
      
DEVELOPMENT MANAGEMENT  COMMITTEE -  17  DECEMBER 2018 
 
Case No: 18/01209/OUT  (OUTLINE APPLICATION) 
 
Proposal:  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 

 
Location:  MANOR FARM STIRTLOE LANE  STIRTLOE  PE19 5XW 
 
Applicant:  MR & MRS FURBANK 
 
Grid Ref: 519399   266910 
 
Date of Registration:   11.06.2018 
 
Parish:   BUCKDEN 
 

RECOMMENDATION  -   APPROVE 
 
This application is referred to the Development Management Committee 
as the proposed development represents a departure from the 
Development Plan. 
 
1. SITE AND PROPOSAL 
 
 
1.1 The application site is located on the southern edge of Buckden, 

outside the built up area and within the countryside.  The land 
surrounding the site to the west and to the north has received outline 
planning permission for up to 180 residential dwellings with 
associated structural planting and landscaping, informal public open 
space and children's play area and surface water attenuation (under 
application ref 16/00576/OUT).  

 
1.2 The site the subject of this application currently comprises an existing 

detached garage, hardstanding and residential garden associated 
with Manor Farm.  

 
1.3 The site fronts Stirtloe Lane to the south, from which vehicular access 

to the site is gained. Stirtloe Lane meets the A1, to the west of the 
application site, which runs along the western edge of Buckden. 
Lucks Lane leads to Buckden and is located to the east of the site.  

 
1.4 Stirtloe is located on the eastern side of Lucks Lane and consists of 

Stirtloe House and Park, a farmhouse with associated farmyard and 
seven other dwellings. Further to the north of the site are residential 
properties on Springfield Close.  

 
1.5 The proposal is for outline planning permission for the demolition of 

the existing garage and its replacement with one two storey dwelling 
(towards the front of site) 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.  The final scale, appearance 
and landscaping are 'Reserved Matters' to be considered at a future  

 
1.6 The application is accompanied by a Tree report, an Ecology 

Appraisal and Bat survey, a Planning Statement and satisfactory 
wheeled bin unilateral undertaking. 

 
1.7 The application has been revised at officer request to ensure that an 

appropriate layout and access can be achieved. Further details have 
also been submitted regarding the rear dwelling (bungalow) and the 
description has been amended to reflect this. These amended plans 
and revised description have been consulted upon.  

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

2018) sets out the three dimensions to sustainable development - an 
economic objective, a social objective and an environmental 
objective. To ensure that sustainable development is pursued in a 
positive way, plans and decisions should apply a presumption in 
favour of sustainable development. 

 
2.2 The new Framework sets out the Government's planning objectives 

for: delivering the homes communities need; building a strong, 
responsive and competitive economy; ensuring the vitality of town 
centres; the Framework makes clear that developments should be 
visually attractive and add to the overall quality of an area; promoting 
healthy and safe communities; promoting sustainable transport; 
supporting high quality communications infrastructure; making 
effective use of land; protecting Green Belt land; meeting the 
challenge of climate change, flooding and coastal change; conserving 
and enhancing the natural environment; conserving and enhancing 
the historic environment; and facilitating the sustainable use of 
minerals. 

 
2.3 Whilst the NPPF 2018 has now been published and replaces the 

NPPF 2012, transitional arrangements are in place for authorities who 
have submitted Local Plans submissions prior to the 29 January 2019 
and to ensure consistency, the 2012 framework policies will continue 
to be relevant. For clarity HDC submitted their Local Plan on 29 
March 2018.  

 
2.4 The National Planning Policy Framework (NPPF 2012) sets out the 

three dimensions to sustainable development - an economic role, a 
social role and an environmental role - and outlines the presumption 
in favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for:  
* promoting sustainable transport;  
* delivering a wide choice of high quality homes;  
* requiring good design;  
* conserving and enhancing the natural environment;  
* conserving and enhancing the historic environment. 

 
2.5 In this report, reference to both NPPF 2012 and 2018 from here-on 

referred to as ‘the NPPF’.  
 



For full details visit the government website 
https://www.gov.uk/government/publications/national-planning-policy-
framework--2  
 
2.6 Planning Practice Guidance 
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995): 

• Policy H23: Housing development outside environmental limits 
• Policy H31: Residential Amenity and Privacy Standards: 
• Policy H32: Sub-division of Large Curtilages 
• Policy T18: Access Requirements for New Development 
• Policy EN17: Development in the Countryside 
• Policy EN18: Protection of countryside features 
• Policy EN20: Landscaping Scheme 
• Policy En22: Nature and wildlife conservation 
• Policy EN25: General Design Criteria 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002): 
• Policy HL5: Quality and Density of Development 
• Policy HL10: Housing Provision 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009): 
• Policy CS1: Sustainable development in Huntingdonshire. 
• Policy CS3: The Settlement Hierarchy  
• Policy CS10: Contributions to Infrastructure Requirements  

 
3.4 Draft Huntingdonshire Local Plan to 2036: Proposed Submission 

2017 (as amended March 2018 for submission): 
• Policy LP1: Amount of Development  
• Policy LP2: Strategy for Development  
• Policy LP4: Contributing to Infrastructure Delivery 
• Policy LP8: Key Service Centres 
• Policy LP11: The Countryside 
• Policy LP12: Design Context 
• Policy LP13: Design Implementation 
• Policy LP15: Amenity 
• Policy LP17: Sustainable Travel 
• Policy LP18: Parking Provision and vehicle movement 
• Policy LP32: Biodiversity and Geodiversity 
• Policy LP33: Trees, Woodland, Hedges and Hedgerow 
• Policy LP36: Heritage Assets and their Setting 

 
 Policy Weighting  
3.5 Paragraph 215 of the NPPF advises that due weight should be given 

to Development Plan policies which pre-date the NPPF according to 
their degree of consistency with the Framework. Paragraph 216 of the 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government


NPPF advises that policies in emerging plans can be given weight 
from the day of publication according to: 
* the stage of preparation of the emerging plan (the more advanced 
the preparation, the greater the weight that may be given); 
* the extent to which there are unresolved objections to relevant 
policies (the less significant the unresolved objections, the greater the 
weight that may be given); and 
* the degree of consistency of the relevant policies in the emerging 
plan to the policies in this Framework (the closer the policies in the 
emerging plan to the policies in the Framework, the greater the 
weight that may be given). 

 
3.6 The LPA consider the Local Plan to 2036 to be a sound plan and it 

was submitted for examination on the 29th March 2018. The plan has 
therefore reached an advanced stage and is consistent with the 
policies set out within the NPPF. 

 
3.7  Supplementary Planning Documents (SPD) and Guidance: 

• Huntingdonshire Design Guide SPD (2017) 
• Huntingdonshire Townscape and Landscape Assessment 

SPD 2007 
• Developer Contributions SPD 2011  
• December 2017 Annual Monitoring Review regarding housing 

land supply.  
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 07/01353/FUL – Alterations to outbuilding to form ancillary residential 

accommodation. Permitted 04.11.2007 (but not implemented).  
 
