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AGENDA ITEM NO 8 
 

 
1.0 RECOMMENDATION 

 
1.1 Members are requested to REFUSE the application for the following reasons: 

 
1. The proposal does not incorporate adequate on-site vehicular parking and 

manoeuvring facilities to the standard required by the Local Planning Authority 
or the Local Highway Authority.  The continued use of the site as an events 
venue will result in the uncontrolled parking of vehicles and coaches on the 
private access road fronting the site and the A142 to the detriment of highway 
safety.  The proposal therefore fails to comply with Policy COM8 of the East 
Cambridgeshire Local Plan 2015, which requires development proposals to 
make provision for parking broadly in accordance with the Council’s parking 
standards. 

 
2. The continued use of the site as an events venue will intensify the use of the 

existing accesses to the east and west of the site, on a stretch of classified 
highway where the principal function is that of carrying traffic freely and safely 
between centres of population.  There is already some degree of conflict and 
interference to the passage of through vehicles from the existing accesses, and 
the intensification of that interference that this proposal would engender would 
lead to the deterioration in the efficiency of the road as a traffic carrier, and be 
detrimental to highway safety.  The proposal therefore fails to comply with Policy 
COM7 of the East Cambridgeshire Local Plan 2015, which requires 
development proposals to provide safe and convenient access to the highway 
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network and be capable of accommodating the level and type of traffic 
generated without detriment to the local highway network. 

 
3. The continued use of the mixed use site as a landscaping contractors and 

events venue will generate a significant number of traffic movements leading to 
noise and disturbance being caused to the occupiers of the two residential 
dwellings at the adjacent Amberlea Country Kennels and Cattery, due to their 
close proximity to the site and access road.  It is also considered that the use of 
the outdoor entertaining and cooking area cannot be adequately controlled by 
condition or mitigated against and that the noise, disturbance and odours 
generated are likely to have a significantly detrimental effect on the residential 
amenity of the adjacent occupiers. The proposal is therefore contrary to Policies 
ENV2 and ENV9 of the East Cambridgeshire Local Plan 2015, which requires 
development proposals to ensure that there is no significantly detrimental effect 
on the residential amenity of nearby occupiers and to minimise noise pollution 
from developments.  

 
2.0 SUMMARY OF APPLICATION 

 
2.1 The application seeks retrospective consent for the change of use to a mixed use 

comprising landscaping contractors and events venue.  The turfing and landscaping 
contractors use is a long-standing lawful use of the site and this application seeks to 
regularise the use of part of an existing office and showroom building together with 
adjacent garden area to an events venue.  A number of events have been held on 
the site over the past 18 months including weddings, parties and family functions.  
The events premises is known as Rose Barn. 

 
2.2 Planning permission for the office and showroom building was granted in 2008 

subject to a condition restricting its use to purposes falling within Class B1(a) of the 
Town and Country Planning (Use Classes) Order 1987, as amended, and for no 
other use.  Class B1(a) relates to an office use. 

 
2.3 An outdoor area adjacent to the building has been used in connection with events 

and comprises several seating areas as well as outdoor cooking facilities.  A large 
decked area can be used as part of the outdoor area and serves as hardstanding for 
the erection of a marquee for certain events. 

 
2.4 The applicant has submitted statements detailing how the turfing and landscaping 

business operates and how the events business will be operated together with a 
transport statement.  Copies of these statements are attached at Appendix 1. 

 
2.5 The application has been submitted following withdrawal of an application submitted 

in 2015 for a similar proposal.  The withdrawn application was made in respect of the 
use of the office and showroom building only.  This application includes the full extent 
of the area in the control of the applicant in order to increase the amount of parking 
available for functions and to demonstrate how the two elements of the business 
operate alongside one another. 

 
2.6 The full planning application, plans and documents submitted by the Applicant can be 

viewed online via East Cambridgeshire District Council’s Public Access online 
service, via the following link http://pa.eastcambs.gov.uk/online-applications/.  

http://pa.eastcambs.gov.uk/online-applications/
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Alternatively a paper copy is available to view at the East Cambridgeshire 
District Council offices, in the application file. 
 

2.7 The application has been brought to Planning Committee at the discretion of the 
Planning Manager due to the retrospective nature of the application. 

