
   

 

 
 

Agenda Item No: 4 

 

Road linking the B660 (Main Street, Great Gidding) to Hemington Lodge 
Road replacing the existing junction; and passing places along 
Hemington Lodge Road 
 
Informative: The proposed development would create new public 
highway and improvements to Hemington Lodge Road to facilitate better 
access to a proposed anaerobic digestion plant at Rectory Farm, 
Luddington which is the subject of a separate planning application 
 
 
At: Land at Hemington Lodge Road, Great Gidding, Cambridgeshire, 
PE8 5QS 
 
Applicant: Great Gidding Green Energy Ltd 
 
Application Number: CCC/25/107/FUL 
 
 
To:     Planning Committee  
 
Date:     4 March 2026  
 
From:  Head Planning  
 
Electoral division(s):  Alconbury and Kimbolton 
 
Purpose:     To consider the above planning application 
 
 
Recommendation:  That permission is granted subject to the conditions set out in 

paragraph 11. 
 
 
 
 
 
 
 
Officer contact: Katherine Render 
Post: Development Management Officer  
Email: kathy.render@cambridgeshire.gov.uk  
Tel: 07795 157990 
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1. Introduction / Background 
 
1.1 In July 2023 a planning application, reference NN/23/00026/WASFUL, was submitted to 

North Northamptonshire Council (NNC) for an anaerobic digestion (AD) plant. A small part 
of proposed AD plant and infrastructure, comprising a gas pipe line and National 
Transmission Service (NTS) compound would be located within Cambridgeshire so a 
parallel planning application for that part of the development was submitted to 
Cambridgeshire County Council (CCC), under our planning reference CCC/23/125/FUL 
which was approved on 11 March 2025. 

 
1.2 NNC have not yet determined the application for the AD plant, in part due to an objection 

from the County Council, as the local Highway Authority. The objection relates to the 
unsuitability of the access from the B660 onto Hemington Lodge Road and the condition of 
road to safely accommodate the level and nature of traffic that the AD plant would 
generate. The current application to CCC is intended to address the highway objection by 
creating a new section of highway and highway improvements. The Committee is not 
being asked to comment on or make a decision on the acceptability of the proposed AD 
plant, which would be situated outside of the County boundary in North Northamptonshire. 

 
1.3 A very small part of the proposed highway, a section of Hemington Lodge Road and the 

entrance to Rectory Farm, is within North Northamptonshire, therefore a parallel 
application has been made to NNC (reference NN/25/00026/WASFUL) and that 
application has also yet to be determined. 

 
 

 
Figure 1 – Map of site 
 
 



   

 

 
 

1.4 The planning applications relevant to this proposal are: 
 
1.5 For Cambridgeshire County Council: 

CCC/23/125/FUL: Proposed Anaerobic Digestion Plant, Associated Infrastructure, 
Lagoons and Feedstock Clamps. Granted 11 March 2025. (Approval relates to the 
proposed development in Cambridgeshire only.) 
 

1.6 For North Northamptonshire Council: 
NN/23/0006/WASFUL: Proposed Anaerobic Digestion Plant, Associated Infrastructure, 
Lagoons and Feedstock Clamps.  
 

1.7 NN/25/0026/WASFUL: Proposed Access Road Link from the B660 to Hemington Lodge 
Road and Passing Places along Hemington Lodge Road, Great Gidding in Connection 
with a Proposed Anaerobic Digestion Plant Currently Under Consideration LPA ref 
NN/23/00026/WASFUL.  
 

1.8 Both of the applications to NNC have yet to be determined and any comments relating to 
the development in Northamptonshire should be directed to that authority. The NNC 
applications can be viewed via: Current minerals and waste planning applications North 
Northamptonshire Council. 

 
1.9 NNC is a unitary authority responsible for all local government functions in its area 

including being the waste planning authority. CCC is the waste planning authority for 
Cambridgeshire but can only consider the development that lies within its administrative 
boundary. This development is submitted to CCC because it facilitates the waste 
development. 

 

1.10 The application has been brought before members of the Planning Committee at the 
request of the elected member for Alconbury and Kimbolton who shares the concerns of 
Great and Little Gidding Parish Council about an increase in HGV traffic through villages, 
in particular Great Gidding, and the loss of a popular local walking and riding route, as 
there is no provision for a separate walking and riding route in the proposals. The 
Council’s Scheme of Authorisation to officers (at row 24) states that the Chair of the 
Planning Committee may at their discretion refer an application to be considered by the 
Planning Committee in response to a written request from an elected member. 

 
1.11 CCC can only consider the material planning considerations for the proposed 

development, which does not include traffic generation or routing as those matters relate 
to the proposed AD plant in North Northamptonshire and will be taken into account by 
NNC when they determine application no. NN/23/0006/WASFUL. 

 
1.12 The proposed new road and road improvements which are the subject of the application 

being considered in this report would only be constructed in the event that the proposed 
AD plant (NN/23/0006/WASFUL) is granted planning permission and the scheme is 
developed. 
 
 
 

 

https://www.northnorthants.gov.uk/minerals-and-waste-planning/current-minerals-and-waste-planning-applications
https://www.northnorthants.gov.uk/minerals-and-waste-planning/current-minerals-and-waste-planning-applications
https://www.cambridgeshire.gov.uk/asset-library/Place-and-Sustainability-Scheme-of-Authorisation-July-2025.pdf


   

 

 
 

2.  The Site and Surroundings 
 
2.1 The site of the proposed new road (the Site) is in the administrative area of 

Huntingdonshire District Council, with the exception of a small section of Hemington Lodge 
Road, which is within North Northamptonshire. The site is in a countryside location 
approximately 3.8 kilometre (km) west of Sawtry and east of the village of Great Gidding. It  
is approximately 78 metres (m) north east of the nearest  residential property, 91 Main 
Street, Great Gidding. The Site has an overall area of 1.24 hectares, 0.83 hectares of 
which is Grade 3 agricultural land, best and most versatile (BMV) in planning policy terms. 
The agricultural land is enclosed by Hemington Lodge Road to the southeast and the 
B660 to the east. The Site includes Hemington Lodge Road, from the junction with the 
B660 to the entrance to Rectory Farm, Luddington. Approximately 96 m2 of the Hemington 
Lodge Road section of the Site is in the parish of Luddington, North Northamptonshire. 