4.2 16/00576/OUT (Planning Permission referred to in the 'SITE and 

PROPOSAL' section of this report) - Wider proposals for 180 
dwellings on land off Lucks Lane in Buckden (adjacent the application 
site). Appeal allowed on 21.07.2017 under reference 
APP/H0520/W/16/3159161.  

 
5. CONSULTATIONS 
 
5.1 Buckden Parish Council (copy attached) - 28.06.2018 

Recommends approval.  
 
5.2 Buckden Parish Council (copy attached) - 16.11.2018 

Recommends approval, noting that this application is an improvement 
on the proposals that were recommended approval earlier this year in 
terms of general site layout. The PC was also pleased to see a 
proposed bungalow, a type of housing that is in short supply in the 
parish. 

 
5.3 Wildlife Trust – No objections subject to a condition for the 

recommended enhancements and that the works are undertaken 
under a Bat Mitigation Class Licence.  

 
5.4 County Highways – No objections, subject to conditions.  
 
 

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


5.5 HDC Conservation – Manor Farm can be considered to be an 
undesignated heritage asset and as such its significance will be a 
material consideration in the determination of this application. The 
existing garage building is heavily altered and whilst it does pick up 
on the architectural language of the main farm, its loss will not cause 
harm. However the removal of the front boundary wall to allow for 
visibility splays is regrettable as is the close proximity of the new build 
next to the farm house which erodes the spacious setting of the 
existing property. No designated heritage assets will be harmed by 
this proposal. The proposals will cause less than substantial harm to 
an undesignated heritage asset. 

 
5.6 HDC Urban Design – Numerous amendments have been made 

since the submission of the application, at the request of officers. The 
final comments from HDC Urban Design confirm that the proposals 
address all concerns raised and that the application is supported in 
design terms.  

 
5.7 HDC Tree Officer – Final comments awaited and will be updated in 

late reps ahead of Planning Committee.  
 
5.8 HDC Landscaping – Broadly acceptable. Sympathetic boundary 

treatments important to integration with village location. Wall to front 
and post and rail plus mixed native hedge to sides and rear, which 
can be conditioned as part of a general hard and soft landscape 
condition. Supports the Wildlife Trust comments regarding the 
imposition of specific conditions.   

 
6. REPRESENTATIONS 
 
6.1 Six representations have been received from neighbouring properties, 

residents of Buckden and Protect Buckden’s Future Group. The 
following concerns are raised: 
* The dwellings are out of proportion to their location, being 
immediately adjacent to Stirtloe Lane, and would block the natural 
view from the lane.  
* The assertion that the proposals only generate three extra cars 
should be questioned.  
* The proposals result in coalescence of Stirtloe and Buckden.  
* The coalescence will restrict the natural movement of wildlife.  
* The submitted plans do not identify the re-routed path of Lucks 
Lane.  
* Inconsistent with character of development in Stirtloe.  
* Proposed houses are of a scale and style inconsistent with others in 
Stirtloe.  
* Development in the countryside and impact on the landscape.  
* Proposals are non-essential development in the countryside.  

 
7. ASSESSMENT  
 
7.1 When determining planning applications it is necessary to establish 

what weight should be given to each plan's policies in order to come 
to a decision. The following legislation, government policy and 
guidance outline how this should be done. 

 
7.2 As set out within the Planning and Compulsory Purchase Act 2004 

(section 38(6)) and the Town and Country Planning Act 1990 (section 



70(2)) in dealing with planning applications the Local Planning 
Authority shall have regard to the provisions of the development plan, 
so far as material to the application, and to any other material 
considerations. This is reiterated within paragraph 47 of the NPPF 
(2018). The development plan is defined in section 38(3)(b) of the 
2004 Act as "the development plan documents (taken as a whole) 
that have been adopted or approved in that area". 

 
7.3 In Huntingdonshire the Development Plan consists of: 

*Saved policies from the Huntingdonshire Local Plan 1995 
(Parts 1 and 2) 
*Saved policies from the Huntingdonshire Local Plan Alteration 
2002 
*Adopted Core Strategy 2009 
*Huntingdon West Area Action Plan 2011 
*Cambridgeshire & Peterborough Minerals and Waste 
Development Plan Core Strategy 
*St Neots Neighbourhood Plan 
*Godmanchester Neighbourhood Plan 
*Houghton and Wyton Neighbourhood Plan 

 
7.4 The statutory term 'material considerations' has been broadly 

construed to include any consideration relevant in the circumstances 
which bears on the use or development of land: Cala Homes (South) 
Ltd v Secretary of State for Communities and Local Government & 
Anor [2011] EWHC 97 (Admin); [2011] 1 P. & C.R. 22, per Lindblom 
J. Whilst accepting that the NPPF does not change the statutory 
status of the Development Plan, para 2 confirms that it is a material 
consideration and significant weight is given to this in determining 
applications. 

 
7.5 The main issues to consider in assessing this application are whether 

there is any conflict with Development Plan policies. If there is any 
conflict, whether the application can be considered to be in 
accordance with the Development Plan when taken as a whole. If the 
application is not in accordance with the Development Plan, whether 
there are any material considerations, including emerging policies in 
the Local Plan to 2036 and the NPPF, which indicate that planning 
permission should be granted. With this in mind the following 
principle, important and controversial issues are assessed below: 

• Principle of Development (including loss of agricultural land, 
proposed use and amounts); 

• Layout and impact upon character and appearance of the 
area; 

• Residential Amenity; 
• Ecology and biodiversity; 
• Heritage Assets; 
• Access, Transport and Parking; and  
• Infrastructure Requirements and Planning Obligations. 

 
 The Principle of Development 
 
 Development Plan 
 
7.6 Buckden is defined as a ‘Key Service Centre’ in Policy CS3 of the 

Core Strategy (2009). The Core Strategy sets out that development 
schemes of moderate and minor scale and infilling may be 



appropriate within the built-up area and also that all other areas are 
part of the countryside, where residential development will be strictly 
limited to that which has an essential need to be located in the 
countryside. 

 
7.7 The Development Plan policies seek to ensure that development is 

located in places well served by public transport and accessible to 
services so that the need to travel is minimised, thus helping to tackle 
climate change at a district level. For this reason, and to restrict the 
loss of high quality agricultural land and to help protect the character 
of the countryside, development outside the built up area is carefully 
controlled. Development outside the built up area is restricted, for 
example to dwellings required for the efficient management of 
agriculture, forestry or horticulture enterprises (policies En17 and H23 
of the 1995 Local Plan apply). Building on this, Policy CS3 of the 
Adopted Core Strategy continues the strategic aim of concentrating 
development in the larger sustainable settlements and protects the 
character and scale of smaller villages and the countryside through 
limiting general housing development outside of the built up area 
(with the exception of essential needs housing and specific 
allocations). Policy CS2 of Core Strategy 2009 which operates at a 
higher level Policy than CS3, does not provide for housing 
development on the application site. 