 
3.0 PLANNING HISTORY 
 
3.1  

 

 

 

 

4.0 THE SITE AND ITS ENVIRONMENT 
 
4.1 The site is located to the north of the A142 and is accessed via a private lay-by, 

which runs adjacent to the A142.  The existing landscaping business is 
concentrated on land to the north of the site and also utilises the office and 
showroom building that has been constructed in recent years.  The site is partially 
screened from the A142 by a dense, mature hedgerow.  The Chestnuts, a modern 
detached dwelling is located to the east of the site and to the west of the site is 
Amberlea Kennels.  The site is located in the countryside, outside the established 
settlement boundaries of Witcham and Sutton.   

 
5.0 RESPONSES FROM CONSULTEES 
 
5.1 Responses were received from the following consultees and these are summarised 

below.  The full responses are available on the Council's web site. 
 
Witcham Parish Council - The Parish Council resolved to object to this 
retrospective application and request it go before the ECDC Planning Committee.   

07/00204/CLE Certificate of lawfulness - 
existing use of land for 
turfing and landscape 
business. 

Approved  18.04.2007 

07/01010/FUL Erection of new offices & 
associated works 

 Refused 19.10.2007 

07/01433/FUL Erection of new offices & 
staff facilities plus staff and 
customer parking area. 

 Refused 27.02.2008 

08/00746/FUL New offices and staff 
facilities, staff and customer 
parking, 

Approved  18.09.2008 

15/01477/FUL Retrospective application for 
part change of use of 
existing 
offices/showrooms/garden 
area and ancillary parking to 
events venue 
 

Withdrawn  03.05.2016 
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The Parish Council's concerns expressed regarding the application at the end of 
last year (15/01477/FUL) in respect of traffic and parking have still been 
inadequately addressed.  There is certainly a loss of residential amenity for the 
people living in this vicinity and there is concern for the animals at the adjoining 
property, the kennel and cattery business we recall established since 1970s.  The 
Council knows that a turf/landscaping business has been run from this site for 
decades. 

  
The Parish Council understands that the events business is still being run without 
planning consent, adequate licensing and with increased frequency; indeed it 
appears a marquee has been left in-situ since the Spring so it is clear the planned 
frequency of events is consistent. 

  
The Parish Council objects on the following grounds:  

In addition to the issues regarding parking facilities and traffic - 
Noise and disturbance resulting from use including the proposed hours of 
operation: music, adults, children, vehicles etc and we note these events are 
due to finish by midnight 
Smells and fumes - cooking/food smells especially barbecues, hog roasts, 
smoke 
Both of these points make this site for an events location incompatible and 
unacceptable use; we can understand that these activities are disturbing for the 
animals at the long established cattery and kennels and a nuisance for nearby 
residents. 

  
The Parish Council reiterates its concerns regarding highway safety - access and 
the impact of increased traffic associated with this change of use:  The Parish 
Council is concerned about highway safety as this section of the A142 is an 
accident spot, including a recent fatality.  Neither end of this private road is without 
risk for vehicles attempting to get off or onto the A142 due to speed and density of 
traffic here at any time of day.  With expected attendances of up to 100 people for 
these events plus service staff there is inadequate parking on site.  The road in front 
is privately owned by the applicant and adjoining property owners (we understand 
this will be right of access over each others for the said properties) and is not now a 
public road nor a public right of way.  Parking on the private road restrains access to 
the other businesses on site as well as causing overnight parking. 
 
Sutton Parish Council – Concerns have been raised from Amberlea Kennels in 
relation to the impact on their business, with noise, smell and fumes, parking and 
vehicles.  The County Council Highway Development Engineer also objects to this 
application and recommends refusal due to inadequate parking, and safe access 
into and off the site. Witcham Parish Council also resolved to object to the 
application. 
 
It was resolved by Sutton Parish Council to raise strong objection to this application 
and support the request of Witcham Parish Council, the County Council Highways 
and neighbor that it should be refused. 
 
Ward Councillors – No comments received. 
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Local Highways Authority - The Highways Authority objects to this application and 
would recommend refusal for the following reasons:  

 
1. The proposal does not demonstrate adequate on-site vehicular parking and 
manoeuvring facilities to the standard required by the Local Planning Authority 
or Highways Authority. The proposal, if permitted would therefore be likely to 
result in the uncontrolled parking of vehicles and coaches on the private access 
road fronting the site and the A142 to the detriment of highway safety.  