 
2.2 The closest nationally designated area protected for its nature conservation value is 

Ashton Wold, Site of Special Scientific Interest (SSSI), a deciduous woodland, 
approximately 3 km north west of the site. Although the site lies within SSSI impact risk 
zones (IRZ) the proposed development is not of a type that requires consultation with 
Natural England (NE) and NE’s standing advice applies.  

 
2.3 The nearest locally designated ecological sites are Grassland, northeast of Woodway 

Farm, a County Wildlife Site (CWS) approximately 600 m south of the site and 
Luddington/Great Gidding Parish Boundary Hedgerow CWS is 1.15 km south west of the 
site. 

 
2.4 The nearest nationally designated conservation area is Great Gidding approximately 240 

m south west of the junction of Hemington Lodge Road with the B660. The nearest listed 
building is the Grade II listed Fox and Hounds public house 310 m to the south west of the 
junction, on Main Street Great Gidding. The nearest scheduled monument is Great Hall 
Spinney moat in Luddington in the Brook, 1,535 m south west of the Site. 

 
2.5 The Site is located in flood zone 1, which has the lowest risk of flooding. There are 

drainage ditches either side of Hemington Lodge Road and adjacent to the north west 
edge of Main Street, Great Gidding. Townsend pond is located 10 metres south west of 
the junction of Hemington Lodge Road with Main Street. The Site is not in an area of 
groundwater susceptibility or ground water protection. 

 
2.6 Public right of way (PROW), byway 97/17 (Gypsy Lane) is adjacent to Rectory Farm, and 

is also a bridleway, commencing just past the wooded area known as Flittermere Gorse in 
North Northamptonshire. A gas pipeline runs underground from Lutton to Huntingdon. 

 
  

3. The Proposed Development   
 

3.1 The proposed development is for a new road built to CCC highway specification, 
approximately 110 metres (m) long linking the B660 (Main Street, Great Gidding) to 
Hemington Lodge Road approximately 45 m north west of the existing junction of Main 
Street with Hemington Lodge Road. The new road would be a minimum of 7.3 m wide. 
Six, 30 m long passing places are proposed along Hemington Lodge Road at intervals of 
approximately 200 m with a minimum width of 5.5 m. If the new link road is implemented 



   

 

 
 

the existing junction of Hemington Lodge Road with the B660 would be stopped up to 
prevent its use by motorised traffic but access for pedestrians, horse riders and cyclists 
would be retained.  

 
3.2 A wildflower grassland is proposed between the new road link and the B660, with Field 

Maple trees along its outer edge to offset tree losses from the scheme. Additional 
wildflower grassland is proposed northwest of the road link, bounded by a ditch and a 
native hedgerow. Field Maple trees would also be planted in the northern part of this area. 
A new field access would connect to the road link, crossing the grassland and passing 
through the new hedgerow. 

 
 

4.  Publicity  
 
4.1 The application was advertised in accordance with Article 15 of the Town and Country 

Planning (Development Management Procedure) (England) Order 2015 by means of a 
notice in in the Hunts Post on 24 September 2025.  

 
4.2 Site notices were displayed on 18 September 2025: at the entrance to Rectory Farm; on a 

telegraph pole approximately 350 m along Hemington Lodge Road near the entrance to 1 
Hemington Lodge Road; on a post adjacent to the junction of  B660 with Hemington Lodge 
Road (on the pond side of the road) and on a right turn warning sign adjacent to the B660 
as the road approaches the junction with Hemington Lodge Road from the north. 

 
4.3 Discretionary notification letters were sent to Rectory Farm, Rectory Farm Bungalow, 1 

Hemington Lodge Road, 89 and 91 Main Street, and individuals from whom comments 
were received for planning application CCC/23/125/FUL. 

 
 

5. Consultation Responses 
 
5.1 The following section contains a summary of the consultation responses received; the full 

responses are available on the Council’s public access planning webpages.  
 
5.2 Huntingdonshire District Council – No comments received. 
 
5.3 CCC Highway Development Management Engineer – No objection. In relation to the 

nature of the development and the mitigation measures proposed, the Local Highway 
Authority raises no objections where it is considered that there would be insufficient 
reason to substantiate any objection on either safety or capacity grounds (NPPF Para 
116) at any subsequent appeal. Pre-commencement condition for full engineering details 
comprising levels, forms of construction, signing, road markings and surface water 
drainage required. A construction traffic management plan is required and pre and post 
condition surveys. 

 
5.4  CCC Transport Assessments – No objection as it would not have a severe impact in 

capacity terms on the highway network. Defer to the Highway Development Management 
Team. 

 



   

 

 
 

5.5 CCC Flood Risk Team (Lead Local Flood Authority - LLFA) –  No objection. The size of 
the impermeable area is not sufficient for formal comment to be needed but informatives in 
relation to sustainable drainage and ordinary water consent for diverting existing 
watercourses is provided. 

 
5.6 CCC Historic Environment Team (Archaeology) – No objection or comments to make. 
 
5.7 CCC Ecology and Greenspaces (Ecology Team)– No objection.  
 
5.8 Great and Little Gidding Parish Council – objection. 
 

Summary of objections and comments relating to the proposed development: 

• The existing road bed is insufficient to bear current traffic; 

• Highway safety – the proposed passing places are insufficient to allow an HGV to pass 
a horse and rider safely; 

• Highway safety - conflict between the use by pedestrians and cyclists and HGVs 

• Conflict with NPPF paragraphs 115 and 116; and 

• Seeking vehicle movement restrictions. 
 

