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S/0547/09/F- LONGSTANTON 
Change of Use to Builders Merchants, Erection of Workshop with  

Ancillary Parking and Landscaping 
At Land to the East of ‘Lyndhurst’, Station Road for Aspinalls Builders Merchants Ltd 

 
Recommendation: Refusal 

 
Date for Determination: 10th June 2009  

 
Members will visit the site on Wednesday 7th October 2009. 
 
Notes: 
 
This Application has been reported to the Planning Committee for determination 
because it is a Departure from the Development Plan.   
 

Site and Proposal 
 
1. The application site is 0.5 hectares in size and located outside the village framework 

for both Longstanton and Willingham.  The site is located closer to Willingham but in 
the Parish of Longstanton, approximately 0.7 kilometres south of the Willingham 
village framework boundary. 

 
2. The site is located to the rear of the dwelling house named Lyndhurst (owned by the 

applicants) and sited on the B1050 road running between Longstanton and Willingham.  
The buildings on site currently have a footprint of approximately 230m2.  The units are 
single storey and located close to the southern boundary of the site to the rear of 
Lyndhurst and the neighbouring property Hazeldene.  To the north of the site runs a 
thick band of leylandii screening, the neighbouring property called Oakdene and views of 
the surrounding countryside.  To the east of the site, furthest from the road, the area is 
currently used for growing Christmas trees.  This area is to be replaced with an area of 
hard standing for the storage of building materials and parking of vehicles.  A brick wall 
with railings and piers defines the west boundary of the site.  The site is accessed from 
this boundary via a large entrance gate and tegula paved hard standing. 

 
3. The site is partly used for horticultural purposes and the ancillary retailing of 

Christmas trees.  There are storage buildings on site also.  Neighbouring properties 
are loosely arranged to the north and south on large plots (ribbon development).   

 
4. The full application received 15th April 2009 and amended 16th July and 3rd September 2009 

seeks consent for the change of use to Builders Merchants with erection of a 13m x 8m 
(104 sq.m) workshop with ancillary parking (28 car spaces) and landscaping.  The 
workshop is for a separate company called Universal Fencing that operates under Aspinalls 
Builders Merchants.  The application is accompanied by: 

 
(a) Design and Access Statement 
(b) Planning Statement 
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5. The application seeks the relocation of the applicant’s yard from their existing site on 

Over Road, Willingham.  Existing employees (8 full-time and 3 part-time) will be 
retained with an opportunity to expand employment numbers. 

 
Planning History 
 

6. C/0404/67/D – Erection of Glasshouse and Boiler Houses - Approved. 
 
7. S/2383/88/F – Extension - Approved. 
 
8. S/1465/91/F – Front Wall and Piers – Approved.  
 
9. S/1071/91/F – Storage Building – Approved. 
 
10. S/0051/02/F – Agricultural Dwelling – Withdrawn. 
 
11. S/0429/07/F – Storage Building following Demolition of Existing – Approved (net 

increase 192 sq.m. floor space). 
 
12. S/01703/08/F – Change of Use to Builders Merchants – Withdrawn 
 

Planning Policy 
 

Planning Policy Statements: 
 
13. PPS1 (Delivering Sustainable Development) 
14. PPS 7 (Sustainable Development in Rural Areas) 

 
15. Circular 11/95 – The Use of Conditions in Planning Permissions:  Advises that 

conditions should be necessary, relevant to planning, relevant to the development 
permitted, enforceable, precise and reasonable in all other respects. 

 
South Cambridgeshire Local Development Framework Development Control 
Policies 2007 

 
16. DP/1 (Sustainable Development) 
17. DP/3 (Development Criteria) 
18. DP/7 (Development Frameworks) 
19. ET/5 (Development for the Expansion of Firms) 
20. NE/9 (Water and Drainage Infrastructure) 
21. TR/1 (Planning for More Sustainable Travel) 
22. TR/2 (Car and Cycle Parking Standards Consultation) 
 

Consultations 
 
23. Longstanton Parish Council – Makes no recommendation, in regard to amended 

details of the proposed storage unit, but originally recommended refusal for the 
following reasons: 

 
(a) Detrimental impact on neighbouring residents. 
(b) Altering the character of the residential area. 
(c) Increase noise levels from parking vehicles, commercial vehicles, turnover of 

tradesman, retail customers and workshop site equipment will reduce the 
peace and privacy for residents. 



(d) Neighbouring gardens flooded in 2000 and 2001 therefore potential increase  
in flooding risk due to additional concrete areas. 

(e) Manoeuvring of vehicles causing an adverse effect on the safety and free flow 
of traffic, bus route schedules and cyclists using new cycle path adjoining the 
public highway. 

