To: Control, Development (Planning)

Subject: Planning Application 15/02372/FUL

Application Number: 15/02372/FUL Case Officer: Clara Kerr

Proposal: Demolition of existing fire damaged sales building and replacement with new larger unit.
Removal of HGV fuelling facility and refurbishment of site area to provide increased customer parking.
Reduction in size of existing forecourt canopy.

Location: Spaldwick Service Area, High Street, Spaldwick

Observations of Spaldwick Parish Council:

1. The Parish Council recommends refusal for the following reasons: Due to the scale of the proposed
development it will create a visually intrusive and .harmful development and by its sheer size will
generate significantly more traffic movements than currently exists. The applicant has already
confirmed at the village consultation meetings that this last point is expected as it was part of the
financial viability study for the proposed development.

2. The Parish Council further recommends that Huntingdonshire District Council should request the
applicant to withdraw the current scheme and resubmit a planning application for a lesser scale
development comprising retail, coffee and one food offer (not drive thru) and reconsider the need
for outside seating and children’s play with a view to minimising noise. The application should retain
the plan to close access to HGVs and use signage to redirect passing traffic back to the nearby
westbound A14 slip road.

In addition an up to date Transport Statement reflecting the new proposal should be provided, an
impact statement on existing surrounding drainage and ground conditions, an acoustic report to
establish potential noise and mitigation measures to reduce impact on near neighbours, and finally
an impact report on anticipated environmental pollution (light, odours, food waste, litter) and
mitigation measures to reduce impact on near neighbours. Some of the above were promised to be
provided in the current application but were not provided.

F D Stowell
Clerk to Spaldwick Parish Council
12 February 2016



Huntingdonshire DC Public Access

From: Spaldwick Parish Council <clerkspaldwick.pc@gmail.com>
Sent: 28 October 2016 09:54

To: DevelopmentControl

Cc: Steve Fane de Salis

Subject: Fwd: Spaldwick Service Area

To the Attention of Andy Moffat
Dear Planners,

With reference to our telephone conversation earlier this week, please see more detailed explanation of
Spaldwick PC re: condition to be placed on any approval of this application.

Spaldwick Parish Council understand that the Development Management Committee will be deciding the
planning application 15/02372/FUL at its meeting on 21 November 2016. We ask that a condition be placed
on any approval of this application requiring work be completed on application 16/01260/FUL before work
starts to replace the fire damaged building.

Replacement of existing below ground fuel storage tanks with new, together with associated pipe work and
renewal of fuel pumps on forecourt islands.Spaldwick Service Area High Street Spaldwick Huntingdon
PE28 0TD

Ref. No: 16/01260/FUL | Received: Tue 14 Jun 2016 | Validated: Tue 14 Jun 2016 | Status: Approved

Demolition of existing fire damaged sales building and replacement with new larger unit. Removal of HGV
fuelling facility and refurbishment of site area to provide increased customer parking. Reduction in size of
existing forecourt canopy.

Spaldwick Service Area High Street Spaldwick Huntingdon PE28 0TD

Ref. No: 15/02372/FUL | Received: Wed 23 Dec 2015 | Validated: Wed 23 Dec 2015 | Status: In progress

Sent from my iPad
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Application Number: 16/01260/FUL

TOWN & COUNTRY PLANNING ACT 1990
Planning Permission

Wyeth Projects

Wyeth Projects Services
The Cart Shed
Amberley Court

Old Elstead Road
Milford

GUS8 5EB

Huntingdonshire District Council in pursuance of powers under the above Act, hereby GRANT
PERMISSION for:

Proposal: Replacement of existing below ground fuel storage tanks with new, together with
associated pipe work and renewal of fuel pumps on forecourt islands.

Site address: Spaldwick Service Area High Street Spaldwick Huntingdon

Applicant: Applegreen plc Applegreen plc

in accordance with your application received on 14th June 2016 and plans (listed below) which form
part of the application

Plan Type Reference Version Date Received
Details 5016-106 14.06.2016
Site Layout 5016-101C 14.06.2016
Site Layout 5016-105A 14.06.2016
Site Layout 5016-HAZ-01 14.06.2016
Location Plan 14.06.2016
Site Layout 5016-100 14.06.2016

Subject to the following condition/s.

1. Condition.
The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.

. -
ﬂ"ﬂi & &_p,_xl/ ;

Andy Moffat

Head Of Development

Page 1 of 7
Date 19th August 2016
Huntingdonshire
DI1ISTRICT C DU M T 1L
Pathfinder House, St Mary's Street 01480 388388

Huntingdon. PE29 3TN
Dmadmin@huntingdonshire.gov.uk www.huntingdonshire.gov.uk



1. Reason.

To comply with Section 91 of the Town and Country Planning Act 1990, as amended.

