
      
DEVELOPMENT MANAGEMENT COMMITTEE       21 JANUARY   2019 
 
Case No: 18/02034/FUL (FULL PLANNING APPLICATION) 
 
Proposal:  CONSTRUCTION OF A DWELLING WITH GARAGING, 

PARKING AND AMENITY 
 
Location:  LAND SOUTH OF CHRISTS COLLEGE FARM, MAIN 

STREET, UPTON   
 
Applicant:  MRS SUE RICE 
 
Grid Ref: 517331   278400 
 
Date of Registration:   26.09.2018 
 
Parish:   UPTON AND COPPINGFORD 
 

RECOMMENDATION  -   APPROVE 
 
This application is referred to the Development Management Committee 
as the proposed development represents a departure from the 
Development Plan.  
 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to a parcel of land located on the north side of 

Upton Hill, approximately 170m southwest of the Upton Hill/Main 
Street/Green Lane junction in the village of Upton.  

 
1.2 The northeast corner of the application site lies approximately 110m 

south of Christs College Farmhouse (a grade II listed building: 
Historic England List Entry no. 1130170) and approximately 118m 
southwest of the Church of St Margaret (a grade II* listed building: 
Historic England List Entry no. 1130171). 

 
1.3 The nearest residential units to the application site are Spire View 

Cottage and 40 Upton Park which are located on the opposite (south) 
side of Upton Road, approximately 11.4m and 17m away 
respectively. The nearest residential unit on the north side of Upton 
Road (Granary Cottage) is located approximately 47m to the 
northeast of the application site. 

 
1.4 To the southeast, the boundary of the application site is defined by 

the highway (Upton Hill) and the established trees/hedging which 
runs parallel alongside. The boundaries to the west and north are less 
readily defined, with views stretching out across the open fields to the 
west, and toward the aforementioned structures, punctuated in both 
directions by pockets of established trees.  

 
1.5 Changes in relief across the wider area are immediately apparent, 

with a clearly legible slope running north/northeast to south/southwest 
across the site. A surface water drain bisects the application site, 
following the fall in ground level toward a typical drain grid within the 
highway verge.  



 
1.6 The proposal is for the erection of a dwelling (measuring approx. 

17.9m x 9.7m, with a maximum ridge height of 8.08m) with garage/bin 
store (measuring approx. 8.01m x 6m, ridge height 4.9m), parking 
and amenity land. The proposed dwelling would be located approx. 
18m back from the highway, within the lower sections of the 
aforementioned slope.  

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

2018) sets out the Government's planning policies for England and 
identifies three overarching objectives (economic, social and 
environmental) to be pursued in mutually supportive ways in order to 
contribute to the achievement of sustainable development.  

 
2.2 Paragraphs 10 and 11 of the NPPF 2018 identify a presumption in 

favour of sustainable development.   
 
2.3 NPPF 2018 replaced NPPF 2012 in July 2018. HDC submitted their 

Local Plan on 29 March 2018. Transitional arrangements are in place 
for Local Planning Authorities which submitted Local Plans for 
examination prior to the 29 January 2019 to ensure consistency. 
Accordingly, NPFF 2012 objectives and policies will continue to be 
relevant. 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 

• EN17: Development in the Countryside  
• EN18: Trees, Woodlands, Hedges and Meadowland 
• EN20: Landscaping Scheme 
• EN22: Nature and Wildlife Conservation 
• EN24: Access Provision for the Disabled 
• EN25: General Design Criteria 
• H23: Housing Development Outside Environmental Limits 
• H31: Residential Amenity and Privacy Standards 
• T18: Access Requirements for New Development 
• T19: Pedestrian Routes for New Development 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

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

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

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

 

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


3.4 Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as 
amended March 2018 for submission) replaces all previous versions 
of the new Local Plan and was submitted for examination on 29th 
March 2018. The Local Plan examination hearings ended on 27 
September 2018 and the Inspector's initial findings are that the plan 
can be made sound by main modifications. The following policies are 
considered relevant to this application: 

• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP4: Contributing to Infrastructure Delivery 
• LP6: Waste Water Management 
• LP11: The Countryside 
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• LP16: Surface Water 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 
• LP26: Housing Mix 
• LP33: Trees, Woodland, Hedges and Hedgerows 
• LP36: Heritage Assets and their Settings 

 
3.5 The emerging Local Plan has now reached an advanced stage and in 

the light of the Inspector's initial findings should be afforded more 
weight. In terms of the relevant emerging Local Plan policies for this 
proposal, save for policies LP2 and LP11, it is considered that 
significant (but not full) weight should now be afforded to the policies 
referred to within the Local Plan to 2036 (as amended March 2018 for 
submission). The Local Planning Authority has agreed to the required 
changes to LP2 and LP11 but as the required changes to these two 
policies will be the subject of consultation before adoption, it is 
considered that moderate rather than significant weight should be 
afforded to these policies as modified. 

 
3.6 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Huntingdonshire Landscape and Townscape Assessment 
2007 

 
 

Weight of Development Plan Policies, emerging Local Plan policies, & 
NPPF Consistency:  

 
3.7 The fact that the Development Plan policies are old is in itself 

irrelevant as they remain saved policies and the statutory starting 
point is under s.38(6) of the Planning and Compulsory Purchase Act 
(PCPA) 2004.  

 
3.8 As a material consideration carrying significant weight, the NPPF 

advises at paragraph 213 that due weight should be given to relevant 
Development Plan policies according to their degree of consistency 
with the NPPF so the closer the policies are to the NPPF, the more 
weight they may be given. This is dealt with as relevant below. 

 



Paragraph 48 of the NPPF 2018 advises that Local Planning 
Authorities may give weight to relevant policies in emerging plans 
according to:   
a) the stage of preparation of the emerging plan (the more 
advanced its preparation, the greater the weight that may be given);   
b) 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   
c) the degree of consistency of the relevant policies in the 
emerging plan to this Framework (the closer the policies in the 
emerging plan to the policies in the Framework, the greater the 
weight that may be given).  

 
3.9 The LPA considers the Local Plan to 2036 to be a sound plan and it 

was submitted for examination on the 29th March 2018. Footnote 22 
of the NPPF 2018 states during the transitional period for emerging 
plans submitted for examination (set out in paragraph 214 of NPPF 
2018), consistency should be tested against the previous Framework 
published in March 2012. The plan has therefore reached an 
advanced stage and is considered to be consistent with the policies 
set out within the NPPF 2012. The weight to be attached to its 
policies is set out in para. 3.5 above.  

 
3.10 The LPA considers that the NPPF 2018 has a slightly more positive 

approach to development in the countryside than the restrictive 
development plan policies which have a specific countryside focus 
(H23, EN17 and CS3), and this partial inconsistency requires a 
reduction in the weight afforded to those policies (from 'full' to 
'significant') when assessing development proposals. 

 
3.11 Policy En25 of the Local Plan 1995, policy HL5 of the Local Plan 

Alteration 2002 and CS1 of the Core Strategy (2009) are all broadly 
consistent with the NPPF and these policies can therefore be 
afforded full weight. Emerging policies LP12 and LP13 follow a similar 
vein and are also considered to be broadly consistent with the NPPF. 

 
3.12 Policy CS1 of the adopted Core Strategy (2009) sets out the criteria 

for sustainable development and is broadly consistent with the NPPF. 
Having regard to the NPPF paragraph 213, this policy is considered 
to have full weight, given the NPPF requirement for development to 
be sustainable and jointly and simultaneously achieve economic, 
social and environmental gains. 

 
3.13 Policy CS10 of the Core Strategy (2009) is the relevant policy for 

securing contributions to infrastructure requirements, This policy, 
along with the Developer Contributions SPD (2011) and emerging 
policy LP4 are considered to be consistent with paragraphs 54 and 56 
of the NPPF 2018 and are afforded significant weight. 

 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government 
 
 
 
 
 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government


4. PLANNING HISTORY 
 
4.1 None relevant. 
 
 
5. CONSULTATIONS 
 
5.1 Upton and Coppingford Parish Council: "No observations either in 

favour or against the proposal".  
 