 
The Design and Access Statement: 
 
(a) B7 refers to the area being outside the defined settlement boundary.  There is 

no defined designation of a settlement boundary. 
(b) The statement that the private owners have occupied the housing since 1999 

is incorrect; there is a great deal of houses in the village under private 
ownership well before 1999. 

(c) B26 referenced to the traffic congestion, we disagree that the new site will be 
any better than the existing site, as it is sited on a busy bus route road 
(B1050) and will cause inconvenience to neighbouring residents and 
motorists.  It is unlikely that relocating to an extended site will be less of a 
nuisance. 

(d) B.1 we question the designation of the site as being Brownfield as it is 
currently used for an agricultural purpose of growing Christmas trees. 

 
24. Local Highway Authority  
 

A letter received 27th July 2009 from the Local Highway Authority informs that the 
dimensions on drawing PO3 E for the car parking spaces, associated manoeuvring 
space and the turning area for a 38 tonne articulated vehicle are acceptable.   
 
The proposed visibility splay to the south falls outside the requirements of the Design 
Manual for Roads and Bridges. However, the shortfall within the context of the overall 
splays is acceptable and the Highway Authority has no significant concerns relating to 
this matter. 

 
Two 2.0 x 2.0 metres visibility splays shall be provided and shown on the drawings. 
The splays are to be included within the curtilage of the application site. This area 
shall be kept clear of all planting, fencing, walls and the like exceeding 600mm high.  

 
25. County Archaeological Unit – Recommends that any planning permission be 

subject to a negative condition requiring a scheme of archaeological work in advance 
of development.  

 
26. Corporate Manager (Health and Environmental Services) – has raised no 

objection though has recommended conditions regarding external flood lighting, 
hours of work and pile foundations.   

 
27. Environment Agency – The site is not in a medium or high-risk flood area.  

Localised flooding is mentioned as a concern through neighbour objections though 
this could be alleviated through appropriate hard standing materials so as not to 
increase surface water run off. 

  
Representations 
 

28. Since the amendments (16th July and 3rd September 2009) there have been 5 further 
representations from neighbouring properties in addition to the 5 original letters of 
objection.  The majority of these are from those who made representations to the 
earlier scheme.  It has been reiterated that they wish their new correspondence to be 



read in addition to their earlier objections.   A new objection has been received from 
the occupier of Rotacker located to the west of Lyndhurst 

 
29. Representations have been received from Stanton Farm directly opposite; Hazeldene 

located to the south of the site; Oakdene to the north of the site; Downham House, 
neighbour south of Hazeldene; and Monique located opposite south west of the 
proposal site.  
 
Objections are as follows: 

 
(a) Noise and disturbance from traffic. 
(b) Noise and disturbance from workshop. 
(c) Possibility that vehicles will have to wait on road as there are no passing 

areas. 
(d) Increase in traffic. 
(e) Traffic hazard. 
(f) Concern about cycle lane across the front of the site. 
(g) Large slow moving vehicles cause disturbance during specific time of the 

year.  
(h) Already refused scheme for Berrycroft Stores to relocate along this stretch of 

road – traffic has increased so what has changed?  
(i) The development of Northstowe will increase traffic. 
(j) Development of the guided busway proposes a stop along Station Road 
(k) High level of parking. 
(l) Inappropriate development in the countryside. 
(m) Not in accordance with Government Policy PPS7. 
(n) Alternative use should be sought on business parks where there are plenty of 

open and empty units. 
(o) Trees die and the trees to the south are not in the applicants’ control. 
(p) Other sites are referred to as B8 storage uses and are actually agricultural 

land and private residential. 
(q) The proposed workshop will be development on Greenfield land not 

Brownfield.  
(r) Change from nursery with ancillary storage into a large scale Brownfield site 

will increase traffic flow and retail for a non-rural use. 
(s) Retail all year round at a high level. 
(t) Introduction of a workshop is not B8 storage. 
(u) If minded to approve, restrict trading hours, deliveries, hours of use of 

workshop, noise attenuation, sufficient landscaping and no more than 10% of 
the overall turnover being retail – retail being defined as any purchase by a 
person who does not derive their principal income from the building trade. 

(v) When the A14 is congested many vehicles use this route.  
(w) Sewerage removal by private contractors will mean more lorries.  
(x) Limited site in Willingham does not mean a bigger site in Longstanton, as this 

will increase movement more so. 
(y) Soundproofing needed. 
(z) Previous refusal for building, horticultural merchants refused along this stretch 

of road in 1989. 
 
30. New objections are as follows 

 
(a) Attract a large number of car borne visitors to a residential and retired 

community adversely affecting way of life. 
(b) Noise levels – cars in /out of the site, reversing lorries, forklift truck operation, 

woodwork machines for the fencing company. 



(c) Best located in an area designated for industrial and commercial development 
and not predominately residential. 