 
7.8 Paragraph 11 of the NPPF (2018) outlines that plans and decisions 

should apply a presumption in favour of sustainable development and 
paragraph 78 of the NPPF (2018) gives importance to promoting 
housing development in rural areas where it would enhance or 
maintain the vitality of rural communities. However, the NPPF has a 
slightly more positive approach to development in the countryside 
than the restrictive development plan policies on housing in the 
countryside. Furthermore, an overall aim of the NPPF is to 
significantly boost housing supply. As such, there is an inconsistency 
with policies H23, En17 and CS3, and the thrust of the NPPF (2018). 
In accordance with paragraph 213 of the NPPF the weight to be given 
to these policies should be reduced. Paragraph 11 of the NPPF 
(2018) requires that where the policies that are most important for 
determining the application are out of date, permission should be 
granted unless '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'. 

 
 Emerging Plan  
 
7.9 Within Huntingdonshire's Local Plan to 2036: Proposed Submission 

2017 (as amended March 2018 for submission) Buckden is defined 
as a ‘Key Service Centre'. Policy LP2 of Huntingdonshire's Local Plan 
to 2036: Proposed Submission 2017 (as amended) sets out the 
'Strategy for Development' for Huntingdonshire including the 
Distribution for Growth, with it outlined that: "Approximately a quarter 
of the objectively assessed need for housing, together with a limited 
amount of employment growth, will be permitted on sites dispersed 
across the key service centres, local service centres and small 
settlements to support the vitality of these communities and provide 
flexibility and diversity in the housing supply". 

 



7.10 Policy LP8 ‘Key Service Centres’ of Huntingdonshire's Local Plan to 
2036: Proposed Submission 2017 (as amended) provides support for 
development proposals on land well related to the built up area, 
where they accord with the specific opportunities allowed for through 
other policies of the plan. 

 
7.11 In taking account of Paragraphs 47, 48 and 213 of the NPPF (2018), 

the LPA considers that at this point in time, in considering policies for 
the delivery of housing, greater weight should be attributed to policies 
within the Development Plan than to emerging policies within 
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 
(as amended March 2018 for submission). 

 
 Application Site – policy Assessment 
 
7.12 Having regard to paragraph 79 of the NPPF (2018), the application 

site is not considered to be 'isolated' by virtue of its location adjacent 
Manor Farm and in the context of the Lucks Lane development 
(allowed at appeal). However, the site is outside the built up area of 
Buckden and the environmental limits as identified within Part 2 of the 
Local Plan (1995) and is not allocated for development within the 
Local Plan (1995 and 2002 Alterations) or the Adopted Core Strategy 
(2009). The site is therefore considered to be outside the 
environmental limits and in the countryside for the purposes of the 
Development Plan. Being within the countryside, development of the 
site as proposed (for residential uses), is contrary to Development 
Plan policies H23 and En17 of the Local Plan (1995) and policy CS3 
of the Adopted Core Strategy (2009). Consequently, the application 
has been advertised as a departure from the Development Plan as it 
is contrary to the Development Plan currently in place for 
Huntingdonshire; due to the application site being outside of the built 
up area and environmental limits of Buckden and therefore forming 
part of the countryside. 

 
7.13 As referred to above, applications must be determined in accordance 

with the Development Plan unless material considerations indicate 
otherwise. It therefore needs to be established whether there are any 
material considerations that indicate that the application should be 
approved as a departure from the Development Plan. 

 
 Housing Supply and Tilted Balance 
 
7.14 In order to satisfy the requirements of the NPPF to boost housing 

supply the Council must demonstrate an up-to-date five year supply 
of deliverable housing sites to meet its objectively assessed need, 
with an additional buffer to ensure choice and competition in the 
market for land; this requirement is set out in paragraph 47 of the 
NPPF. Due to under delivery in recent years the buffer to be applied 
for the District is 20%. The December 2017 Annual Monitoring 
Review applies the 20% buffer and demonstrates that the Council has 
a five year supply of housing land. Whilst the Council has a five year 
supply of housing land, it is acknowledged that the 5 year supply is a 
minimum amount of land to be made available and does not seek to 
represent a cap on development. 

 
7.15 The Development Plan policies relevant to the supply of housing 

(En17 and H23 of the Huntingdonshire Local Plan (1995) and CS2 



and CS3 of the Core Strategy (2009)) were set against a lower 
Objectively Assessed Need figure such that strict application of these 
policies alone would result in failure to achieve the objectively 
assessed housing need figure that the Council currently has identified 
as part of the emerging Local Plan to 2036. As a result, the 
aforementioned policies within the Development Plan are no longer 
considered to be fully up-to-date or consistent with the NPPF (2018), 
and at this time and until the Council adopts the emerging Local Plan 
to 2036 with up-to-date policies, the 'tilted balance' as set out within 
paragraph 11 of the NPPF (2018) is engaged. 

 
7.16 For decision-taking this means granting permission in instances 

where the Development Plan is absent, silent or the policies which 
are most important for determining the application are out-of-date, 
unless any adverse impacts would significantly and demonstrably 
outweigh the benefits (having regard to the Framework policies taken 
as a whole), or specific polices of the Framework indicate 
development should be restricted. It is however noted that the 
aforementioned policies within the Development Plan relevant to the 
supply of housing should not be disregarded; on the contrary, even 
'out-of-date' policies remain part of the Development Plan, and the 
weight attributed to them is a judgment for the decision maker and will 
vary according to the circumstances. 

 
7.17 To address the identified shortfall in housing delivery, 

Huntingdonshire's Local Plan to 2036 contains a significantly revised 
strategy from the Adopted Core Strategy (2009). The strategy for 
development in the District is set out in Policy LP 2 of the emerging 
Local Plan to 2036 and focuses on concentrating growth in the four 
identified Spatial Planning Areas, with approximately three quarters of 
the objectively assessed need for housing being focused within these 
areas. Working down the settlement hierarchy identified within Policy 
LP2, seven Key Service Centres are designated, reflecting the 
concentration of services and facilities in these settlements; serving 
not only residents of these settlements but also residents of other 
nearby communities. Following on from this, three Local Service 

 
7.18 Centres are identified, reflecting the level of service provision 

available to residents. Working further down from this, the role of 
small settlements is identified. Policy LP 2 notes that "Approximately 
a quarter of the objectively assessed need for housing, together with 
a limited amount of employment growth, will be permitted on sites 
dispersed across the key service centres, local service centres and 
small settlements to support the vitality of these communities and 
provide flexibility and diversity in the housing supply". 

 
7.19 It is accepted that the NPPF (2018) supports a genuinely plan-led 

approach (paragraph 15); however, it is key that plans are kept up-to 
date. As such, the above-noted countryside protection policies (En17, 
H23 and CS3) are not capable of meeting the level of housing need 
that is now identified by the Local Planning Authority. These factors 
significantly reduce the weight that can be afforded to the above 
noted policy conflicts in the present proposal. 

 
7.20 The application proposes two market houses, which would contribute 

towards market housing needs. The additional houses has social 
benefits, however the proposed development must be considered 



alongside the three dimensions of sustainable development as set out 
within the NPPF; economic, social and environmental. The economic 
and environmental factors are considered in detail within the 
proceeding sections of this report. 