5.2 CCC Highways: "The proposed access is indicated to have adequate 

visibility in accordance with the speed survey submitted. The required 
vehicle to vehicle speed survey indicates that a 2.4mx31m is required 
and these splays can be achieved. Internal parking and manoeuvring 
is indicated and can be achieved. Whilst […] the approach road is a 
single width highway for the movements involved with a single 
dwelling the impact is not considered to be significant enough for a 
recommendation of refusal". 

 
 
6. REPRESENTATIONS 
 
6.2 Two representations from neighbours have been received, objecting 

to the proposed development and highlighting concerns relating to: 
*Design is not in keeping with surrounding properties; 
*Negative impact on privacy 
*Development could set a precedent for other ribbon development 
down Upton Hill 
*Impact on amenity during construction period - noise, vehicle 
movements etc. 
*Position of dwelling in relation to stream 
*No streetlights or footpaths along Upton Hill - safety concerns 
*Loss of/detrimental impact upon view 
*Impact upon property values 

 
Officer response: It must be noted that a detrimental impact on 
private views or on property value is not a material planning 
consideration. The other issues raised are addressed in the relevant 
sections below. 

 
 
7. ASSESSMENT 
 
7.1 The Planning and Compulsory Purchase Act 2004 (Section 38(6)) 

identifies that planning applications should be determined in 
accordance with the Development Plan unless material 
considerations indicate otherwise. This is reiterated within paragraphs 
2, 11, 12 and 47 of the NPPF. 

 
7.2 Under section 70(2) of the Town and Country Planning Act 1990 

when 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. 

 
7.3 The development plan is defined in Section 28(3)(b) of the 2004 Act 

as "the development plan documents (taken as a whole) that have 
been adopted or approved in that area". 



 
7.4 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 Huntingdonshire Local Development Framework 
Core Strategy (2009) 

• Huntingdonshire West Area Action Plan 2011 
• Cambridgeshire & Peterborough Minerals and Waste 

Development Plan Core Strategy 2011 
• St Neots Neighbourhood Plan 
• Godmanchester Neighbourhood Plan 
• Houghton and Wyton Neighbourhood Plan 

 
7.5 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, paragraph 2 confirms that it is a 
material consideration and significant weight is given to it in 
determining applications.  

 
 Housing Supply Policies: 
 
7.6 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 73 of the 
NPPF.  Due to under delivery in recent years the buffer to be applied 
for the District is 20%. The December 2018 Annual Monitoring 
Review applies the 20% buffer and demonstrates that the Council has 
a five year supply of housing land.   

 
7.7 The Development Plan policies relevant to the supply of housing 

(EN17 and H23 of the Huntingdonshire Local Plan (HLP) and CS2 
and CS3 of the Huntingdonshire Core Strategy were set against a 
lower Objectively Assessed Need figure such that strict application of 
these policies 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. These policies are 
therefore no longer fully up-to-date or consistent with the NPPF and, 
at this time and until the Council adopts the Local Plan to 2036 with 
up-to-date policies, the 'tilted balance' as set out within 11(d) of the 
NPPF 2018 is engaged.  

 
7.8 For decision-taking this means granting permission in instances 

where the Development Plan is absent, silent or the most important 
policies 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. 

 



7.9 This report assesses the following principal, important and 
controversial issues: 

• The principle of development;  
• The design of the proposal in relation to the street scene and 

the character/appearance of the area as a whole; 
• Accessibility, parking and the impact upon highway safety;  
• Ecology; and 
• The impact on the amenity of neighbours. 

 
7.10 The fundamental assessments to be made:  

• Whether the proposed development conflicts with the policies 
outlined in the Development Plan; 

• If a conflict is identified, whether the application can be 
considered to be in accordance with the Development Plan 
when taken as a whole;  

• If the proposed development 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. 

 
 
 The principle of development 
 
 Development Plan policies with specific relevance to the proposed 

development: 
 
7.11 The application site is located outside the built up area of Upton. 
 
7.12 Policy EN17 of the Local Plan (1995) generally restricts development 

to "that which is essential to the efficient operation of local agriculture, 
horticulture, forestry, permitted mineral extraction, outdoor recreation 
or public utility services".  Policy H23 identifies a 'general presumption 
against housing development outside environmental limits' with some 
exceptions (e.g. dwellings for farm workers etc). 