 
2. The proposed development would intensify the use of existing accesses on a 
stretch of classified highway where the principal function is that of carrying 
traffic freely and safely between centres of population. The existence of an 
access in this location is a matter of fact and therefore some degree of conflict 
and interference to the passage of through vehicles already occurs, but the 
intensification of that interference which this proposal engenders would lead to 
the deterioration in the efficiency of the road as a traffic carrier and be 
detrimental to highway safety.  

 
Highways Comments  

 
The applicant previously indicated as part of 15/01477 that they would restrict the 
number of wedding guests to 80 people; this would be a welcome measure if 
introduced for the above application.  

 
Further to planning application 15/01477, the Transport Planning team previously 
indicated that the Transport Assessment Team had continuing concerns in regard to 
the number of parking spaces provided by the development as the revised 
information did not demonstrate that 30 cars could be parked in individually marked 
bays. However, while such a plan has now been submitted alongside the above 
application, no dimensions are included on the plan to indicate the size of the 
proposed parking spaces. As such it is not possible at this stage to verify the 
parking spaces are of a sufficient size to accommodate vehicles which park at Rose 
Barn Farm.  

 
This number of proposed car parking spaces is the minimum number that would be 
acceptable for this size venue. However the TS further states that there is no 
available area within the curtilage of the site to accommodate coach parking or 
additional car parking. Therefore any coaches will have to be parked on the private 
road fronting the A142 along with any additional overflow car parking. We are 
unable to prevent any type of vehicle using a public road or restrict certain vehicles 
types from any venue. The TS states that there has been limited numbers of 
coaches attending the site to date and this will be the case for the future.  

 
However we have no way to qualify this or restrict coaches subsequent to the issue 
of any permission and therefore mitigation measures should be proposed to 
eliminate this safety concern at this stage.  

 
The Highways Authority has major safety concerns with this aforementioned 
informal parking arrangement for both cars and coaches parking on the private 
road, as this would be unregulated and the Highway Authority would be unable to 
police or enforce the parking in this road. As there are no dedicated parking spaces 
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or enforceable parking restrictions on this road, vehicles and coaches could park 
within the vicinity of the junctions. This could obstruct and obscure the visibility 
splays and congest the junctions with the A142, and also lead to the stopping and 
manoeuvring of vehicles on the public highway should they be unable to enter the 
private road.  

 
I also have grave concerns with the manoeuvring of coaches on to the A142 from 
either of the existing junctions. This is due to size of the vehicles and geometry of 
the junctions, which are of a non-standard layout. No mitigating measures or 
junction improvements have been proposed, although requested by the highways 
authority in the previous, withdrawn, application 15/00718/FUL regarding which, in 
my response, I laid out my concerns on the intensification of the use of these 
junctions.  

 
During the period between this and the previous, withdrawn, application there has 
been a fatality immediately west of this junction (date of collision 27th May 2016). 
This was caused by a vehicle overtaking along this stretch of road, although the 
cause of this incident is NOT attributed to vehicles entering or leaving either of 
these junctions. This, in my opinion, reaffirms the safety issues at this location with 
the intensification of these access points.  

 
At the request of the Planning Authority I consulted with the Cambridgeshire County 
Councils Road Safety Audit Team who completed a site investigation review on my 
behalf. They concluded (at the time of writing 24th May 2016) that visibility was 
constrained and without highway improvements development or intensification of 
use of these junctions could result in a severe increase in risk to users of the public 
highway.  

 
Without improvements to the access with the A142 and further parking provisions 
for coaches and the requested parking spaces size information I recommend refusal 
on highways safety grounds. 
 
Environmental Health (Technical Officer) – This matter has been discussed with 
a Line Manager.  The applicants have also been asked if there is any way they can 
re-locate the BBQ area and they have stated that they considered the impact on the 
adjoining site when they installed it.  Initially they were going to place it at the north 
eastern point of the site but decided against this due to the proximity of the dogs 
and they did not want to impact upon them, they specified that on the northern 
aspect there is a slope and this would be dangerous for BBQ’s, as would in the 
middle of the grass.  Other than that the BBQ would be too close to the Marquee. 

 
It appears that alternatives would be in the open air, so not covered or shielded 
from the adjoining site, closer to the dogs and less safe. 