Summary of objections and comments relating to the AD plant (and do not form part of the 
decision making in respect of this application): 

• The existing road bed is insufficient to bear additional traffic; 

• The location of the AD plant is not in a strategically appropriate location and is only 
dependent on the location of the gas line; 

• Seeking alternative route construction; 

• Seeking road calming measures in Great Gidding and Winwick via a section 106 
agreement with CCC; 

• Concern that were the AD plant given permission production would increase beyond 
what has been proposed; and 

• Issues with routing through Main Street citing accident numbers and impact on listed 
buildings. 

• Highway safety – users in the village likely to be pushed off the road for their own safety 

• The roads are particularly busy at harvest time with large agricultural vehicles 

• The ATC survey was held in January at a time of year when agricultural and other traffic 
is less busy. 

• The record black box on the B660 was placed at a height that may not have recorded 
all vehicle movements and seeking clarification of vehicle types. 

• Loss of Hemington Lodge Road to the community. 

• Conflict with CCC Local Transport and Connectivity Plan. 

• Suggestions relating to traffic calming and new access to Rectory Farm north of 
Hemington Lodge Road.  

• The transport statement fails to address the impact of additional HGV on villages in the 
area and the B660. 

 
 

6. Representations 
 
6.1 Representations have been received from 14 individuals/households who object to the 

application and are summarised below: 



   

 

 
 

6.2 Material planning considerations relevant to the development: 
 

• Highways safety concerns; 

• Danger to pedestrians, dog walkers and horse riders using Hemington Lodge Road; 

• Impact on amenity; 

• Seeking a dedicated footpath; 

• Unsustainable development; 

• Environmental damage/landscape harm; 

• Impact on local wildlife habitats; 

• Junction design; 

• Flooding; and 

• Noise/air pollution. 
 

6.3 Non-material considerations that are relevant to NNC in relation to the AD plant in North 
Northamptonshire: 
 

• Facilitating large numbers of HGVs movements associated with the AD plant; 

• Routing to Rectory Farm: 

• Increase in HGV traffic/congestion; 

• Timing of the traffic survey in January 2024; 

• Increase in heavy agricultural vehicles passing through Great Gidding; 

• Noise from HGVs; 

• Impact of vibration on properties in Great Gidding including designated assets;  

• Size of the agricultural vehicles; 

• Speed of vehicles/inconsiderate driving by HGVs/tractor drivers; 

• Potential cost to CCC and the public purse maintaining a public road for the benefit of 
the business; 

• Loss of rural character/impact on amenity from an AD plant; 

• Harm to road caused by existing operations at Rectory Farm; 

• Seeking traffic calming and improvements along Main Street, Great Gidding; 

• Seeking speed restrictions along Hemington Lodge Road; 

• Seeking restrictions of HGV movements; 

• Noise/air pollution from traffic associated with the AD plant; 

• Negative impact on the infrastructure of Great Gidding; 

• Negative effect on home based businesses in Great Gidding; and 

• Historic significance of Glatton. 
 

6.4 A full copy of all of the representations received will be shared with members of Planning 
Committee one week before the meeting. 

 
 

7. Planning Policy 
 
7.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) states that “in 

dealing with an application for planning permission the authority shall have regard to the 
provisions of the development plan, so far as material to the application and any other 
material considerations.” Section 38(6) of the Planning and Compulsory Purchase Act 
2004 states that “If regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be made in 



   

 

 
 

accordance with the plan unless material considerations indicate otherwise.” The 
development plan comprises the Cambridgeshire and Peterborough Minerals and Waste 
Local Plan (adopted July 2021) and Huntingdonshire’s Local Plan to 2036 (adopted May 
2019). The relevant development plan policies are listed in paragraphs 7.5 and 7.6 below.  
  

7.2 The National Planning Policy Framework (December 2024, as amended 7 February 2025) 
(NPPF) sets out the Government’s planning policies and how these are expected to be 
applied. At its heart is a presumption in favour of sustainable development (paragraph 11). 
It states that  

 
“For decision-taking this means: 
c) approving development proposals that accord with an up-to-date development plan 

without delay; or 
d) where there are no relevant development plan policies, or the policies which are 

most important for determining the application are out-of-date, granting permission 
unless:  
i.  the application of policies in this Framework that protect areas or assets of 
 particular importance provides a strong reason for refusing the development 
 proposed; or  
ii.  any adverse impacts of doing so would significantly and demonstrably  
 outweigh the benefits, when assessed against the policies in this Framework 
 taken as a whole, having particular regard to key policies for directing  
 development to sustainable locations, making effective use of land, securing 
 well-designed places and providing affordable homes, individually or in 
 combination.”  

 
7.3 Paragraphs 2 and 48 remind us that “Planning law requires that applications for planning 

permission be determined in accordance with the development plan, unless material 
considerations indicate otherwise.” Paragraph 8 sets out three interdependent overarching 
objectives of the planning system to achieve sustainable development: economic, social 
and environmental. 

 
7.4 Other paragraphs of the NPPF considered to be relevant to the proposal are listed below 

and set out in full in Appendix 1. 
 

