
Dear Councillor, 
 
DEVELOPMENT MANAGEMENT COMMITTEE - MONDAY, 17 DECEMBER 
2018 

 
I am now able to enclose for consideration at the above meeting the following 
reports that were unavailable when the agenda was printed. 
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DEVELOPMENT MANAGEMENT COMMITTEE   –    17
th

 December 2018 

LATE REPRESENTATIONS SUMMARY 

 

Agenda            

Item No.   Address & Description 

 

3(a)  Demolition of existing garage and replacement with 

erection of one two storey dwelling and a replacement 

garage and the erection of one single storey bungalow 

on land to the rear with all matters reserved other than 

access and layout - Manor Farm, Stirtloe Lane, 

Stirtloe,St Neots, PE19 5XW 
 
Additional consultee comments: -  
 

Consultee response HDC Tree Officer – No objections, subject to conditions to 
include the submission of an arboricultural method statement and tree protection 
plan.  
 

Policy weighting: -  
 With regard to the policy weighting sections of the committee report, these should 
be amended to note that the emerging policies have now undergone examination 
and main modifications have been released for public consultation (which ends on 
29 January 2019). The Inspector has not required any main modifications to LP4, 
LP12, LP13, LP14, LP15, LP17, LP18, LP33 and LP36 and therefore significant 
weight is now afforded to these. As the Inspector has requested modifications to 
LP2 and LP32, it is considered that moderate weight should be afforded to these 
policies as modified (as set out within the original committee report).  
 

The above amendments do not change the officer recommendation for the 
application.  

 

3(b)  Erection of a single dwelling with associated amenity 

area, following the demolition of an existing commercial 

premises - Leycourt Farm, Eltisley Road,Great 

Gransden 

Additional information December committee 18/02269/ful Leycourt Farm 

Eltisley Road 

Great Gransden: Erection of a single dwelling with associated amenity area, 

following the demolition of an existing commercial premises 
 

Weight of policies and consistency with NPPF: the 5 main issues 

(considering the development plan first and then material considerations 

including the Huntingdonshire's Local Plan to 2036: Proposed Submission 

2017 (as amended March 2018 for submission) and Huntingdonshire Design 

Guide which are not part of the development plan. 
 

*Principle of a new dwelling in the countryside  
 

The relevant Development Plan policies relating to development in the countryside 
are En17 and H23 of the Local Plan 1995 and policy CS3 of the Core Strategy 
2009. The proposal conflicts with these policies as the development is not one of 
the types of development listed in the policies. The proposal is thus a departure 
from the development plan, being a non essential private market dwelling in the 
countryside. The proposal is also contrary to the part of CS1 of the Core Strategy 
2009 seeking to minimise the need to travel (eg for shops and services, which are 
some distance from the site) and maximise the opportunity for journeys other than 
by private motor vehicle. Policy CS3 is consistent with the thrust of the NPPF 
2018. 
 

Policies En17, H23 and CS3 are all broadly consistent with the thrust of the NPPF 
2018, however it is acknowledged that in respect of the specific wording of En17 3
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and H23 there is a degree of inconsistency with the NPPF 2018 in so far as they 
are policies which are more restrictive of development in the countryside than the 
NPPF 2018.  The policies therefore have moderate weight. 

 

Material considerations: There is considered to be no conflict between this 
proposal and the policy LP11a Huntingdonshire’s Local Plan to 2036: Proposed 
Submission 2017 (as amended March 2018 for submission) with regards to 
principle and the remainder of LP11 is considered in the next section. LP11 is the 
subject of a main modification following the local plan Inspectors report and 
therefore the policy has moderate weight.  
 

There is a conflict between this proposal and policy LP35a i of Huntingdonshire’s 
Local Plan to 2036: Proposed Submission 2017 (as amended March 2018 for 
submission) as the building is not redundant or disused. This policy has significant 
weight. 
 

*Design and impact on the character and appearance of the countryside 

 
The proposal is considered to satisfy Development Plan policies En25 H32 H33 of 
the Huntingdonshire Local Plan (1995), HL5 of the Huntingdonshire Local Plan 
Alteration (2002), CS1 of the Core Strategy (2009). These policies are broadly 
consistent with the NPPF 2018 as they support development where the scale, 
form, materials and design will be sympathetic to the locality and result in 
enhancement. Therefore full weight is afforded to these Development Plan 
policies.  
 