 
 Loss of Agricultural Land  
 
7.21 Agricultural Land Classification provides a framework for classifying 

land according to the extent to which its physical or chemical 
characteristics impose long term limitations on agricultural use. The 
classification is well established and provides an appropriate 
framework for determining the physical quality of land at national, 
regional and local levels. Grade 1 is excellent quality agricultural land 
and Grade 5 is land of very poor quality. Grade 3, which constitutes 
about half of the agricultural land in England and Wales, is subdivided 
into two subgrades - 3a and 3b. 

 
7.22 The NPPF (2018) advises in paragraph 170 that the economic and 

other benefits of best and most versatile agricultural land (BMV land) 
should be taken into account and footnote 53 advises that where 
significant development of agricultural land is demonstrated to be 
necessary, areas of poorer quality land should be preferred to those 
of a higher quality. Annex 2 of the NPPF defines BMV land to be land 
in Grades 1, 2 and 3a of the Agricultural Land Classification. 

 
7.23 The Council's Local Plan to 2036 - Sustainability Appraisal (SA) 

Scoping Report, sets out that there is little brownfield land in the 
District and that some 79% of the brownfield land within the District is 
located at former RAF bases at Alconbury and Upwood, which are 
proposed allocations for development of mainly housing, with the land 
at Alconbury benefitting from planning permissions. This Scoping 
Report explains the strong agricultural history of the District, with 
most of Huntingdonshire comprising of good quality agricultural land, 
mostly classed as grade 2 with only small areas classed as grade 4. 

 
7.24 Paragraph 3.11 of the SA Scoping Report sets at that 98% of all 

agricultural land in the District is classed as grades 1, 2 or 3, with 
15% classed as grade 1. The SA scoping report does not differentiate 
between grades 3a and 3b, and therefore to determine a percentage 
for BMV land some assumptions have to be made. The proportion of 
BMV land is estimated at 77%, derived as follows: take 15% off 98% 
to give the percentage of land within grades 2 and 3 (83%), assume 
an equal split between grades 2 and 3 (41.5% each) and between 
grades 3a and 3b (20.75% each), take the grade 3b away from the 
overall 98% gives 77.25%. 

 
7.25 The Council's mapping system classifies the application site as 

predominantly Grade 3 agricultural land. It is considered that the loss 
of agricultural land is largely inevitable if housing is to be provided 
within this rural district and as such has to be considered in the 
planning balance. In this regard, it is accepted that the proposal 
would lead to loss of BMV land, however due to the size of the site 
(approximately 0.18 ha), it is not considered that the proposed 
development is 'significant' in the context of the para. 170 of the 
NPPF (2018) when taking into account the threshold for consultation 
with Natural England is 20ha of BMV land proposed for development.  

 



 Layout and impact on character and appearance of the area 
 
7.26 Paragraph 170 of the NPPF (2018) outlines that planning policies and 

decisions should contribute to the natural and local environment by 
"recognising the intrinsic character and beauty of the countryside, and 
the wider benefits from natural capital and ecosystem services - 
including the economic and other benefits of the best and most 
versatile agricultural land, and of trees and woodland". Section 12 of 
the NPPF (2018) relates to achieving well-designed spaces, with 
paragraph 124 stating that "Good design is a key aspect of 
sustainable development, creates better places in which to live and 
work and helps make development acceptable to communities". 

 
7.27 Paragraph 127 of the NPPF (2018) goes on to advise that planning 

decisions should ensure that developments "are sympathetic to local 
character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate 
innovation or change". 

 
7.28 Policy En25 of the Local Plan (1995) outlines that it is expected that 

"new development will generally respect the scale, form, materials 
and design of established buildings in the locality of the application 
site and where appropriate will make adequate provision for 
landscaping and amenity areas". The subtext associated with this 
policy advises that "The prime aim of this policy is to encourage good 
and well-mannered design without stifling experiment, originality or 
initiative". 

 
7.29 Policies LP12 and LP13 of Huntingdonshire's Local Plan to 2036 (as 

amended) set out the high standards of design expected from new 
development and states that proposals should respond positively to 
its context. 

 
7.30 The site is located on the southern edge of the settlement of Buckden 

and falls outside of the built-up area and environmental limits of this 
settlement.   

 
7.31 The immediate setting to the site is defined by Manor Farm to the 

west of the site and the hamlet of Stirtloe further to the east. Land 
surrounding the site to the west and to the north has received outline 
planning permission for up to 180 residential dwellings with 
associated structural planting and landscaping, informal public open 
space and children's play area and surface water attenuation (under 
application ref 16/00576/OUT). The approved illustrative layout and 
junction improvement plans for these adjacent proposals are attached 
in the green papers.  

 
7.32 The site itself currently consists of an area of car parking for Manor 

Farm, a detached garage and residential garden land.  
 
7.33 Whilst the application has been submitted in outline form, matters of 

layout and access are to be determined at this stage. A site layout 
plan has been submitted showing the proposed arrangement of the 
two storey dwelling at the front of the site (to replace the existing 
garage), a replacement garage for Manor Farm and a bungalow to 
the rear. With regard to access arrangements, the submitted plan 
illustrates that the existing point of access from Stirloe Lane will 



provide access to the two-storey dwelling at the front of the site. 
There is to be a new point of access to the west of the existing 
access to provide for Manor Farm and the proposed bungalow. It is 
proposed that the existing brick wall along the lane will be arranged 
and re-built to accommodate visibility splays.  

 
7.34 The proposed dwellings would cause some harm in terms of impact 

upon the character of the area, by virtue of their location, particularly 
the bungalow to the rear.  However, it is considered that the proposed 
size, scale and design of the proposals (and in particular the 
bungalow), are on balance acceptable and not considered to cause 
significant or demonstrable harm to the character and appearance of 
the area.  

 
7.35 On the basis of the proposed layout, it is considered that 

development of the site would not have an adverse impact upon the 
character of the area. Although the scheme would change the 
appearance of the site, it would result in a minimal loss of openness 
given the nearby buildings and Manor Farm. Given the context of the 
Lucks Lane development (whilst works have not commenced on site 
and reserved matters applications remain outstanding, some weight 
has to be given to this development in light of the fact that outline 
permission was granted on appeal), together with the quantum of 
development proposed it is considered that there is still sufficient 
green space to the east of the site to avoid coalescence with other 
dwellings in Stirtloe and the Lucks Lane development to the north, to 
ensure a satisfactory transition between the built-form and the 
countryside.  

 
7.36 As a result, whilst it is acknowledged that the site is located away 

from the fringe of existing built development in Buckden, it will soon 
be situated close to residential development, rather than as an 
awkward addition which intrudes upon the open countryside.  

 
7.37 The application is supported by a Tree Survey. Further details are 

being prepared for review by the Tree Officer and an update will be 
provided ahead of Planning Committee.  

 
7.38 As noted, the HDC landscape officer is broadly supportive of the 

proposals, noting that sympathetic boundary treatments will be 
important for integration with its village location. Further details can 
be secured by condition.  