 
The main neighbouring residential property is sufficient distance, it is understood 
that one of the closer buildings has residential use now for 365 days of the year and 
we are looking at the impact upon that.  The layout of the closer ‘managers 
property’ is such that impact would be mitigated in respect of a single storey 
dwelling with a living room window towards the site but patio doors available on an 
alternative aspect facing away from the source.  There is also a shop building and 
two large hedges between the two.  From the mapping software the closest 
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residential window appears to be approx 15m away.  The BBQ area is fenced with a 
roof veranda restricting the amount of smoke directly emanating towards the 
neighbouring property and allowing dispersal.  With any smoke there is a likelihood 
this will be noticeable depending on wind direction, however we do not currently 
consider we have sufficient grounds to deem that this would be detrimental to the 
nearby residential amenity if the number of events are limited.  

 
Since the last application Environmental Health have received complaints regarding 
this site.  Lots of residents have BBQ’s regularly throughout the summer, however 
whilst we consider this proposal is acceptable in planning terms, this application is 
for an entertainment venue and therefore the number of covers is likely to be high, 
resulting in longer duration and therefore more odour from events.  We would 
therefore recommend a limit on the number of events with BBQ’s, not necessarily 
including domestic use (as these would be similar in nature to normal residential 
use).   
 

5.2 Neighbours – Site notice posted and 4 nearby properties were notified.  One 
response received objecting to the application on behalf of Amberlea Country 
Kennels and Cattery, which is summarised below.  A full copy of the response is 
available on the Council’s website. 

 

 Property is essentially residential comprising two houses, one occupied by the 
Owner and the other by the Resident Manager. 

 Dedicated last 14 years developing and improving the facility and 
accommodation. 

 Proposal fails to address concerns in relation to traffic movements raised at the 
time the previous application was withdrawn. 

 Traffic statement fails to address three major road accidents as well a minor 
incidents that have occurred. 

 The proposal includes access over a section of private road that is not owned 
by the applicant. 

 Proposal is contrary to the adopted Local Plan and does not justify such 
diversification in the Countryside. 

 The proposal is in addition to rather than an extension of an existing business 
and is inappropriate due to the proximity of adjacent residential properties. 

 35 events per annum would result in continuous uninterrupted activity during the 
busiest peak period for Amberlea. 

 Unacceptable adverse impact on combined residential amenity including noise, 
smell, appearance and activity. 

 Inadequate consideration for animals being boarded or groomed.  Animals 
should be given equal consideration as humans. 

 Concerns raised in respect of application 15/01477/FUL are supplemental to 
current objection. 

 Little comfort or confidence that if approval was given any applied condition 
would be adhered to. 

 Non-compliance with Temporary Events Notices. 

 In the absence of suitable signage the majority of venue customers still use the 
applicants’ preferred access/exit to the east, over and past our residence. 

 Notwithstanding the applicants provision for further off-road parking vehicles 
continue to be parked along the private road and up to the eastern junction with 
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the A142.  This is a serious potential traffic safety problem and causes 
disturbance when revellers go home. 

 Vehicles are often left overnight and collected throughout the following day 
when Amberlea is open and busy and traffic movement at its peak. 

 Smoke and smells from outdoor cooking (barbeques and hog roasts) affect 
customers, animals and staff.  Adversely impacts on Amberlea’s image, 
reputation, potential increased occupancy and continued financial performance.  
This facility pre-existed the expansion of the landscaping business and should 
be given precedence. 

 Children attending functions and using garden area make sufficient noise to 
unsettle dogs.   

 Noise and movement until the early hours of the morning outside the residential 
areas along the private road.  This contradicts a recent planning approval for 
the training field that has been conditioned not to be used after 10pm. 

 
 A summary of the comments made on behalf of Amberlea Country Kennels and 

Cattery in respect of the withdrawn application 15/01477/FUL is attached as 
Appendix 2.  A full copy of the responses is available on the Council’s website. 

 
6.0 The Planning Policy Context 
 
6.1 East Cambridgeshire Local Plan 2015 

 
GROWTH 2 Locational strategy 
GROWTH 5 Presumption in favour of sustainable development 
EMP 2 Extensions to existing businesses in the countryside 
EMP 3 New employment development in the countryside 
ENV 1 Landscape and settlement character 
ENV 2 Design 
ENV 9 Pollution 
COM 7 Transport impact 
COM 8 Parking provision 
 

6.2 National Planning Policy Framework 2012 
 
3 Supporting a prosperous rural economy 
11 Conserving and enhancing the natural environment 

 
7.0 PLANNING COMMENTS 
 

The main issues to consider in the determination of the application are the principle 
of development, highway safety, residential amenity and the impact of the proposal 
on the adjacent business. 