Material considerations: There is considered to be no conflict between this 
proposal and policy LP11 criteria b and c of Huntingdonshire’s Local Plan to 2036: 
Proposed Submission 2017 (as amended March 2018 for submission). The 
proposed main modifications to policy LP11b following the local plan Inspectors 
report (to replace ‘protect’ – referred to in para 7.19 of the officer report with 
‘recognise’.. the intrinsic character and beauty of the countryside), is subject to 
further consultation. The Local Planning Authority has agreed to the changes. In 
light of this, it is considered that moderate rather than significant weight should be 
afforded to policy LP11.   
 

The proposal is considered to comply with LP2 by protecting the intrinsic character 
and beauty of the countryside. The main modification to policy LP2 is subject to 
further consultation and the Local Planning Authority has agreed the changes. In 
light of this, it is considered that moderate, rather than significant, weight should 
be afforded to policy LP2 as modified. 
 

The proposal is considered to comply with LP12 and LP13 of Huntingdonshire’s 
Local Plan to 2036: Proposed Submission 2017 (as amended March 2018 for 
submission), which comply with the NPPF 2018 and therefore the policies can be 
given significant weight. 
 

The proposal satisfies LP35a ii and iii of Huntingdonshire’s Local Plan to 2036: 
Proposed Submission 2017 (as amended March 2018 for submission) regarding 
the construction and condition of the building and the proposal is considered to 
satisfy the requirement for a clear and substantial enhancement of the immediate 
setting with the new design and materials and the introduction of soft landscaping 
on the northern car park. This policy has significant weight. 
 

There is considered to be no conflict between this proposal and the 
Huntingdonshire Design Guide 2017 and the NPPF 2018, as the Design Guide 
encourages development where the scale, form, materials and design will be 
sympathetic to the locality and result in enhancement. Therefore full weight is 
afforded to the Design Guide as a material consideration.  
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*Residential amenity 
 

The proposal is considered to satisfy Development Plan policy H31 of the 
Huntingdonshire Local Plan (1995). The policy is consistent with the NPPF 2018 
which in part 12, paragraph 128, refers to a high standard of amenity to be 
ensured through planning decisions. Therefore full weight is afforded to this 
Development Plan policy.  
 

Material considerations: There is considered to be no conflict between this 
proposal and policy LP15 which seeks a high standard of amenity of 
Huntingdonshire’s Local Plan to 2036: Proposed Submission 2017 (as amended 
March 2018 for submission) and the part of LP35 seeking the least possible 
adverse effect on the amenity of the users of existing buildings nearby. The 
proposed main modifications to policy LP11b following the local plan Inspectors 
report (to replace ‘protect’ – referred to in para 7.19 of the officer report with 
‘recognise’.. the intrinsic character and beauty of the countryside), is subject to 
further consultation. The Local Planning Authority has agreed to the changes. In 
light of this, it is considered that moderate rather than significant weight should be 
afforded to policy LP11.  These policies are consistent with the NPPF 2018. The 
Inspector has not required any main modifications to LP15 and therefore 
significant weight is afforded. 
 

*Impact on protected species/biodiversity 
 

The ecological and biodiversity impacts of the proposed development are 
considered to comply with the NPPF 2018 and policy En22 of the Huntingdonshire 
Local Plan 1995 which requires appropriate account of the interests of nature and 
wildlife conservation to be taken to be taken As this Development Plan policy is 
considered to comply with the NPPF 2018 it can be afforded full weight.  

 

Material considerations: There is considered to be no conflict between this 
proposal and the policy LP32 of Huntingdonshire’s Local Plan to 2036: Proposed 
Submission 2017 (as amended March 2018 for submission) regarding biodiversity 
considerations relating to developments. The Inspector has not required any main 
modifications to LP32 and therefore significant weight is afforded to this policy. 
 

*Wheeled bin provision 
 

The provision of wheeled bins is secured and the proposal complies with 
development plan policy CS10 of the Core Strategy 2009 which complies with the 
NPPF 2018 and can be given full weight. 
 