(d) The land at the rear of Lyndhurst is not industrial, manufacturing or retail. 
(e) Still unclear as to where the retail premises is to be sited. 
(f) The use of the site as B8 storage and distribution is totally wrong. 
(g) The site/storage unit has never been retail, never been a manufacturing site 

and never a business site (only market gardening for one family). 
(h) Perishable goods were stored on site and sold off site at markets and the site 

never used for retail.   
 

31. There has also been an email representation received that indicates the application 
fails to include the level of deliveries that Universal Fencing may propose, that they 
already have early morning deliveries at their current site and large lorries are 
regularly used.  It is also pointed out that there is an alternative site in the village the 
applicants could use, though its location is not specified.   

 
32. A letter from the agent dated 4th September includes the residential locations of the 

existing employees working at the Willingham Builders Yard site.  These are Bar Hill, 
Longstanton, Willingham, Arrington and Cambridge.  The point is made that the 
relocation of the yard would not have an adverse impact on the distance or 
sustainability of the proposed location on its existing employees.   

 
33. A letter received from the agents includes correspondence from Mr Andrew Coe, who 

presently runs Coe’s Produce and Christmas Tress 4U from the site.  It includes 
information regarding the level of the existing use and current operations on the site.  

 
These are shown below:  

 
(a) The business is a fruit and vegetable retailer and wholesaler operating from 

the storage and distribution premises. 
(b) Site is used for the preparation of goods for sale before retailing at local 

markets. 
(c) Growing/retailing of Christmas trees (site is heavily used seasonally) 
(d) Highlights delivery movements (approximately 15 suppliers during the 

day/night). 
(e) 6 full and part time employees in addition to Mr and Mrs Coe. 
(f) Currently operates 2 x HGV, 4 x smaller vehicles and forklifts. 
(g) Scope to expand business if need arises. 

 
Planning Comments – Key Issues 

 
34. The amendments received 16th July and 3rd September 2009 involved a revised car 

parking layout, all trees along the northern boundary shown within the application 
boundary line, correct dimensions of the proposed new storage unit with consent (not 
part of this application), dimensions of car parking shown and turning area for 38 
tonne articulated vehicle shown.  

 
35. The key issues to consider in determining this application are Principle of 

Development, Design and Layout, Neighbour amenity, Drainage, Access, Car 
Parking, Landscaping and Archaeology. 

 
36. Principle of Development – It is said that the site is partly ‘Brownfield’.  However, in 

light of the existing use of land and buildings, which is primarily for the purposes of 
growing Christmas trees, I am of the opinion this does not entirely accord with the 
definition of ‘previously-developed land’ in Planning Policy Statement 3, Housing, 



which excludes land that is or has been occupied by agricultural and forestry 
buildings.  The use of the site as existing is seasonal and low key for the majority of 
the year.  It is referred to in past applications as a ‘horticultural holding’.  The erection 
of the storage building under planning reference S/0429/07/F saw the applicant refer 
to a replacement building at the time for ‘storage/fruit and veg’.  The site is not an 
agricultural holding but has a storage use on site that was linked to the horticultural 
element of the land use.  The storage use of this building was not limited to what it 
could store and therefore could be seen as having a B8 use class, albeit on a much 
smaller scale than that proposed.  It is understood that the Christmas tree business 
will still operate on an area at the front of the site.   

 
37. The applicant has requested this application be read alongside planning reference 

S/1702/08/F for the erection of 10 dwellings as part of the justification for a departure 
to policy.  This site is seen by the applicant as a positive way to move an existing 
business that has outgrown its site to a more suitable location with better access, 
manoeuvrability and less disturbance to its neighbouring occupiers due to lower 
density development.  In addition to this the short distance the business is relocated, 
albeit outside of the village framework, would not have an adverse impact on 
employment as the business is not closing and a village service is still being provided.  

 
38. The applicant suggests that because a B8 use as a nursery and the sale and 

distribution of Christmas trees is already located on the Longstanton site, the 
relocation of the builder’s merchant to this site from the centre of Willingham would be 
an improvement to the existing relationship, particularly as this site already has a 
commercial element to it.   

 
39. There is some merit in that argument and in that context Policy ET/5 of the adopted 

Local Development Framework does permit expansion of firms but only, in this 
context, in village frameworks or previously developed sites next to or very close to 
village frameworks.  This site does not comply with that criterion.   

 
40. This must be weighed up against policy that does not support development of this 

kind in the countryside and question whether the applicant has provided enough 
evidence for the Committee to allow a departure from Development Control Policies.   

  
41. The application is essentially for a change of use to Builders merchants and involves 

the erection of an additional workshop (for Universal Fencing) This type of change of 
use in this countryside location is not supported anywhere in the Local Development 
Framework Policies.  Policy DP7 limits development in the countryside to agriculture, 
horticulture, forestry, outdoor recreation and other uses that need to be located in the 
countryside. 