Paragraph 109 Promoting sustainable transport 
Paragraphs 115 and 116 Considering development proposals  
Paragraphs 131, 135 and 136 Achieving well-designed places  
Paragraphs 181 and 182 Planning and flood risk  
Paragraph 187 Conserving and enhancing the natural environment 
Paragraph 193 Habitats and biodiversity 
Paragraph 198 Ground conditions and pollution 
Paragraphs 208 and 216 Proposals affecting heritage assets  
  

7.5 Cambridgeshire and Peterborough Minerals and Waste Local Plan (adopted July 2021) 
(MWLP) 
 
 Policy 17: Design 
Policy 18: Amenity Considerations 
 Policy 20: Biodiversity and geodiversity 
 Policy 21: The historic environment 



   

 

 
 

 Policy 22: Flood and water management 
 Policy 23: Traffic, highways and rights of way 
 Policy 24: Sustainable use of soils 

 

7.6 Huntingdonshire’s Local Plan to 2036 (adopted May 2019) (HLP)   
  
LP 10 The Countryside 
LP 14 Amenity 
LP 15 Surface Water Drainage 
LP 17 Parking Provision and Vehicle Movement   
LP 30 Biodiversity and Geodiversity 
LP 31 Trees, Woodland, Hedges and Hedgerows 
LP 34 Heritage Assets and their Settings  
 

7.7 Other relevant planning documents are:  
  
Cambridgeshire Flood & Water Supplementary Planning Document (adopted 14 July 
2016) (the FWSPD).  
Huntingdonshire Landscape and Landscape Assessment SPD (June 2007) 
Huntingdonshire Design Guide (2017) 
 
 

8. Planning Considerations 
 
8.1 The main issues is whether the proposed new highway will be safe for all road users and 

as a result would seek to address the highway objection to the AD plant.  
 
8.2 Other issues that are also relevant to this application and are discussed in this section of 

the report are: surface water drainage; the countryside and visual impact; ecology and 
biodiversity; amenity; and the historic environment 

  
8.3 Highway safety 
 

Relevant policies: NPPF paragraphs 109, 115 and 116    
      MWLP Policy 23   
                               HLP LP 17                   
 
8.4 NPPF paragraph 109 states: “Transport issues should be considered from the earliest 

stages of plan-making and development proposals, using a vision-led approach to identify 
transport solutions that deliver well-designed, sustainable and popular places.” Part f) is 
states development proposals should involve “identifying, assessing and taking into 
account the environmental impacts of traffic and transport infrastructure – including 
appropriate opportunities for avoiding and mitigating any adverse effects, and for net 
environmental gains.” 

 
8.5 NPPF paragraph 115 seeks to ensure development is served by safe and suitable access 

for all users and paragraph 116 states: “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, following mitigation, would be severe, 
taking into account all reasonable future scenarios.”  



   

 

 
 

 
8.6 Policy 23 of the MWLP promotes sustainable transport and seeks safe and suitable access 

to development for all users, and to ensure “any associated increase in traffic or highway 
improvements would not cause unacceptable harm to the environment, road safety or 
residential amenity, and would not cause severe residual cumulative impacts on the road 
network.” 

 
8.7 Policy LP17 of the HLP requires development proposals to take into account highway 

safety and the amenity of users of the road and nearby properties. 
 
8.8 The applicant has acknowledged that Hemington Lodge Road needs to be improved to 

accommodate the HGV traffic that the proposed AD plant would generate. It is proposed 
that elements of the existing carriageway along the full length of Hemington Lodge Road 
would be reconstructed which would be secured by an agreement with the Highway 
Authority under section 278 of the Highways Act 1980 as part of the wider package of 
highway. The proposed development consists of three elements: the new road link, 6 
passing places, and carriageway reconstruction.  

 
8.9 The main element of the proposal is the proposed link road which would be built to the 

Highway Authority’s requirements and the road would be adopted as part of the public 
highway. The applicant has worked with the Highway Authority to design a scheme that 
would meet these requirements. An agreement under section 38 of the Highways Act 1980 
would be required to secure detailed design before construction. 

 
8.10 The Highway Authority have not required a dedicated footpath as part of the development 

because of the limited number of vehicle movements. The stopping up of the existing 
access onto Hemington Lodge Road from the B660 would improve safety for pedestrians, 
cyclists and horse riders at this junction as it would separate vehicles from more 
vulnerable users. Vehicles accessing 91, Main Street are likely to be infrequent and are 
unlikely to be large vehicles. More vulnerable users of the highway are more likely to use 
the stopped up junction in the knowledge that this section of Hemington Lodge Road 
would be HGV free. The existing junction does not connect with any existing PRoW so 
non-motorised users of the road would not be disadvantaged by the proposal. 

 
8.11 Each of the 6 passing places along the existing straight section of Hemington Lodge Road 

will be in pairs that face each other, at intervals of approximately 200 m, and would widen 
the carriageway to a minimum of 5.5 m and 5.6 m at the passing places. This would 
reduce the potential conflict between more vulnerable users such as pedestrians, cyclists 
and horse riders, and motorised vehicles. According to the Highway Code motor vehicles 
should leave a minimum of 2 m gap when passing horse riders at speeds greater than 30 
miles per hour (mph). A minimum gap of 1.5 m should be given at speeds up to 30 mph. 
The average width for HGVs is 2.55 m. These figures indicate that the passing places 
provide adequate space for all users of Hemington Lodge Road. 

 
8.12 The Highway Authority have reviewed the proposal and note that it would not impact on 

highway safety. The straight nature of the proposed road provides good visibility for all 
users. The Highway Authority supports the construction and spacing of the passing places 
as this would allow large vehicles and other users of the road (such as horse riders and 
cyclists) to pass each other. The proposal has been subject to a road safety audit (RSA) 
and no specific issues have been raised regarding the mix of vehicles with pedestrians, 
cyclists and horse riders and the passing places would an improvement of the existing 



   

 

 
 

situation. The increased traffic flows along the B660 that would be associated with the 
proposal would not be considered significant when compared to the existing daily flows. 
The request for a separate footway adjacent to Hemington Lodge Road would not be 
considered reasonable given the limited increase in vehicle movements proposed and the 
relative cost of providing such a facility, notwithstanding highway limitations. There are no 
recorded personal injury accidents along the length of the existing highway to indicate 
there are existing issues. 

 
8.13 The Transport Assessment Team support the Highway Development Management 

Engineer’s comments and whilst they recommend a condition to limit the number of HGVs 
movements, this would be a matter for NNC, as part of their consideration of planning 
application NN/23/0006/WASFUL as the road improvements and new link road would not 
in themselves result in an increase in HGV movements along Hemington Lodge Road. 