2. Condition.

Development shall be carried out in accordance with the approved plans.

2. Reason.
For the avoidance of doubt.

3. Condition.

Prior to each phase of development approved by this planning permission (or such other date or
stage in development as may be agreed in writing with the Local Planning Authority), no
development shall take place until a remediation strategy that includes the following components
to deal with the risks associated with contamination of the site shall each be submitted to and

approved, in writing, by the Local Planning Authority:

1. A Preliminary Risk Assessment (PRA) including a Conceptual Site Model (CSM) of the site
indicating potential sources, pathways and receptors, including those off site.
2. The results of a site investigation based on (1) and a detailed risk assessment, including a

revised CSM.

3. Based on the risk assessment in (2) an options appraisal and remediation strategy giving full
details of the remediation measures required and how they are to be undertaken. The strategy
shall include a plan providing details of how the remediation works shall be judged to be
complete and arrangements for contingency actions. The plan shall also detail a long term
monitoring and maintenance plan as necessary.
4. No occupation of any part of the permitted development shall take place until a verification
report demonstrating completion of works set out in the remediation strategy in (3). The long term
monitoring and maintenance plan in (3) shall be updated and be implemented as approved.
Development shall be carried out in accordance with the approved details.

3. Reason.

To protect and prevent the pollution of controlled waters from potential pollutants associated with
current and previous land uses in line with National Planning Policy Framework (NPPF),
paragraphs 109, 120, 121 and Environment Agency Groundwater Protection: Principles and

Practice (GP3).

4. Condition.

If, during development, contamination not previously identified is found to be present at the site
then no further development (unless otherwise agreed in writing with the Local Planning
Authority) shall be carried out until the developer has submitted a remediation strategy detailing
how this unsuspected contamination shall be dealt with and obtained written approval from the
Local Planning Authority. The remediation strategy shall be implemented as approved.

fbma&QV-

Andy Moffat
Head Of Development

Date 19th August 2016

Page 2 of 7
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. Reason.
To protect and prevent the pollution of controlled waters from potential pollutants associated with
current and previous land uses in line with National Planning Policy Framework (NPPF),
paragraphs 109, 120, 121 and Environment Agency Groundwater Protection: Principles and
Practice (GP3).

. Condition.
Development shall not begin until a scheme for surface water disposal has been submitted to
and approved in writing by the Local Planning Authority. Infiltration systems shall only be used
where it can be demonstrated that they will not pose a risk to groundwater quality. The
development shall be carried out in accordance with the approval details.

. Reason.

To protect and prevent the pollution of controlled waters from potential pollutants associated with
current and previous land uses in line with National Planning Policy Framework (NPPF),
paragraphs 109, 120, 121 and Environment Agency Groundwater Protection: Principles and
Practice (GP3).Infiltration through contaminated land has the potential to impact on groundwater
quality.

. Condition.
Temporary facilities shall be provided clear of the public highway for the parking, turning, loading
and unloading of all vehicles visiting the site during the period of construction.

. Reason.
In the interests of highway safety.

. Condition.
No development , including the removal the existing fuel storage tanks or laying of new fuel
storage tanks, shall take place outside the following hours:

7am - 7pm Monday - Friday,
7am - 1pm on Saturdays

Not at all on Sundays or bank holidays.
. Reason.
In order that the Local Planning Authority may retain control of development that might be

detrimental to the amenities of the locality if otherwise allowed by the above mentioned Order.

8. Note to applicant.

f‘(wt . &MV

Andy Moffat
Head Of Development

Date 19th August 2016
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1. Preliminary Risk Assessment

The PRA should include historical plans of the site, an understanding of the sites environmental
setting (including geology, hydrogeology, location and status of relevant surface water and
groundwater receptors, identification of potential contaminants of concern and source areas), an
outline conceptual site model (CSM) describing possible pollutant linkages for controlled waters
and identification of potentially unacceptable risks. Pictorial representations, preferably scaled
plans and cross sections, will support the understanding of the site as represented in the CSM.

2. Site Investigation

Land contamination investigations should be carried out in accordance with BS 5930:1999-2010
'Code of Practice for site investigations' and BS 10175:2011 'Investigation of potentially
contaminated sites - Code of Practice' as updated/amended. Site investigation works should be
undertaken by a suitably qualified and experienced professional. Soil and water analysis should
be fully MCERTS accredited.

Any further site investigation, demolition, remediation or construction works on site must not
create new pollutant pathways or pollutant linkages in to the underlying principal aquifer to avoid
generating new contaminated land liabilities for the developer. Clean drilling techniques may be
required where boreholes, piles etc penetrate through contaminated ground.