 
7.39 Landscaping details would be considered in detail at reserved matters 

stage, although the submitted plans illustrate that the existing hedge 
along the eastern boundary would be retained to provide screening. 
Scale will also be considered in detail at reserved matters stage, 
although the submitted plans secure some of these associated 
details.  

 
7.40 In the context of the adjacent proposals, it is considered that the 

introduction of one bungalow on land to the rear of the site would not 
cause any significant or demonstrable harm the character of the area.  

 
7.41 As such, it is considered that the development of this site for 

residential purposes would not have an unacceptable impact upon 
visual amenity and would protect the intrinsic character and beauty of 



the countryside; in accordance with the aims of the NPPF (2018), 
policy En18, En20 and En25 of the Huntingdonshire Local Plan 1995, 
policy HL5 of the Local Plan Alterations (2002) and policy CS1 of the 
Core Strategy (2009). 

 
7.42 In terms of policy weighing, Policy En25 of the Local Plan 1995; HL5 

and HL6 of the Local Plan Alteration 2002; CS1 of the Core Strategy 
2009 are all broadly consistent with the NPPF (2018) as they support 
dwellings where the scale, form, materials and design will be 
sympathetic to the locality; where they achieve an efficient use of land 
and respect the local pattern of streets and spaces. In taking account 
of paragraphs 47 and 213 of the NPPF (2018), these policies can 
therefore be afforded full weight owing to their consistency with the 
NPPF. Full weight can also be given to Development Plan policies 
En18 and En20 due to their consistency with the NPPF. 

 
7.43 Policies LP2, LP12, LP13, LP14 and LP33 of the Draft Local Plan to 

2036: Proposed Submission follow a similar vein and are also 
considered to be broadly consistent with the NPPF. However, due to 
the presence of unresolved objections, when taking account of 
paragraph 48 and footnote 22 of the NPPF (2018); it is considered 
that these policies can be afforded moderate weight. 

 
 Residential Amenity 
 
7.44 The NPPF (2018) and local policies (policies H31 and H37) seek to 

ensure developments do not have an unacceptable impact upon 
residential amenity for both existing and future occupiers. LP15 of the 
Local Plan proposed Submission to 2036 also seeks to protect 
amenity of neighbouring occupiers. 

 
7.45 The application has been submitted in outline form, with all matters 

reserved other than access and layout.  It is acknowledged that the 
closest residents to the application site will experience a change in 
outlook, but it should be noted that change does not necessarily 
equate to harm. In terms of built development, the reserved matters 
application(s) will fully assess the impacts of matters such as 
overlooking, overshadowing and loss of privacy.  

 
7.46 Therefore, subject to the imposition of conditions, it is considered that 

the quantum of development sought could be accommodated within 
the application site without significant harm to residential amenity, by 
virtue of the detailed design and layout of the dwellings and boundary 
planting and hedging, as shown on the submitted proposed layout 
plan.   

 
7.47 On the basis of the submitted layout, the proposed dwellings are 

considered to have sufficient private amenity space in the form of 
private garden areas when viewed against the size of the property 
proposed. The car parking is to be located in a suitable location, to 
the front/side of the dwellings.  The proposals have been assessed in 
consultation with HDC Urban Design and no objections remain in this 
regard. 

 
7.48 The relevant Development Plan policy relating to residential amenity 

impacts of the proposal are policies H31 and H37 of the 
Huntingdonshire Local Plan 1995. The proposed development 



complies with these policies and does not create a conflict. There is 
considered to be no conflict with the Huntingdonshire Local Plan to 
2036: Proposed Submission 2017 (as amended March 2018 for 
submission) emerging policy LP15. In taking account of paragraph 
paragraphs 47 and 213 of the NPPF (2018), policies H31 and H37 of 
the  Huntingdonshire Local Plan 1995 are broadly consistent with the 
NPPF (2018) and can be afforded full weight.  

 
7.49 Policy LP15 of the Huntingdonshire Local Plan to 2036: Proposed 

Submission 2017 (as amended March 2018 for submission) follows a 
similar vein and is also considered to be consistent with the NPPF. 
Policy LP15 of the emerging Local Plan to 2036 has unresolved 
objections, however when taking account of paragraph 48 and 
footnote 22 of the NPPF (2018), it is considered that this policy can 
be attributed moderate weight. 

 
 Ecology and Biodiversity 
 
7.50 With regards to biodiversity, paragraph 170 of the NPPF (2018) 

outlines that "Planning policies and decisions should contribute to and 
enhance the natural and local environment by: 
a) protecting and enhancing valued landscapes, sites of biodiversity 
or geological value and soils (in a manner commensurate with their 
statutory status or identified quality in the development plan); 
b) recognising the intrinsic character and beauty of the countryside, 
and the wider benefits from natural capital and ecosystem services - 
including the economic and other benefits of the best and most 
versatile agricultural land, and of trees and woodland; …" 
…"d) minimising impacts on and providing net gains for biodiversity, 
including by establishing coherent ecological networks that are more 
resilient to current and future pressures;". 

 
7.51 Policy En22 of the Local Plan (1995) requires appropriate account to 

be taken of nature and wildlife conservation, and Policy En23 outlines 
that development which has a significant adverse effect on an area of 
special importance for nature conservation will not normally be 
permitted. Policy CS1 of the Adopted Core Strategy (2009) seeks to 
protect, maintain and enhance the range and vitality of characteristic 
habitats and species and policy LP32 of the emerging Local Plan to 
2036: Proposed Submission (as amended March 2018 for 
submission) aims to conserve and enhance biodiversity and advises 
that opportunities should be taken to achieve beneficial measures 
within the design and layout of development and that existing features 
of biodiversity value should be maintained and enhanced.  

 
7.52 The application is supported by an Ecological Appraisal and a bat 

survey report, which confirms that the garage which is to be 
demolished contains roosting bats. DNA analysis of droppings 
confirmed the species to be Brown Long-eared and the report 
concludes that the demolition of the garage will result in the loss of a 
Brown Long-eared day roost, and may harm or cause mortality of 
individual bat/s during works. A Bat Mitigation Class Licence will 
therefore be required to allow otherwise unlawful activities to proceed.  

 
7.53 The Ecological appraisal and bat survey identifies recommended 

ecological avoidance, mitigation and management measures to 
minimise the risk of impact to bats, nesting birds and habitats. 



Enhancement measures identified include the incorporation of bat 
boxes within the development and planting of nectar-rich species.  

 
7.54 The Wildlife Trust has reviewed the information submitted and has 

advised that the works would need to be undertaken under a Bat 
Mitigation Class Licence. Bat mitigation measures should include a 
sensitive lighting strategy, as described in section 6.5 of the bat 
report. It is requested that a condition is attached requiring a copy of 
the relevant bat licence to be submitted to Huntingdonshire District 
Council before work commences, to confirm that appropriate 
mitigation to prevent harm to protected species is in place.  