 
42. The development around the site consists of loose ribbon of residential properties 

with properties in large plots either side and opposite rather than on all boundaries 
and in very close cramped proximity, as on the existing site in Willingham.  
Essentially the surrounding environment is much more rural in its character. The 
proposed commercial development, particularly extensive areas of hard standing and 
store will detract from that character. 

 
43. Design and Layout – The design and layout involves changes, which will have a 

major impact visually on the site.  The removal of the plantation trees to the rear of 
the site and replacement with hard-standing will change the visual impact of this site 
on its wider setting, The retention of boundary planting is important in protecting the 
wider setting of the countryside and acting as a buffer between neighbouring 
properties, all of which are residential.  The applicant intends to retain these trees 



minimising views into the site from the wider countryside.  This should help reduce 
the detrimental impact it would have otherwise.  These boundary trees must be 
retained and in areas further planting required to ensure the site remains enclosed.   

 
44. The buildings proposed are in keeping with their surroundings and do not cause any 

concern with regard to potential harm.  Additionally a workshop is proposed to the 
rear of the site.  More details regarding the need and elevations are required.   

 
45. Neighbour Amenity – Corporate Manager (Health and Environmental Services) has 

raised no concern regarding the relocation of the use on grounds of potential noise 
pollution based upon the few complaints received from neighbouring residents in 
Willingham.  The main bulk of the development is to the rear of the application site and 
this may benefit the immediate neighbours. However I am of the view that relocation will 
still have an adverse impact on neighbour amenity, by reason of disturbance likely to be 
caused by manoeuvring of vehicles, movement of equipment and goods on the site by 
vehicles and fork lift trucks and the inevitable need for lighting. 

 
46. Drainage – The site is not in a medium or high-risk flood area.  Localised flooding is 

mentioned as a concern through neighbour objections though this could be alleviated 
through appropriate hard standing materials so as not to increase surface water run off.  

 
47. Access and Car Parking – Access is to remain the same.  The Local Highway 

Authority has accepted the splays and the access as being acceptable.  Parking 
facilities are provided towards the centre of the site for 28 vehicles. Given the 
footprint of the existing and proposed buildings on site the proposed parking spaces 
would equate to a maximum of 4 for a B8 use and 8 for a light industrial use.  A 
further 7 for every 10 employees is required and 5% of which should be for disabled 
parking.  Application drawing P03 E shows that the entire area to the rear is to be 
hard standing.  This will allow for vehicles on site to be able to enter and leave in 
forward gear.  The provision for parking for 28 spaces is considerably over the 
provision required, though that has to be balanced with the need to ensure that 
vehicles do not obstruct the flow of traffic on the B1050.   
 

48. Landscaping – Some landscaping is proposed on the west edge of the hardstanding 
and this should reduce the visual impact of the proposed when viewing from the 
entrance of the site.   

 
49. Archaeology – The site is in an area of high archaeological interest, which requires a 

programme of archaeological investigation to be undertaken.  This is a matter that 
can be resolved by a condition on any consent. 

  
Recommendation 
 

50. Refuse as amended by drawing numbers PO3 F and P04 B franked 3rd September 2009. 
 

1. Policy ET/5 of the South Cambridgeshire Local Development Framework 
Development Control Policies (SCLDFDCP) adopted 2007 supports the 
expansion of existing firms within village frameworks or on previously 
developed sites next to or very close to village frameworks.  The application 
site is not previously developed land and is neither within a village framework 
or located very close to one.  It is located within the countryside, where Policy 
DP/7 of the SCLDFDCP restricts development to agriculture, horticulture, 
forestry, outdoor recreation or other uses which need to be located in the 
countryside. 

 



2. The extent and nature of the proposed commercial use adjoining residential 
properties would cause disturbance to the occupiers of these properties, by 
reason of lighting and the movement of vehicles and equipment, particularly 
fork lift trucks, around the extensive area of open storage in a location where 
residents would otherwise expect to enjoy a quiet environment.  The proposal 
is therefore contrary to Policy DP/3 of the SCLDFDCP 2007 which states that 
permission will not be granted where the proposed development would have 
an unacceptable adverse impact on residential amenity.  

 
Background Papers: the following background papers were used in the preparation of this 
report:  
 
 Circular 11/95:  The Use of Conditions in Planning Permissions  
 Local Development Framework, Development Control Policies 2007. 
 Planning Files Ref: S/0547/09/F, S/1702/08/F and applications referred to in 

Paragraphs 6-12 of this report. 
 
Contact Officer:  Saffron Garner – Senior Planning Officer  

Telephone: (01954) 713256 