 
7.13 Policy CS1 of the Core Strategy (2009) promotes sustainable 

development and details a range of considerations for new 
development.  Within the supporting text of CS1 it is recognised that 
"due to the limited supply of brownfield land, it is also necessary to 
use greenfield land in order to accommodate the growth required".  

 
7.14 Policy CS3 of the Core Strategy (2009) identifies Upton as a 'Smaller 

Settlement' and indicates that residential 'infilling' (up to three 
dwellings within the built-up area) may be appropriate.  

 
 Identified policy conflict: 
 
7.15 The proposed development conflicts with policies EN17 and H23 of 

the Local Plan (1995) as the development is not listed in the policy 
wording of EN17 and the development is not required for the efficient 
management of agriculture, forestry or horticulture. 

 
7.16 The restriction of development (other than the expressly stated forms) 

in the countryside through the provisions of EN17 and H23 requires 
an assessment as to the extent to which these policies accord with 
the NPPF.  



 
7.17 The LPA considers that both EN17 and H23 do not reflect the more 

nuanced approach to development in rural areas identified in the 
NPPF. Accordingly, EN17 and H23 are considered, to a moderate 
degree, to conflict with the NPPF. 

 
7.18 Therefore, whilst the proposed development conflicts with policies 

EN17/H23 of the Huntingdonshire Local Plan (1995), this degree of 
conflict does not carry a significant amount of weight, given the 
inconsistencies between these policies and the NPPF.  

 
7.19 The proposed development also conflicts with policy CS3 of the Core 

Strategy (2009) as the application site is not considered to lie within 
the 'built-up area'. This degree of conflict is considered to carry a 
moderate amount of weight.  

 
 Emerging Local Plan position: 
 
7.20 The recognition of the conflict between EN17/H23 and the NPPF is 

reflected in the policy direction of the emerging local plan.  
 
7.21 There is considered to be no conflict between the proposed 

development and emerging policy LP2. On balance, the proposed 
development is considered to be acceptable with regard to LP11. 
With reference to paragraph 48 of the NPPF, it is considered these 
policies can be afforded moderate weight. 

 
 NPPF position: 
 
7.22 The presumption in favour of sustainable development is clearly 

outlined within the NPPF. Section 5 (paragraphs 59 - 80) focuses 
upon the objective of significantly boosting the supply of homes.  

 
7.23 Paragraph 78 states that "…housing should be located where it will 

enhance or maintain the vitality of rural communities…where there 
are groups of smaller settlements, development in one village may 
support services in a village nearby".  

 
 Conclusion: 
 
7.24 Notwithstanding the identified conflict with EN17/H23 of the 1995 

Local Plan and CS3 of the Core Strategy (2009), for the reasons set 
out above and having regard to the provisions in paragraph 8 and 
section 5 of the NPPF (Delivering a sufficient supply of homes), along 
with emerging policies LP1 and LP2, it is considered that the 
proposed development is capable of being acceptable in principle, 
subject to assessment of other material planning considerations 
(below).  

 
 

The design of the proposal in relation to the street scene and the 
character/appearance of the area as a whole 

 
7.25 Following consultation with HDC Urban Design, amendments were 

made to the proposed elevations. The revisions (received December 
2018) are considered to represent a unique, balanced design which 



sits comfortably within the application site and provides adequate 
circulation and amenity space.  

 
7.26 The proposed dwelling is located toward the bottom of the slope 

which runs /northeast to south/southwest across the site. This 
position, coupled with scale, form and orientation of the proposed 
dwelling along with the aforementioned separation distances between 
the site of the proposed dwelling and the listed buildings is such that 
the visual impact of the proposed development is not considered to 
result in an unacceptable detrimental impact upon the setting or 
significance of these heritage assets.  