 
7.55 Overall therefore, subject to the imposition of conditions, it is 

considered that the impacts on biodiversity would be minimised, such 
that the proposed development would not have a significant adverse 
impacts on biodiversity and would ensure the provision of measures 
to achieve net gains in biodiversity; in accordance with paragraph 170 
of the NPPF (2018), policies S2, En22 and 23 of the Local Plan 
(1995), policy CS1 of the Core Strategy 2009 and policy LP 32 of 
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 
(as amended March 2018 for submission).   

 
7.56 The relevant Development Plan policies relating to ecology and 

biodiversity impacts of the proposal are En22 and En23 of the 1995 
Local Plan and policy CS1 of the Core Strategy 2009. The proposed 
development complies with these policies. There is considered to be 
no conflict with the Huntingdonshire Local Plan to 2036: Proposed 
Submission 2017 (as amended March 2018 for submission) emerging 
policy LP32. In taking paragraphs 47 and 213 of the NPPF (2018), 
policies En22, En23 and CS1 are broadly consistent with the NPPF 
(2018) and can be afforded full weight. Policy LP32 of the 
Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as 
amended March 2018 for submission) follows a similar vein and is 
also considered to be consistent with the NPPF (2018). Policy LP32 
of the emerging local plan has unresolved objections, however when 
taking account of paragraph 48 and footnote 22 of the NPPF (2018), 
it is considered that this policy can be attributed moderate weight.  

 
 Heritage Assets 
 
7.57 The NPPF recognises the importance of preserving heritage assets 

and supports sustainable development. Paragraph 8 of the NPPF 
(2018) details the three objectives of sustainability. In relation to 
environmental matters, this confirms that this includes protecting our 
natural, built and historic environment. Section 16 of the NPPF 
(paragraphs 184 to 202(2018)) sets out principles and policies for 
conserving and enhancing the historic environment. Paragraph 193 of 
the NPPF (2018) advises that great weight should be given to the 
asset's conservation; and the more important the asset, the greater 
the weight should be. 

 
7.58 The HDC Conservation officer considers that Manor Farm can be 

considered to be an undesignated heritage asset. However, the 
existing garage building is heavily altered and whilst it does pick up 
on the architectural language of the main farm, its loss will not cause 
harm. Concerns were raised regarding the loss of the wall along the 
frontage of the site. The HDC Conservation Officer confirms that no 



designated heritage assets will be harmed by this proposal and that 
the proposals cause less than substantial harm (to an undesignated 
heritage asset).  

 
7.59 Given the above comments, amendments have been made to the 

submitted layout plans to re-build the front boundary wall to 
accommodate the visibility splays required. It is considered that the 
moderate public benefits of two additional market dwellings, plus the 
very essential need to provide the required visibility splays (safety), is 
considered to be sufficient to outweigh the less than substantial harm 
to the identified undesignated heritage asset.  

 
7.60 Taking the above into account the proposed development is therefore 

considered to be acceptable with regards to the impact upon heritage 
assets and complies with the NPPF (2018) in this regard and policies 
En11, En12 and En13 of the Local Plan (1995) and policy CS1 of the 
Core Strategy (2009). In taking account of paragraphs 47 and 213 of 
the NPPF (2018), it is noted that these policies do not allow for the 
balancing exercise to be undertaken, therefore the weight that can be 
attributed to them is slightly reduced. The proposed development also 
accords with Policy LP36 of the emerging Local Plan to 2036: 
Proposed Submission (as amended). With regards to paragraphs 48 
and footnote 22 of the NPPF (2018), it is considered that Policy LP36 
of the emerging Local Plan to 2036: Proposed Submission (as 
amended) can be attributed significant weight. 

 
 Access and Parking  
 
7.61 National and local planning policy relating to transport and access 

promotes sustainable and mixed use development which should give 
priority to pedestrian and cycle movements, have access to high 
quality public transport initiatives, create safe and secure layouts and 
minimising journey times. 

 
7.62 Paragraph 108 of the NPPF (2018) states that in assessing 

applications for development, it should be ensured that appropriate 
opportunities to promote sustainable transport modes can be – or 
have been - taken up, given the type of development and its location, 
that safe and suitable access to the site can be achieved for all users, 
and that any significant impacts from the development on the 
transport network (in terms of capacity and congestion), or on 
highway safety, can be cost effectively mitigated to an acceptable 
degree.  

 
7.63 Cambridgeshire County Council as Local Highways Authority have 

been consulted on the proposals.  
 
7.64 The application has been submitted in outline form, with all matters 

reserved other than access and layout. The submitted layout plan 
illustrates that there will be two points of access from Stirtloe Lane, 
one at the existing point to provide access for the front two-storey 
dwelling and a new second access to the bungalow at the rear and 
the parking/ garage associated with Manor Farm.    

 
7.65 With regard to parking, these are illustrated on the proposed layout 

plan and provide for two car parking spaces for each proposed 
dwelling, together with two parking spaces for Manor Farm. The site 



layout allows for cars to turn within the site and enter and leave in 
forward gear. Given the proposals seek to introduce two additional 
dwellings in this location, any related vehicular movements are not 
considered to be significant.  

 
7.66 The application has been assessed in consultation with the Local 

highways Authority who raise no objections, subject to conditions. 
This is on the basis that the existing access still only serves one 
dwelling and that the access remains the same without intensification. 
The proposed new access serves the existing dwelling and one new 
dwelling with an intensification of use, which indicates a standard 5m 
wide access and visibility in accordance with the speed of the road. 
Given the above there are no objections subject to a grampian 
condition to ensure that visibility splays are provided on site..  

 
7.67 Taking all the above into account, it is considered that a safe means 

of access could be achieved and that the traffic generated by the 
proposal would not have a severe impact upon the highway network. 
Therefore, in accordance with paragraph 109 of the NPPF (2018), the 
development should not be refused on transport grounds.  The 
proposal is therefore considered to comply with policies T18 and T19 
of the Local Plan 1995, policy CS1 of the Adopted Core Strategy 
(2009) and policies LP17 and LP18 of the emerging Local Plan to 
2036: Proposed Submission (as amended). 

 
7.68 In taking account of paragraphs 213 of the NPPF (2018), policies T18 

and T19 of the Local Plan (1995) are compliant with the NPPF (2018) 
and can be afforded full weight. Policy LP17 and LP18 of the 
emerging Local Plan have unresolved objections and therefore when 
taking account of paragraph 48 and footnote 22 of the NPPF (2018), 
it is considered that these policies can be afforded moderate weight. 

 
 Infrastructure Requirements and Planning Obligations 
 
7.69 The Infrastructure Business Plan 2013/2014 (2013) was developed 

by the Growth and Infrastructure Group of the Huntingdonshire Local 
Strategic Partnership. It helps to identify the infrastructure needs 
arising from the development proposed to 2036 through the Core 
Strategy 

 
7.70 Statutory tests set out in the Community Infrastructure Regulations 

2010 (Regulation 122) require that S106 planning obligations must 
be: 
* Necessary to make the development acceptable in planning  terms; 
* Directly related to the development; and 
* Fairly and reasonably related in scale and kind to the development 

 
7.71 S106 Obligations are intended to make development acceptable 

which would otherwise be unacceptable in planning terms.  
 