 
7.1 Principle of development 
 
7.1.1 The building in which events have been taking place was constructed following the 

granting of planning permission in 2008 for new offices and staff facilities, staff and 
customer parking.  The building was described in that application as providing 
offices, meeting rooms and staff welfare facilities for the existing landscape and 
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turfing business that is currently operated from land immediately to the north of the 
current application site.  A planning condition was imposed requiring the building to 
be used in such a way as the application had been considered on that basis and the 
countryside location was such that alternative uses may not be acceptable.  
Reference is made in the case officer’s report for that application that additional 
uses such as retail would not be appropriate for this location. 

 
7.1.2 The applicant has confirmed that the area shown as ‘offices’ on the submitted 

drawings is used in connection with the landscape and turfing business that 
continues to operate and that not all of the building is used in connection with the 
events business. 

 
7.1.3 Local Plan Policy EMP2 allows for extensions to existing businesses in the 

countryside.  Such proposals will be permitted where: 

 The proposal does not harm the character and appearance of any existing 
buildings or the locality; 

 The proposal is in scale with the location and would not (by itself or 
cumulatively) have a significant adverse impact in terms of the amount or nature 
of traffic generated; 

 The extension is for the purpose of the existing business; and 

 Any intensification of use will not detract from residential amenity. 
Full justification for the proposals is required to be submitted with a planning 
application. 

 
7.1.4 The applicant has submitted statements detailing how the turfing and landscaping 

business will operate and a separate statement detailing how the events business 
operates.  The turfing and landscaping business operates mainly during the week 
with a number of staff entering and exiting the site on weekdays.  The business is 
open to the public during the week between 9am and 5pm and a number of 
deliveries will be made each day ranging from courier and postal vans to HGVs 
delivering landscaping materials etc.  Activities on a Saturday are limited to 9am to 
2pm with a small number of staff on site.  If an event is due to be held at Rose Barn 
the staff will assist in preparing the site for the event. 

 
7.1.5 The statement submitted in respect of Rose Barn details how the business will 

operate should planning permission be granted.  The applicant has stated that the 
number of events would be limited to 35 per calendar year and that all functions 
would end at 12am.  Events would mostly take place on Saturdays and occasional 
Sundays.  Signage has been improved on the site and the statement sets out how 
events would be managed in relation to guests entering and leaving the site, 
including parking arrangements. 

 
7.1.6 The garden area adjacent to the office building is available for use during functions 

and there are outdoor cooking facilities permanently installed in this area.  The 
applicant has suggested that a number of planning conditions could be imposed 
detailing the number of events that may be held each year and on what days.  
Conditions are also suggested in relation to noise management, parking and a 
restriction on fireworks. 
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7.1.7 Whilst this application has been made in respect of the site as a whole, the 
introduction of an events venue onto the site was not directly connected to the 
lawful use of the site as a turfing and landscaping business and the proposal does 
not therefore comply with the third point of EMP2.   

 
7.1.8 The impact of the proposal on the amount and nature of traffic generated and 

residential amenity is addressed below. 
 
7.1.9 Policy EMP3 relates to new employment development in the countryside.  This 

policy specifically relates to new development for small scale business in B1, B2 or 
B8 uses.  The use of the site as an events venue does not fall into any of these use 
classes.  The policy also requires applicants to demonstrate that there is a lack of 
buildings within a settlement in which the use could take place or that there is a lack 
of suitable buildings to re-use or replace in the countryside.  The applicant has not 
demonstrated that any alternative sites were considered prior to commencing the 
use or that there are no alternative sites that could be utilised now. 

 
7.2 Highway safety and parking provision 
 
7.2.1 Prior to the withdrawal of the previous application the applicant was advised that the 

application would be recommended for refusal on the grounds that the proposal did 
not incorporate adequate on-site vehicular parking and manoeuvring facilities to the 
standard required by the Local Planning Authority or the Local Highway Authority.  
A second reason for refusal related to the likely intensification of the use of the 
existing accesses to the east and west of the site and the increase in conflict and 
interference with vehicles travelling along the A142. 