Material considerations: The proposal complies with policy LP4 of 
Huntingdonshire’s Local Plan to 2036: Proposed Submission 2017 (as amended 
March 2018 for submission). The Inspector has not required any main 
modifications to LP4 and therefore significant weight is afforded to this policy. 
 

There is no conflict between this proposal and Developer Contributions 
Supplementary Planning Document 2011 and the NPPF 2018 (para 56). Therefore 
full weight is afforded to the Developer Contributions Supplementary Planning 
Document 2011 as a material consideration.  
 

*Conclusion 
It is concluded that the proposal conflicts with individual Development Plan 
policies, as set out above, and with policy LP35i) of the emerging Local Plan to 
2036 as a material consideration.  
 

However, it is considered that in the light of the ‘tilted balance’ that currently 
applies, on balance, and as set out in the officer report (and summarised in 
paragraphs 7.37- 7.48 of the report), material considerations indicate that planning 
permission should be granted, as set out in the recommendation of the officer 
report at 7.49 and 8.  
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3(c )  Redevelopment to provide 1 detached and 4 pairs of 

semi-detached three-bedroom two-storey houses (use 

class C3 dwellinghouses) with associated accesses, 

landscaping and demolition of existing buildings - 74 

High Street, Great Paxton, St Neots, PE19 6RF 
Additional consultee response: 
 

Consultee response County Highways - Following receipt of amended plans, 
visibility splays are in the correct locations, the access width is suitable and 
parking/ turning for the residents all seem to be acceptable. There is no internal 
turning for a refuse lorry, so bin collection would need to be from the main road. 
The road does not conform to one that would be adoptable.  
 

Policy Weighting: 
 

With regard to the policy weighting sections of the committee report, these should 
be amended to note that the emerging policies have now undergone examination 
and main modifications have been released for public consultation (which ends on 
29 January 2019). The Inspector has not required any main modifications to LP4, 
LP12, LP13, LP15, LP17, LP18, LP33 and LP36 and therefore significant weight is 
now afforded to these. As the Inspector has requested modifications to LP2 and 
LP32, it is considered that moderate weight should be afforded to these policies as 
modified (as set out within the original committee report).  
 

The above amendments do not change the officer recommendation of the 
application.  

 

3(d)  Erection of a new 3 bedroom dwelling - Lye House, 

Bedford Road, Pertenhall, Bedford, MK44 2AL 
A further representation from a neighbour has been received. Summary: 

 Officer report is inaccurate; 

 Plans are of an incorrect scale; 

 Concerns raised have been completely ignored; 

 Misrepresentation of Bedford Borough Council comments – abridgement is 
misleading; 

 Solar Panels raise concerns with regard to glare 

 Design is out of keeping with the surrounding properties. 
 

Further comments from Bedford Borough Council have been received: Summary: 
“…approval […] could set a dangerous precedent in this open countryside location 
without any obvious and justified exception as allowed for in national and local 
policy”; 
“…concerned the safety of the access has not been fully considered by our 
Highways Team”; 
“If the access is in [Bedford Borough Council’s] area then I presume the applicant 
would be advised that they would need planning permission from us for any new 
access”. 
 

3(e )  Convert stable and barn detached building into a 

residential property - Hall Farm, Hall Lane, Tilbrook, 

Huntingdon, PE28 0JU 
Further comments from HDC Operations (refuse collection) have been received.  
“This is a tricky one for waste collections.  Our vehicle only goes as far as Hall 
Cottage on Hall Lane. This new property can have the bins however they will have 
to ensure they are place by Hall Cottage for collection.  If this isn’t possible the 
property will have to have a sack collection”. 
 

Following a conversation during a site visit, the occupant of a neighbouring 
property has reiterated the concerns expressed in their original submission, 6



specifically, the impact of the creation of a vehicular access along/adjacent to the 
right of way. The neighbour queries why the access to the proposed dwelling 
cannot extend through the Hall Farm curtilage and make use of the metalled 
surface of Hall Lane. This arrangement would negate the requirement for 
alterations to the right of way.   

 

4(a)  The erection of a new family dwelling with garaging and 

access - Land North Of Abbots House, Priory Gardens, 

Chesterton 
The Officer’s recommendation is that this item is deferred in light of some new 
information received relating to ecology and access issues. The applicant and 
contributors have been informed of this.  
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