7.72 Policy CS10 of the Core Strategy is the relevant policy for securing 

contributions to infrastructure requirements, including affordable 
housing, open space, transport, community facilities, education, 
health, and waste recycling facilities. This policy is consistent with the 
NPPF policies and paragraphs 54 and 56 which relate to planning 
obligations and therefore carries significant weight. This policy relates 
to the Developer Contributions SPD 2011, which sets out the 



standards and formulae for calculating developer contributions. Policy 
LP 4 of the Local Plan to 2036 relates to Infrastructure Delivery and 
relates to the Developer Contributions SPD 2011 which sets out the 
standards and formulae for calculating developer contributions. Policy 
LP 17 of the Local Plan to 2036 relates to sustainable travel and 
seeks to secure appropriate mitigation measures for likely transport 
impacts. These policies can be afforded significant weight. 

 
7.73 Given the scale of the proposal this application only generates a 

contribution towards the provision of wheeled bins. The application is 
accompanied by a satisfactory completed unilateral undertaking 
dated 22 June 2018 for the provision of wheeled bins in accordance 
with the Developer Contributions SPD (2011), Policy CS10 of the 
Core Strategy 2009 and Policy LP4 of the Huntingdonshire's Local 
Plan to 2036: Proposed Submission 2017(as amended March 2018).  

 
 Planning Balance & Conclusion 
 
7.74 The presumption in favour of development supports development 

which is sustainable, striking a satisfactory balance between 
economic, environmental and social considerations.  

 
7.75 The proposal would result in development outside of the built-up area 

and environmental limits of the settlement and would conflict with 
policies H23, En17 of the Huntingdonshire Local Plan (1995) and 
CS3 of the Core Strategy (2009). Paragraph 213 of the NPPF (2018) 
is clear that the Framework can override Development Plan policies 
which are not consistent with provisions of the NPPF and this is a 
material consideration in the determination of the application. Given 
the inconsistencies of the adopted housing supply policies with the 
NPPF, the 'tilted balance' as set out in paragraph 14 of the NPPF 
(2012) and paragraph11 of the NPPF (2018) is engaged and tilts the 
planning balance in favour of the grant of consent, unless any 
adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits. 

 
7.76 The presumption in favour of sustainable development requires 

proposals to achieve economic, social and environmental gains; as 
such a balancing exercise has to be undertaken to weigh the benefits 
of the scheme against its disadvantages. 

 
7.77 In terms of the economic dimension of sustainable development, the 

proposal would contribute towards economic growth, including job 
creation in the short term during the construction phase and in the 
longer term through the additional population assisting the local 
economy through spending on local services/facilities and through the 
creation of two new residential dwellings. There will also be Council 
Tax receipts arising from the development.  

 
7.78 Regarding the social dimension, the site appears to have no 

significant constraints to preclude development and is deliverable. It 
would also increase the supply of market housing. There is a district 
identified need for private housing and whilst the weight this need can 
be given is lessened given HDC's NPPF compliant supply of housing, 
there would be a net benefit in social terms. Whilst the Council can 
demonstrate a 5 year supply of deliverable housing land, the 
provision of market housing on the application site would amount to a 



benefit in terms of providing a greater flexibility to the supply of 
housing. 

 
7.79 In terms of the environmental dimension of sustainable development, 

whilst the proposal will result in environmental harm, the proposal will 
also offer additional planting and habitat enhancement, along with the 
incorporation of bat boxes. These mitigation and enhancement 
measures weigh in favour of the proposal and address the loss of a 
bat roost within the existing garage building. The proposal would 
result in the permanent loss of BMV land but this loss is not 
considered to be significant, given the rear part of the site is currently 
used as residential garden land. Ultimately, the visual impacts of the 
development are considered to be acceptable given the limited harm 
arising from the development and the wider Lucks Lane development. 
It is therefore considered that the proposal would be neutral in 
environmental terms. The application site constitutes a sustainable 
location for the scale of development proposed in respect of access 
to local employment opportunities, services and facilities within the 
settlement of Buckden. This is a further factor in support of the 
proposal. 

 
7.80 Having fully assessed all three dimensions of sustainable 

development; economic, social and environmental within this report it 
is concluded that the development of this site will: 
- Provide a supply of market housing to meet current and future 
generations; 
- Promote healthy, active lifestyle through access to adjacent green 
space being taken forward in the Lucks Lane development; 
- Maximise opportunities for use of public transport, walking and 
cycling; 
- Minimise pollution; 
- Manage flood risk and drainage effectively; 
- Not harm any designated heritage asset; 
- Have no significant adverse impacts on features of landscape value; 
- Provide appropriate infrastructure to meet the needs generated by 
the development. 

 
7.81 It is accepted that the proposed development would result in some 

harm as the proposal would not accord with development plan 
policies that seek to restrict development in the countryside and 
would result in the loss of a bat roost. It is also noted that there is 
local opposition to the proposal. 

 
7.82 However, when considered in the round, the proposal would 

contribute to the economic and social dimensions of sustainability. 
The scheme offers some environmental benefits but there would also 
be moderate harm to the character and appearance of the area. 
Overall, the harm identified is not considered to significantly and 
demonstrably outweigh the scheme's benefits when assessed against 
the policies in the NPPF taken as a whole. This is a significant 
material consideration which outweighs the conflict with the 
Development Plan and therefore it is recommended that permission 
should be granted. 

 
 
 



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

 
• Timing of permission and submission of Reserved Matters 
• Scale parameters - maximum of one two storey dwelling and 

one bungalow to the rear 
• Submission of a bat mitigation class license prior to works 

being undertaken 
• Ecological enhancements 
• Adherence tree protection measures   
• No gates across access points  
• Access widths and construction specification  
• Visibility splays to be provided  
• Metalled surface details 
• Access drainage measures  

 
If you would like a translation of this document, a large text version or an audio 
version, please contact us on 01480 388388 and we will try to accommodate 
your needs.  
 
 
CONTACT OFFICER: 
Enquiries about this report to Laura Fisher Senior Development 
Management Officer 01480 388365 
 



From: DMAdmin
To: DevelopmentControl
Subject: FW: Planning Permission Consultation - Manor Farm Stirtloe Lane Stirtloe (ref 18/01209/OUT)
Date: 27 June 2018 14:01:12

 
 

From: clerk@buckdenparishcouncil.org.uk [mailto:clerk@buckdenparishcouncil.org.uk] 
Sent: 27 June 2018 13:40
To: DMAdmin
Subject: RE: Planning Permission Consultation - Manor Farm Stirtloe Lane Stirtloe (ref
18/01209/OUT)
 
For the attention of Laura Fisher:
 
APPLICATION REF. 18/01209/OUT
Demolition of existing garage and erection of two detached dwellings and a detached garage
with all matters reserved other than access and layout.
Manor Farm Stirtloe Lane Stirtloe St Neots PE19 5XW
 
Recommendation: APPROVAL
 
Kind regards
 

Georgina West
 
Clerk to Buckden Parish Council
Buckden Village Hall
Burberry Road
Buckden PE19 5UY
01480 819407
Email: clerk@buckdenparishcouncil.org.uk
 
This email or any attachment is confidential, intended for the addressee only. If the email has been mis-
directed please delete it and inform the sender. The email does not contain any personal data as defined
under the General Data Protection Regulation 2018 (GDPR) however correspondence with the Council may be
viewed by other authorised persons or organisations under the Freedom of Information Act 2000 (FOIA). If
you believe that you cannot process this correspondence without the personal data you must contact the
Council to arrange a sharing agreement under the terms of the GDPR.
 