 
8.14 Figure 1, Map of Site above shows the local PROW byway 97/17. The granting of planning 

permission does not entitle a developer to obstruct a Public Right of Way (Circular 1/09 
para 7.1). An informative about PROWs would be added to the decision notice.  

 
8.15 The proposed development accords with NPPF paragraphs 109, 115 and 116, policy 23 of 

the MWLP and policy LP17 of the HLP because it would provide dedicated passing places 
at regular intervals along Hemington Lodge Road and a new junction onto the B660 and a 
new link road built to meet public highway standards and would not result in a harmful 
impact on highway safety or the amenity of nearby properties subject to securing 
conditions for a CEMP and compliance with the approved layout plans. 

 
8.16 The countryside and visual impact 
 

Relevant policies: NPPF paragraphs 131 and 135 and 187     
    MWLP Policy 17 and 24 

HLP LP10 
 
8.17 Paragraph 131 of the NPPF seeks the creation of better places that are sustainable and 

well designed. The aim of paragraph 187 a) of the NPPF is to ensure development 
contributes to and enhances the local environment, protects and enhances valued 
landscapes, and recognises the intrinsic character and beauty of the countryside. 

 
8.18 As identified in section 2 above the site is in the countryside. Paragraph 135 of the NPPF 

seeks to ensure that developments would “function well and add to the quality of the area” 
and “are visually attractive” with “effective landscaping.” Paragraph 187 of the NPPF 
states that decisions should “contribute to and enhance the natural and local 
environment.” 

 
8.19 Policy 17 of the MWLP states: “The design of built development and the restoration of 

sites should be sympathetic to and, where opportunities arise, enhance local 
distinctiveness and the character and quality of the area in which it is located.” Policy 24 of 
the MWLP seeks the protection of high quality agricultural land, particularly peat soils.  

 
8.20 Policy LP 10 of the HLP states: “Development in the countryside will be restricted to the 

limited and specific opportunities as provided for in other policies of this plan. All 
development in the countryside must: 



   

 

 
 

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

8.21 The site is not within an area protected for its landscape or scenic value. The surrounding 
area is relatively flat, rural in nature and sparsely populated. The landscape is character is 
one of agricultural land, comprising fields defined by hedgerow boundaries and drainage 
ditches. Sporadic lines of trees and hedges are located along the ditches either side of 
Hemington Lodge Road and the B660. The nearest buildings to the south west of the 
junction of Hemington Lodge Road with the B660 are bungalows and agricultural buildings 
and the entrance to the village is screened by mature trees. The site is not in an area of 
peat soils according to Natural England’s Peaty Soils Location (England).  

 
8.22 The creation of the new public highway and improvements to Hemington Lodge Road is to 

facilitate better access to a proposed anaerobic digestion plant (AD plant) at Rectory Farm 
and so the location of the link road is determined by the need to connect the B660 to 
Hemington Lodge Road. 

 
8.23 The development would result in the loss of approximately 0.85 hectares of Grade 3 BMV 

agricultural land, but this would be insignificant in an area where Grade 3 agricultural land 
is not in short supply. 

 
8.24 There would be a temporary visual impact during the construction phase through earth 

moving and the machinery used for construction. The new highway and passing places 
would be seen by the users of Hemington Lodge Road but would not be visible from a 
distance because the road is level with the surrounding land and is screened by has 
hedges and trees on both sides. The new access onto the B660 would be noticed by users 
of the B660 between Glatton and Great Gidding but only fleetingly and this would be 
screened by the new planting when it has matured. No lighting is proposed. The 
development would therefore have minimal visual impact. 

 
8.25 The proposed development accords with paragraphs 131, 135 and 187 of the NPPF, 

policy 17 and 24 and the MWLP and policy LP 10 of the HLP as it would not result in a 
significant loss of BMV land, would not give rise to noise, odour, obtrusive light or other 
impacts that would adversely affect the use and enjoyment of the countryside by others 
and the proposed landscaping would be sufficient to mitigate the visual impact. 

 
8.26 Surface water drainage 

 
Relevant policies: NPPF paragraphs 181 and 182     
    MWLP Policy 22   

                                     HLP  LP 15   
 
8.27 The aim of paragraphs 181 and 182 of the NPPF is to ensure development would not 

increase the risk of flooding elsewhere and to secure sustainable drainage systems. Policy 



   

 

 
 

22 of the MWLP and policy LP 15 of the HLP align with the NPPF seeking the 
management of surface water in a sustainable manner. 

 
8.28 The site is in Flood Zone 1, the lowest risk of flooding. The new hard surfacing area 

comprises the new link road and the proposed passing places with an area less than 1 
hectare. The new road would continue to discharge surface water into the road side 
drains. New drains either side of the new link road would be built to Highway Authority 
standards in accordance with a Section 38 agreement. The proposal has been reviewed 
by the LLFA and the size of the impermeable area proposed is not sufficient for them to 
formally comment. The LLFA have however provided informatives about sustainable 
drainage systems (SuDs) and acknowledge that the development would result in 
alterations to the existing ordinary water courses including diversion and possible 
culverting. In accordance with section 23/(1) of the Land Drainage Act 1991 these 
changes would require Ordinary Water Consent from the LLFA . 

 
8.29 Subject to securing Ordinary Water Consent and the detailed highway design being in 

accordance with a Section 38 agreement, the proposed development would not increase 
the risk of flooding and therefore accords with paragraphs 181 and 182 of the NPPF, 
policy 22 of the MWLP and policy LP 15 of the HLP. 