3. SuDS

We consider any infiltration Sustainable Drainage System (SuDS) greater than 2.0 m below
ground level to be a deep system and are generally not acceptable. All infiltration SuDS require a
minimum of 1.2 m clearance between the base of infiltration SuDS and peak seasonal
groundwater levels.

Soakaways must not be constructed in contaminated ground where they could re-mobilise any
pre-existing contamination and result in pollution of groundwater. Soakaways and other
infiltration SuDS need to meet the criteria in our Groundwater Protection: Principles and Practice
(GP3) position statements G1 and G9 to G13.

Only clean water from roofs can be directly discharged to any soakaway or watercourse.
Systems for the discharge of surface water from associated hard-standing, roads and
impermeable vehicle parking areas shall incorporate appropriate pollution prevention measures
and a suitable number of SuDS treatment train components.

9. Note to applicant.

The LPA positively encourages pre-application discussions and makes clear that applications will
then normally be determined as submitted. Details of the ‘Pre-Application Advice’ process can
be found on the Planning pages on the Council’s website www.huntingdonshire.gov.uk. If, as
proposed, a development is considered unacceptable and it is apparent how it can be revised to
make it acceptable, the LPA will set out how it can be amended to make it acceptable as part of
its response to a pre-application enquiry. When an application is received, conditions will be
used where they can make a development acceptable. A clear reason for refusal identifies the
specific reasons why the development is unacceptable and helps the applicant to determine

fbma&QV-

Andy Moffat
Head Of Development

Date 19th August 2016
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whether and how the proposal can be revised to make it acceptable. In relation to this
application, it was considered and the process managed in accordance with Paragraphs 186 and

187 of the NPPF.

10. Note to applicant.

Note to applicant regarding Community Infrastructure Levy Charge.

Huntingdonshire District Council became a Community Infrastructure Levy (CIL) Charging
Authority on the 1st May 2012. The Council is obliged to collect the levy from liable parties once
development that received planning permission on or after the 1st May 2012 commences. ltis
important that liable parties (usually developers or landowners) are correctly identified to the
Council as early as possible. For more details on CIL, the developments the charges will apply
to, how much the charge will be and the process involved, including the developers or
landowners legal responsibilities, the CIL pages on the Council’s website at
www.huntingdonshire.gov.uk should be referred to. It should be noted that all development
which creates one or more dwellings will be liable to be charged irrespective of the floor space
charge. However, developments which create less than 100 square metres of new floor space
and do not involve a dwelling or dwellings, will be exempt from CIL and will not be charged.

. -
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Andy Moffat

Head Of Development

Date 19th August 2016
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NOTES

Rights of Appeal under the Town and Country Planning Act, 1990 Section 78

If the applicant is aggrieved by the decision of the Local Planning Authority to refuse permission for
the proposed development or to grant permission subject to conditions, he/she may appeal to the
Secretary of State responsible for planning within;

¢ Six months from the date of this decision notice.

Appeals must be made on a form which is obtainable from the Planning Inspectorate, Customer
Support Unit, Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN. Alternatively all
forms can be downloaded from their website www.planning-inspectorate.gov.uk. The Secretary of
State has power to allow a longer period for the giving of a notice of appeal but he will not normally
be prepared to exercise this power unless there are special circumstances, which excuse the delay
in giving notice of appeal. The Secretary of State is not required to entertain an appeal if it appears
to him that permission for the proposed development could not have been granted by the Local
Planning Authority, or could not have been so granted otherwise than subject to the conditions
imposed by them, having regard to the statutory requirements, to the provisions of the Development
Orders and to any directions given under the Orders. He does not, in practice, refuse to entertain
appeals solely because the decision of the Local Planning Authority was based on a direction given
by him.

If permission to develop land is refused or granted subject to conditions, whether by the Local
Planning Authority or by the Secretary of State responsible for planning and the owner of the land
claims that the land has become incapable of reasonably beneficial use by the carrying out of any
development which has been or would be permitted, he may serve on the Council of the County
District in which the land is situated a purchase notice requiring that Council to purchase his interest
in the land in accordance with the provision of Part VI of the Town and Country Planning Act, 1990.

Claiming Compensation

In certain circumstances, a claim may be made against the Local Planning Authority for
compensation where permission is refused or granted subject to conditions by the Secretary of State
on appeal or on a reference of an application to him. The circumstances in which such
compensation is payable are set out in Section 114 of the Town and Country Planning Act 1990.

fbma&QV-

Andy Moffat
Head Of Development
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General Notes

This decision notice does not convey any approval or consent which may be required under any
enactment, bye-law or regulation other than Section 57 of the Town and Country Planning Act 1990.

i ¢
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Andy Moffat
Head Of Development
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