 
7.2.2 The applicant has therefore sought to address these concerns by making an 

application for the change of use of the whole area within its control to increase the 
on-site parking and manoeuvring facilities.   

 
7.2.3 Policy EMP2 requires extensions to existing businesses to be in scale with its 

location and not (by itself or cumulatively) have a significant adverse impact in 
terms of the amount or nature of traffic generated.  Policy COM7 also requires 
development proposals to provide safe and convenient access to the public 
highway and Policy COM8 requires adequate levels of car and cycle parking to be 
provided. 

 
7.2.4 Attached to Policy COM8 are details of the Council’s adopted parking standards.  

These are arranged by Use Class and set out the number of spaces required, 
dependent on floor area or number of seats.  The continued use of the site for a 
mixed use of turfing and landscaping business and events venue would be 
considered as a sui generis use, i.e. unique or in a class of itself.  For this reason 
the use does not neatly fit into a use class as set out in Policy COM8.  For 
comparison purposes it could be said that the existing use is similar to a D1 use 
such as a public hall or a D2 assembly and leisure use.  For both categories, 20-25 
parking spaces would be required to comply with the policy. 

 
7.2.5 At the time the previous application was being considered the Local Highway 

Authority and Transport Planning Team recommended that in excess of 30 spaces 
should be provided within the site.  The plans submitted with this application 
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indicate that 28 visitor spaces and 5 staff/visitor spaces can be provided within the 
site.  This is now possible due to the inclusion of the area to the north of the site that 
primarily accommodates the turfing and landscaping business, with a number of 
spaces located here. 

 
7.2.6 The Local Highway Authority has examined the revised proposals and raises 

concerns that the drawings do not indicate the size of the proposed parking spaces.  
However, the plan is drawn to scale and indicates that the spaces would be in the 
region of 2.5m by 5m.  Further concerns have been raised by the Local Highway 
Authority in relation to the lack of additional room within the site to accommodate 
parking of ordinary vehicles and coaches and that the amount of car parking spaces 
being proposed is the minimum number that would be acceptable for this size 
venue. 

 
7.2.7  The Transport Statement sets out the fact that coaches will be discouraged and that 

large HGV vehicles already enter the site to serve the turfing and landscaping 
business.  The Transport Statement also states that no parking/waiting will take 
place on the private access road along the site frontage. 

 
7.2.8 During the course of the previous application the applicant stated that any overflow 

parking would be accommodated on the private access road and land along the 
frontage of the site and it appears from the comments submitted on behalf of the 
neighbouring occupier that this is a regular occurrence.  It is unclear therefore 
whether there is sufficient space on site for parking and the Local highway Authority 
raises concerns that any overflow parking and waiting on the private road could 
have highway safety implications for the two access points with the A142.  As there 
are no dedicated parking spaces or enforcement parking restrictions on this road, 
vehicles and coaches could park within the vicinity of the junctions.  This could 
obstruct and obscure the visibility splays and congest the junctions, and also lead to 
the stopping and manoeuvring of vehicles on the public highway if they are unable 
to enter the private road. 

 
7.2.9 The Local Highway Authority has grave concerns regarding the ability of vehicles 

such as coaches to manoeuvre onto the A142 from either junction.  No mitigating 
measures or junction improvements have been proposed despite being requested 
during the course of the previous application.  The Cambridgeshire County Council 
Road Safety Audit Team has completed a site investigation review on behalf of the 
Local Highway Authority and it concluded that visibility was constrained and that 
without highway improvements, development or intensification of use of the 
junctions with the A142 could result in a severe increase in risk to road users. 

 
7.2.10 The information submitted with the application is intended to demonstrate that the 

events use would not coincide with the operation of the turfing and landscaping 
business.  There may however be times of crossover and it is understood that the 
venue can be hired for several days in order to prepare for and clean up after an 
event.  It is also anticipated that activities such as the erection and dismantling of a 
marquee will take place during the day, when the landscaping business is 
operating. 

 
7.2.11 For the reasons outlined above it is considered that the proposed mixed use of the 

site to include the events venue would have a significant adverse impact in terms of 
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the amount and nature of traffic generated.  In addition, the applicant has failed to 
demonstrate that safe and convenient access to the highway network can be 
achieved and that sufficient parking space can be accommodated within the site 
and off the private road to the south.  The proposal therefore fails to accord with 
Policies EMP2, COM7 and COM8 

 
7.3 Residential amenity and impact on Amberlea Country Kennels and Cattery 
 
7.3.1 Policy ENV2 of the Local Plan requires development proposals to ensure that they 

do not have a significantly detrimental effect on the residential amenity of nearby 
occupiers. 