 
8.30 Biodiversity, trees and hedgerows 

 
Relevant policies: NPPF paragraphs 136, 187 and 193     
    MWLP Policy 20   

                                     HLP Policies LP 30 and LP 31 
 
8.31 Paragraph 187 d) seeks mitigation to protect the natural environment and to provide 

biodiversity gain. Paragraph 193 of the NPPF seeks to protect habitats and biodiversity by 
avoiding sensitive areas and by minimising the impact through mitigation.  

 
8.32 Policy 20 of the MWLP seeks to avoid negative impacts on biodiversity and geodiversity 

including protected sites and to secure biodiversity net gain. Policy LP30 of the HLP aligns 
with MWLP Policy 20 by protecting designated sites and securing biodiversity net gain. 
Policy LP31 complements these policies by safeguarding trees, woodland, hedges and 
hedgerows. In order to protect the natural environment and to provide biodiversity gain, 
any loss must be clearly justified by the benefits of the proposal and fully mitigated. 

 
8.33 As stated in paragraph 2.2 above NE’s standing advice applies which is that the IRZs 

indicate that at the location selected, the proposed development is unlikely to have a 
harmful effect on terrestrial SSSIs. The nearest local wildlife site is Grassland northeast of 
Woodway Farm CWS approximately 600 m south of the site which would not be impacted 
by the development. 

 
8.34 On 12 February 2024 under Schedule 7A of the Town and Country Planning Act 1990 (as 

amended) it became a requirement that major development must deliver a biodiversity net 
gain (BNG) of 10% to ensure that development will result in more or better quality natural 
habitat than there was before development unless one of the exemptions applies. 

 
8.35 Trees contribute to biodiversity by providing habitats, foraging and roosting opportunities 

for wildlife. The development would result in the loss of three trees and a section of 
hedgerow and a section of drainage ditch to create the new link road. The ecological 



   

 

 
 

appraisal found no evidence of bats or habitat suitable for water voles. The scheme 
proposes to provide the required 10% BNG through a planting scheme which include 
native species of trees, hedgerows, wildflower grassland and habitat creation in the drains 
to compensate for the loss of the trees.  A construction environmental management plan 
(CEMP) would be secured by condition to protect wildlife. The Ecology Team have 
reviewed the proposal and are supportive. Document, Precautionary Method of Working, 
dated 16/02/2026 identifies measures to protect Great Crested Newts (GCNs) during the 
construction process and that in the unlikely event that a European Protected Species 
licence is required that works will stop until it is obtained.  

 
8.36 Subject to conditions, including the mandatory pre commencement condition on BNG and 

the requirement for a construction ecological management plan, the development accords 
with paragraphs 136, 187 and 193 of the NPPF, policy 20 of the MWLP, policies LP 30 and 
LP 31 of the HLP because the development would not have a harmful impact on 
biodiversity or protected species, would provide an appropriate amount of BNG and would 
mitigate the loss of trees as part of the planting scheme. 

 
8.37 Amenity 

 
Relevant policies: NPPF paragraph 198    
    MWLP Policy 18   

                                     HLP Policy LP 14 
 
8.38 Paragraph 198 seeks to “ensure that new development is appropriate for its location taking 

into account the likely effects (including cumulative effects) of pollution on health, living 
conditions and the natural environment, as well as the potential sensitivity of the site or the 
wider area to impacts that could arise from the development.”  

 
8.39 Policy 18 of the MWLP states: “Proposals must ensure that the development proposed 

can be integrated effectively with existing or planned (i.e. Development Plan allocations or 
consented schemes) neighbouring development. New development must not result in 
unacceptable adverse impacts on the amenity of existing occupiers of any land or 
property, including: 
(b) privacy for the occupiers of any nearby property; 
(c) noise and/or vibration levels resulting in disturbance; 
(f) air quality from odour, fumes, dust, smoke or other sources; and 
(g) light pollution from artificial light or glare. 

 
8.40 LP 14 of the HLP seeks a high standard of amenity and has similar aims as Policy 18 of 

the MWLP. The development would have a neutral impact in terms of privacy on the 
nearest residential property as non – motorised users of the road would still be able to use 
the stopped up junction to pass the access to this property, 91, Main Street. 

 
8.41 There are residential and commercial properties within 40 m of the proposed new 

highway. Disturbance from noise and vibration caused by construction machinery and 
vehicles would be temporary during the construction period and would be controlled by a 
construction environmental management plan (CEMP). On completion of the road 
disturbance from noise and vibration would be similar to the existing situation. 

 



   

 

 
 

8.42 The new junction with Hemington Lodge Road would be approximately 140 m metres 
further away from the nearest residential property than the existing junction with the B660 
so the impact of noise from traffic once the new highway is open would be similar or less.  

 
8.43 During the construction period the machinery and vehicles would emit exhaust fumes and 

dust could be generated by the earth moving process in periods of dry weather. A 
condition would be imposed to control dust during construction, and once the road is open 
the impact on air quality would be similar to the existing situation. 

 
8.44 During the construction period there could be some disturbance from lights on the 

construction vehicles. Hours of construction would be controlled by condition. No lighting 
has been proposed therefore once the road is open there would be no impact in terms of 
light pollution. 

 
8.45 The proposed development accords with paragraph 198 of the NPPF, policy 18 of the 

MWLP and policy LP 14 of the HLP as it would not have a significantly harmful impact on 
the amenity of nearby dwellings and businesses. 

 
The historic environment 

 
8.46 The nearest designated heritage assets to the site as set out in paragraphs 2.2 to 2.5 

above would not be affected by the proposed development.  
 
8.47 In the context of non-designated heritage assets (archaeology) the Historic Environment 

Team have raised no objection to the proposal.  
 
8.48 The development therefore accords with paragraphs 208 and 216 of the NPPF, policy 21 

of the MWLP and policy LP 34 of the HLP as there would be no impact on heritage assets.  
 