 
 

From: Dmadmin@huntingdonshire.gov.uk <Dmadmin@huntingdonshire.gov.uk> 
Sent: 15 June 2018 15:50
To: clerk@buckdenparishcouncil.org.uk
Subject: RE: Planning Permission Consultation - Manor Farm Stirtloe Lane Stirtloe (ref
18/01209/OUT)
 

Dear Parish Clerk,

mailto:/O=HUNTS DISTRICT COUNCIL/OU=HDC/CN=RECIPIENTS/CN=DMADMIN
mailto:DevelopmentControl@huntingdonshire.gov.uk
mailto:clerk@buckdenparishcouncil.org.uk


Please find correspondence from Development Management at Huntingdonshire District Council

attached to this email in relation to the following application for planning permission.

Proposal: Demolition of existing garage and erection of two detached dwellings and a detached
garage with all matters reserved other than access and layout.

Site Address: Manor Farm Stirtloe Lane Stirtloe

Reference: 18/01209/OUT

Opting out of email correspondence
--------------------------------------------------------
We are continually striving to improve the service we deliver to our customers. As part of this we
are now contacting our customers by email where possible in an effort to provide a faster, more
efficient service.

If you would prefer not to receive correspondence from us via email you have the right to opt
out. If you wish to opt out please contact us at the address provided below so that we can
remove your email details from our records.

Keeping safe on the internet
---------------------------------------------
You should never open a file attached to an email when you do not trust the sender's
authenticity.

We will only contact you via email when you have already contacted us in relation to this specific
application (or one directly related to it) and provided your email address as a contact - we will
not transfer your contact details between unrelated applications. 

If you have any doubts or concerns relating to this email please contact us directly, our contact
details are provided below.

Development Management
Huntingdonshire District Council

T: 01480 388388
E: mail@huntingdonshire.gov.uk

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely
for use by the recipient and others authorized to receive it. If you are not the recipient, you are hereby
notified that any disclosure, copying, distribution or taking action in relation of the contents of this
information is strictly prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived

mailto:mail@huntingdonshire.gov.uk


From: DMAdmin
To: DevelopmentControl
Subject: FW: Buckden PC Planning Recommendations to: Planning Permission Consultation - Manor Farm Stirtloe

Lane Stirtloe (ref 18/01209/OUT)
Date: 14 November 2018 14:59:50

 
 

From: clerk@buckdenparishcouncil.org.uk [mailto:clerk@buckdenparishcouncil.org.uk] 
Sent: 14 November 2018 14:39
To: DMAdmin; DMAdmin
Subject: Buckden PC Planning Recommendations to: Planning Permission Consultation - Manor
Farm Stirtloe Lane Stirtloe (ref 18/01209/OUT)
 
Dear Laura,
 
It was agreed to recommend approval. Buckden parish Council considered this application to be
an improvement on the application that we approved earlier this year in terms of general site
layout. We were also pleased to see the planning for a bungalow, a type of housing that is in
short supply in our parish.
 
Sincerely,
Ramune
 
Ramune Mimiene

 
Clerk to Buckden Parish Council
Buckden Village Hall
Burberry Road
Buckden PE19 5UY
01480 819407
Email: clerk@buckdenparishcouncil.org.uk
 
This email or any attachment is confidential, intended for the addressee only. If the email has been mis-
directed please delete it and inform the sender. The email does not contain any personal data as defined
under the General Data Protection Regulation 2018 (GDPR) however correspondence with the Council may be
viewed by other authorised persons or organisations under the Freedom of Information Act 2000 (FOIA). If
you believe that you cannot process this correspondence without the personal data you must contact the
Council to arrange a sharing agreement under the terms of the GDPR.
 
 
 

From: Dmadmin@huntingdonshire.gov.uk <Dmadmin@huntingdonshire.gov.uk> 
Sent: 07 November 2018 14:14
To: clerk@buckdenparishcouncil.org.uk
Subject: RE: Planning Permission Consultation - Manor Farm Stirtloe Lane Stirtloe (ref
18/01209/OUT)
 
Dear Parish Clerk,

Please find correspondence from Development Management at Huntingdonshire District Council

mailto:/O=HUNTS DISTRICT COUNCIL/OU=HDC/CN=RECIPIENTS/CN=DMADMIN
mailto:DevelopmentControl@huntingdonshire.gov.uk
mailto:clerk@buckdenparishcouncil.org.uk


attached to this email in relation to the following application for planning permission.

Proposal: 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

Site Address: Manor Farm Stirtloe Lane Stirtloe

Reference: 18/01209/OUT

Opting out of email correspondence
--------------------------------------------------------
We are continually striving to improve the service we deliver to our customers. As part of this we
are now contacting our customers by email where possible in an effort to provide a faster, more
efficient service.

If you would prefer not to receive correspondence from us via email you have the right to opt
out. If you wish to opt out please contact us at the address provided below so that we can
remove your email details from our records.

Keeping safe on the internet
---------------------------------------------
You should never open a file attached to an email when you do not trust the sender's
authenticity.

We will only contact you via email when you have already contacted us in relation to this specific
application (or one directly related to it) and provided your email address as a contact - we will
not transfer your contact details between unrelated applications. 

If you have any doubts or concerns relating to this email please contact us directly, our contact
details are provided below.

Development Management
Huntingdonshire District Council

T: 01480 388388
E: mail@huntingdonshire.gov.uk

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely
for use by the recipient and others authorized to receive it. If you are not the recipient, you are hereby
notified that any disclosure, copying, distribution or taking action in relation of the contents of this
information is strictly prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived

mailto:mail@huntingdonshire.gov.uk
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Manor Farm

Stirtloe

St. Neots

PE19 5XW

Proposed Site Plan

Mr & Mrs Furbank

OUTLINE PLANNING

OUTLINE PLANNING PROPOSAL

· Proposal is for 2no. new  dwellings (with a single garage 

· PLOT 1

- Three / Four bedroom detached house (anticipated 2 storey structure)

- New access point.

- Proposed off street parking

- Bin collection point located near highway

Turning facilities provided for emergency vehicles

and off street parking to serve Manor Farm)

· PLOT 2

- Two bedroom bungalow

- New access point

- Proposed off street parking

- Bin collection point located near highway

Key:

- Denotes vehicle visibility

splay.

- Denotes to be removed.

N

Rev A.  Visibility splay amended following

discussion with the Highways Officer

27.09.18  ML

Rev B.  Update following further planner's

comments   11.10.18  ML

Rev C.  Update following further planner's

comments   01.11.18  ML

Rev D.  Update following highway's

comments   28.11.18  ML
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