 
7.3.2 The closest residential dwellings are The Chestnuts (approximately 65m to the west 

of the office/showroom building), the main residence at Amberlea (approximately 
40m from the eastern boundary of the site) and a manager’s residence within the 
curtilage of Amberlea (approximately 15m from the eastern boundary of the site).  
Since the previous application was withdrawn consent has been granted for the use 
of the manager’s residence on a permanent basis and the restriction on the number 
of nights that the accommodation could be occupied has been removed. 

 
7.3.3 Since the previous application has been withdrawn the Council’s Environmental 

Health Team has received complaints regarding the site.  In particular noise and 
odour from the garden and outdoor cooking area have been cited as causing a 
nuisance to neighbouring occupiers and disturbing the animals being boarded and 
groomed at Amberlea.  The comments received from the proprietor of Amberlea 
also cite the noise and disturbance caused through guests leaving the events venue 
late at night and the collection of vehicles parked on the private road during the day.   

 
7.3.4 The Environmental Health Officer has visited the site and has queried whether the 

outdoor cooking area could be relocated away from the boundary with Amberlea.  
The applicant has stated that any other location would have practical safety 
implications and is likely to increase any impact on Amberlea.  It has therefore been 
suggested by Environmental Health that conditions should be imposed to restrict 
the use of the outdoor cooking area.  The Officer also makes reference to the 
domestic use of the area, however, the site as a whole does not have planning 
permission for domestic use and it is likely that any personal use of the site by the 
applicant would not be covered by this change of use application. 

 
7.3.5 The applicant has submitted a detailed management plan setting out how events 

are planned and managed on the day of the event.  The applicant is willing to limit 
the number of events to 35 per calendar year and states that the hours of use and 
playing of music can also be controlled by condition.  The use of the outdoor area 
can be controlled by condition to a certain extent, e.g. hours of use, however, the 
level of noise and disturbance during the summer months when it is likely to be in 
regular use emanating from this area are more difficult to control.  The applicant 
proposed to restrict events to weekends, to avoid conflict with the turfing and 
landscaping business, however a total of 35 a year means that there could be 
significant periods of time in which an event is held every week with no respite for 
neighbouring occupiers from any noise and disturbance created. 
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7.3.6 The impact of the events venue on the wellbeing of the animals staying at the 
kennels was considered at part of the previous application.  If animals are returned 
to their owners in a distressed or out of character state this may deter customers 
from using the facility again and, new customers may be deterred from using the 
facility at all.  In turn this could have a negative impact on a well established and 
successful business.  Whilst not strictly a planning matter, advice has been sought 
from a licensing officer and The Dogs Trust as to the potential impact on the 
kennels if the events venue is permitted to continue operating.  Both parties share 
the concerns of the proprietor of the kennels in relation to animal welfare and the 
fact that activities on the adjoining site could affect the proprietor’s ability to comply 
or secure the appropriate licence. 

 
7.3.7 The proprietor of Amberlea has raised concerns that the continued use of the site 

for events will have an adverse impact on the reputation, profitability and continued 
growth of the business.  East Cambridgeshire District Council and the Local 
Planning Authority seek to support new and expanded businesses wherever 
possible and consideration must be given to the fact that the approval of an 
application to expand one business may have a detrimental effect on another.  
However, to date no evidence has been submitted to demonstrate that this has 
been the case so far and in the absence of any specific evidence the weight to be 
given to this issue in the planning balance must be limited accordingly.   

 
7.3.8 In relation to residential amenity it is apparent that the events venue is having an 

impact upon the amenity of the occupiers within Amberlea with a number of 
complaints made to Environmental Health.  The use of the events venue for up to 
35 weekends a year is likely to generate a significant amount of traffic movements 
and there is the potential for noise and disturbance to residents as a result.  Whilst 
the management plan submitted seeks to actively manage the site to prevent any 
adverse impacts on amenity, the fact that Environmental Health is now 
recommending further conditions regarding the use of the outdoor cooking area 
indicates that it is likely to be extremely difficult for officers to support the application 
given the number of conditions that are needed in order to make the proposal 
acceptable.  The applicants will have limited control over noise and disturbance 
generated from the use of the outdoor area and from people leaving the premises 
late at night.  The manager’s accommodation within Amberlea is located 
approximately 15m from the outdoor area and therefore living conditions are likely 
to be adversely affected by the proposal.   