 

9. Public Sector Equality Duties (PSED)  
 
9.1 Section 149 of the Equalities Act 2010 places a statutory duty on all public bodies to 

consider the needs of all individuals in their day-to-day work, including those with 
protected characteristics. The protected characteristics under PSED are: disability, gender 
reassignment, pregnancy, maternity/ paternity, race, religion or belief (including non-
belief), sex and sexual orientation. In May 2023, elected members of the Council agreed 
that those leaving care (care leavers) must be treated as having a protected characteristic. 
The Council, in the exercise of the planning functions, must have due regard to the need 
to the following aims in their decision-making: eliminate discrimination, harassment and 
victimisation and any other conduct that is prohibited by or under the Act; foster good 
relations between people who share a relevant protected characteristic and those who do 
not share it; and advance equality of opportunity between people who share a relevant 
protected characteristic and people who do not share it. Furthermore, consideration must 
be given to removing or minimising disadvantages suffered by people due to their 
protected characteristics; meeting the needs of people with protected characteristics; and 
encouraging people with protected characteristics to participate in public life or in other 
activities where their participation is low. The proposed development for a new road link 
and passing places is unlikely to have any negative impact on those with protected 



   

 

 
 

characteristics and there would be no known implications of the proposal in relation to the 
council’s PSED duties under the 2010 Act. 

 
 

10. Conclusion 
 
 Highways 
10.1 The application has come to the waste planning authority because it is to facilitate better 

access to a proposed AD plant which is waste development. The proposal, if approved 
and implemented, would provide a new road link and passing places along Hemington 
Lodge Road built to the Highway Authority’s requirements and would not have a 
detrimental impact on highway safety.  The stopping up of the existing access onto 
Hemington Lodge Road from the B660 would improve safety for pedestrians, cyclists and 
horse riders at this junction as it would separate vehicles from more vulnerable users. The 
passing places would provide sufficient space between vehicles and more vulnerable 
users of the road. The development therefore accords with the NPPF and policy 23 of the 
MWLP and policy LP 17 of the HLP as the new road would be built to meet public highway 
standards and would not result in a harmful impact on highway safety. 

 
 The countryside and visual impact 
10.2  The development would result in the loss of approximately 0.85 hectares of Grade 3, BMV 

agricultural land but the site is in an area where Grade 3 land is not in short supply. The 
development would not adversely affect the use and enjoyment of the countryside and the 
proposed landscaping would be sufficient to mitigate the visual impact. The development 
therefore accords with the NPPF and policy 17 of the MWLP and policy LP 10 of the HLP. 

 
 Surface water drainage 
10.3 The site is in Flood Zone 1, the lowest risk of flooding and given the scale of the additional 

impermeable area proposed was not sufficient for the LLFA to comment on. Subject to 
securing Ordinary Water Consent and a Section 38 agreement, the proposed development 
would not increase the risk of flooding and therefore accords with the NPPF, policy 22 of 
the MWLP and policy LP 15 of the HLP. 

 
Biodiversity, trees and hedgerows 

10.4 The proposed development would provide a BNG of 10% in line with Schedule 7A of the 
Town and Country Planning Act 1990. Subject to securing the proposed landscape 
scheme and a construction ecological management plan by condition, the development 
would not have a harmful impact on biodiversity or protected species. The development 
therefore accords with the NPPF and policy 20 of the MWLP and policies LP 30 and LP31 
of the HLP. 

 
Amenity 

10.5 The stopping up of the existing junction of Hemington Lodge Road with the B660 would 
improve the amenity of users of the road as it would separate motorised vehicles from 
more vulnerable users. During the construction period there could be some disturbance in 
the form of noise, dust, vibration and light but on completion the impact would be similar or 
less to the existing impact. The proposed development therefore accords with the NPPF 
and policy 18 of the MWLP and policy LP of the HLP. 

 
 



   

 

 
 

Historic environment 
10.6 The nearest designated heritage assets to the site would not be affected by the proposed 

development and it is unlikely to have an impact on archaeology therefore the 
development accords with the NPPF and policy 21 of the MWLP and policy LP 34 of the 
HLP. 

 
 

11. Recommendation 
 
11.1 It is recommended that planning permission is granted subject to the following conditions: 
 

Advisory Note 
 
The Town & Country Planning (Development Management Procedure) (England) Order 
2015 requires the planning authority to give reasons for the imposition of pre-
commencement conditions. Conditions 5, 6 and 7 are pre-commencement conditions 
because further information requiring details relating to vehicle movements, dust and 
noise mitigation and the condition of the roads and the protection of wildlife are required. 
The developer may not legally commence development on site until these conditions have 
been satisfied.  

 
Please also see the mandatory requirement for biodiversity gain. Biodiversity gain 
of 10% is a national mandatory requirement as per government guidance. 

 
 

 Commencement of development  
 1. The development hereby permitted must be begun not later than 3 years beginning with 

the date of this decision. Within 7 days of the commencement of the development 
hereby permitted the waste planning authority shall be notified in writing of the date on 
which the development commenced.  
 
Reason: In accordance with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004.  
 
Approved plans  

2. The development shall be carried out in accordance with the following approved plans: 
Location Plan, 1549-2_FP_LP01, dated 23/07/25, received 29/08/2025; 
Proposed Site Plan, 1549-2_FP_SP02, dated 23/07/25, revision B, dated 30.01.26, 
received 03/02/2026; and 
Alternative access from B660: Overview and visibility splays, SK01, dated 09.09.24, 
revision G, dated 30.01.26, received 03/02/2026. 
 
Reason: To protect the character and appearance of the locality and in the interests of 
highway safely in accordance with Policies 18 and 23 of the Cambridgeshire and 
Peterborough Minerals and Waste Local Plan and Policy (July 2021) and policies LP 10, 
LP 14 and LP17 of Huntingdonshire’s Local Plan to 2036 (May 2019). 
 
 
 



   

 

 
 

Construction Hours  
3. All construction work, including the operation of plant and construction related deliveries 

shall only be carried out between the following hours: 08:00 to 17:00 daily on Mondays to 
Fridays and 08:00 to 13:00 on Saturdays. No works are permitted on Sundays, Bank or 
Public Holidays.  
 
Reason: To minimise disturbance to residents and users of the area in accordance 
with Policy 18 of the Cambridgeshire and Peterborough Minerals and Waste Local Plan 
(July 2021) and Policy LP 14 of Huntingdonshire’s Local Plan to 2036 (May 2019).  

 
4. Landscaping 

Prior to first use of the proposed development, details of the species, size and spacing 
shall be submitted to and approved in writing by the waste planning authority. The 
approved details shall accord with Proposed Site Plan, 1549-2_FP_SP02, dated 23/07/25, 
revision B, dated 30.01.26 and shall be implemented in full, and retained as such in 
perpetuity. 
 
Reason: In the interests of amenity and biodiversity in accordance with in accordance with 
Policy 20 of the Cambridgeshire and Peterborough Minerals and Waste Local Plan (July 
2021) and policies LP 30 and LP 31 of Huntingdonshire’s Local Plan to 2036 (May 2019). 
 
Traffic Management Plan 

5. No development shall commence including any site clearance until a traffic management 
plan (TMP) including condition surveys has been submitted to and approved in writing by 
the waste planning authority. The development shall be carried out in accordance with the 
approved TMP. 
 
Reason: In the interests of highway safety in accordance with Policy 23 of the 
Cambridgeshire and Peterborough Minerals and Waste Local Plan (July 2021) and policy 
LP 17 Huntingdonshire’s Local Plan to 2036 (May 2019). 
 
Construction Ecological Management Plan (CEMP-Biodiversity) 

6. No development shall commence including any site clearance until a CEMP for 
biodiversity has been submitted to and approved in writing by the waste planning authority. 
The development shall be carried out in accordance with the approved CEMP-Biodiversity. 
 
Reason: In the interest of protecting wildlife and habitats in accordance with Policy 20 of 
the Cambridgeshire and Peterborough Minerals and Waste Local Plan (July 2021) and 
policies LP 30 and LP 31 of Huntingdonshire’s Local Plan to 2036 (May 2019). 

 
 Details of road construction  
7. No development shall commence until full engineering details comprising levels, forms of 

construction, signing, road markings and surface water drainage have been submitted to 
and approved in writing by the waste planning authority.  

 
 Reason: In the interests of highway safety in accordance with Policy 23 of the 

Cambridgeshire and Peterborough Minerals and Waste Local Plan (July 2021) and policy 
LP 17 Huntingdonshire’s Local Plan to 2036 (May 2019). 
 

 
 



   

 

 
 

Mandatory pre commencement condition on biodiversity gain 

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is 
that planning permission granted for the development of land in England is deemed to 
have been granted subject to the condition “(the biodiversity gain condition”) that 
development may not begin unless:  
 
(a) a Biodiversity Gain Plan has been submitted to the planning authority, and 
(b) the planning authority has approved the plan.  
 
The Plan cannot be submitted any earlier than the day after the date of the permission. 
The planning authority, for the purposes of determining whether to approve a Biodiversity 
Gain Plan if one is required in respect of this permission would be Cambridgeshire County 
Council. Based on the information available this permission is considered to be one which 
will require the approval of a biodiversity gain plan before development is begun because 
none of the statutory exemptions or transitional arrangements set out in paragraph 17 of 
Schedule 7A of the Town and Country Planning Act 1990 and the Biodiversity Gain 
Requirements (Exemptions) Regulations 2024 are considered to apply.  
 
The requirements of the Biodiversity Gain Plan are set out in paragraph 14 (2) of Schedule 
7A of the Town and Country Planning Act 1990. 

 
 
Informatives 

 
1. Ordinary Water Consent 

In accordance with section 23 of the Land Drainage Act 1991 an ordinary water consent is 
required for works that may affect the flow in any ordinary water course.   
 

2. In accordance with Section 38 of the Highways Act 1980 an agreement is required for 

details of the road to ensure the development is built to specific highway standards prior to 

adoption of the road by the highway authority. 

Public Rights of Way 
 

3. This development may involve work to the public highway that will require the approval of 

the County Council as Highway Authority. It is an OFFENCE to carry out any works within 

the public highway, which includes a public right of way, without the permission of the 

Highway Authority. Please note that it is the applicant’s responsibility to ensure that, in 

addition to planning permission, any necessary consents or approvals under the Highways 

Act 1980 and the New Roads and Street Works Act 1991 are also obtained from the 

County Council. 

 

 
 
 
 



   

 

 
 

Compliance with paragraph 39 of the National Planning Policy 
Framework 
 
The applicant did not seek pre-application advice. The Waste Planning Authority has worked 
proactively with the applicant to ensure that the proposed development is acceptable in planning 
terms. The applicant has responded positively to the advice and recommendations provided and 
amendments have been made (where required) to satisfy concerns raised. All land use planning 
matters have been given full consideration, which resulted in overall support for the development 
proposal from statutory consultees. The proposal would upgrade Hemington Lodge Road and 
deliver a new link road that reduces interactions between motorised vehicles and pedestrians, 
cyclists and horse riders, thereby improving overall safety along this section of the route. 

 
 

Source Documents 
 

Link to Cambridgeshire and Peterborough Minerals and Waste Local Plan (adopted July 2021) 
Link to Huntingdonshire’s Local Plan to 2036 (adopted May 2019) 
 

https://cccandpcc.sharepoint.com/sites/PCCPlanningPolicyPublicData/Shared%20Documents/Planning%20Policy/Adopted%20Local%20Plan/Minerals%20and%20Waste%20Local%20Plan/1)%20Minerals%20and%20Waste%20Local%20Plan%20Adopted%20July%202021.pdf?CT=1770200553046&OR=ItemsView
https://www.huntingdonshire.gov.uk/media/3872/190516-final-adopted-local-plan-to-2036.pdf