 
7.3.9 Since the previous application was considered the impact of the proposal on nearby 

occupiers appears to have increased and will intensify further if planning permission 
is granted.  On balance it is considered that the proposed mixed use of the site will 
have a significantly detrimental effect on the amenity of nearby occupiers and that 
the adverse effects cannot be adequately controlled by condition.  For this reason it 
is considered that the proposal fails to comply with Policy ENV2 in relation to 
residential amenity. 

 
7.4 Planning balance 
 
7.4.1 It is clear that the events venue has been operating for some time and that a 

significant number of events have been held on the site.  The applicant has 
however limited the number of events through the use of Temporary Event Notices 
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for licensing purposes.  By regularising the proposal through the planning system 
the number of events that will be held is likely to increase.  The building in which the 
events are held was granted planning permission on the basis it was required in 
connection with the adjacent landscaping and turfing business and a condition to 
this effect was imposed.  The events use is entirely separate from the landscaping 
business and the proposal does not constitute an extension to an existing business 
in the countryside and therefore fails to accord with Policy EMP2.  This attracts 
some weight against the proposal. 

 
7.4.2 The applicant has failed to demonstrate that adequate on-site vehicular parking and 

manoeuvring facilities to the standard required by the Local Planning Authority or 
Local Highway Authority.  The proposal is likely to result in the uncontrolled parking 
of vehicles and coaches on the private access road fronting the site and the A142 to 
the detriment of highway safety.  In addition, the Local Highway Authority considers 
that the intensification of the use of the existing accesses onto the A142 would lead 
to the deterioration in the efficiency of the A142 as a traffic carrier, to the detriment 
of highway safety.  The proposal therefore fails to comply with Policies COM7 and 
COM8 and this weighs heavily against the proposal. 

 
7.4.3 The continued use of the site for events is likely to have an impact on the amenity of 

residents living close-by, in particular at the adjacent kennels.  In addition, the 
particular and personal circumstances of the adjacent kennel’s owner is such that 
the proposal could have a detrimental effect on the operation of his well established 
business.  However, in the absence of any specific evidence that this is likely to be 
the case the issue in relation to the impact on the business attracts limited weight.   

 
7.4.4 It is considered that matters such as noise and disturbance associated with the 

outdoor area and the use of the cooking facilities as well as noise and disturbance 
from guests leaving the premises cannot be adequately controlled by condition.  
Approval of the application would lead to the continued increase in traffic and 
vehicular movements associated with the events venue and the resultant noise and 
disturbance from guests leaving during unsociable hours.  The proposal is therefore 
considered to have a significantly detrimental effect on the residential amenity of 
neighbouring occupiers and is contrary to Policy ENV2 in this regard.  This issue 
also attracts significant weight against the proposal.   

 
7.4.4 The proposal will involve some limited employment benefits and from the numbers 

of events held there appears to be a demand for such venues.  The benefits of the 
proposal would not however outweigh the adverse effects as detailed above and on 
balance the application is recommended for refusal. 

 
8.0 APPENDICES 
 
8.1 Appendix 1 – Management Plans and Transport Statement submitted by the 

applicant 
Appendix 2 – Summary of comments made on behalf of Amberlea Country 
Kennels and Cattery on 15/01477/FUL 
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Background Documents Location Contact Officer(s) 
 
16/00718/FUL 
 
 
07/00204/CLE 
07/01010/FUL 
07/01433/FUL 
08/00746/FUL 
15/01477/FUL 
 
 

 
Julie Barrow 
Room No. 011 
The Grange 
Ely 

 
Julie Barrow 
Senior Planning 
Officer 
01353 616307 
julie.barrow@eastca
mbs.gov.uk 
 

 
National Planning Policy Framework - 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.
pdf 
 
East Cambridgeshire Local Plan 2015 - 
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-
%20front%20cover%20and%20inside%20front%20cover.pdf  
 
 
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-%20front%20cover%20and%20inside%20front%20cover.pdf
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-%20front%20cover%20and%20inside%20front%20cover.pdf