 
7.27 A Tree Survey and Arboricultural Impact Assessment report (Andrew 

Belson: 3552.Upton.CMC.AIA - 18 September 2018) was submitted 
in support of the proposed development and identified that the group 
of species which would need to be removed to facilitate the proposed 
access (Group C on the Arboricultural Implications Plan - 
3552.Upton.CMC.AIP) are in poor condition. Other trees within the 
boundaries of the application site are identified as "no work required" 
or "could be retained". The proposed development is not considered 
to impact the group of trees which benefits from protection under TPO 
015/88 which is located on the opposite side of Upton Hill. 

 
7.28 The proximity of the Ash tree to the south elevation of the proposed 

dwelling is recognised and significant works are required to lift the 
crown of the tree to facilitate the development. HDC Landscape/Trees 
advised of potential pressure in the future from the occupants of the 
proposed dwelling to reduce/remove the Ash tree. Whilst understood, 
it must be noted that none of the trees within the application site are 
protected.  

 
7.29 Whilst views of the proposed development may be achievable from 

the north from Bridleway 241/2 (approx. 370m from the application 
site) and from immediately adjacent the proposed access to the site 
from Upton Hill, other views of the proposed structures from publically 
accessible viewpoints will be limited, due primarily to the 
topographical changes in the vicinity and the extent of the screening 
provided by the established planting along Upton Hill. 

 
7.230 General details of some of the proposed construction/finishing 

materials were provided on the submitted elevations, however it is 
considered appropriate and justified to ensure an appropriate palette 
of materials is utilised through the imposition of a condition.  

 
7.31 The concerns relating to the design of the dwelling in relation to the 

existing properties in the vicinity is noted, however there is not 
considered to be a particular design form which characterises the 
immediate vicinity.  

 
7.32 Rather the street scene to the northeast of the application site is 

comprised of a number of individual forms and material palettes, 
including the simple, functional appearance of the single storey 
properties at Upton Park, which contrast with the two storey thatched 
roof (complete with eyebrow dormer) of Bull Cottage and the other 
variations between render, brick and tiled roofs. The absence of a 
uniform appearance is considered to create an individual sense of 



place, where the character of the built form is generated from a 
composite of separate forms.  

 
7.33 Concerns relating to the potential of a precedent for further 

development are understood, however it must be noted that 
applications for planning permission are determined on individual 
merit, having regard to unique site specific characteristics, the 
planning policy position as the time of assessment and determination, 
and all other material planning considerations.  

 
7.34 The proximity of the surface water drain to the proposed dwelling is 

recognised, along with the site plan (0.22P01 E) which identifies that 
a culvert to accommodate the water flow will be installed. The 
planning process does not take into account matters which are 
covered by separate legislation, for example Building Regulations. 
Notwithstanding this, the access must be constructed with adequate 
drainage measures to prevent surface water run-off onto the adjacent 
public highway and an appropriately worded planning condition is 
recommended to ensure that the access is constructed in accordance 
with a scheme which has been submitted to and approved in writing 
by the Local Planning Authority. 

 
7.35 With the imposition of this condition, along with conditions to ensure 

an appropriate hard/soft landscaping scheme is submitted, along with 
the development to accord with the proposed tree protection 
measures, the proposed development is considered to be acceptable 
in this regard.  

 
7.36 Subject to the imposition of the aforementioned conditions, the 

proposed development is not considered to result in a detrimental 
impact upon the character/appearance of the area or create an 
unacceptable detrimental impact upon the interpretation of the street 
scene. 

 
 
 Accessibility, parking and the impact upon highway safety 
 
7.37 The concerns expressed relating to the absence of streetlights and/or 

footpaths along Upton Hill (and associated safety issues are 
understood, however CCC Highways offered no objection to the 
proposed development with regard to highway safety, subject to the 
imposition of a number of conditions relating to the access, visibility 
splays and drainage. 

 
7.38 The proposed site plan (0.22P01 E) provides two independently 

workable, effective off-street parking spaces for the proposed 
dwelling within the garage structure and a sufficient area to allow 
vehicles to enter/leave the site in a forward gear. It is noted that an 
existing gate will be removed to facilitate the proposed access.  

 
7.39 The availability of services/facilities in the immediate vicinity is noted. 

It is accepted that the proposed development would be highly likely to 
lead to an increase in traffic generation, as it is anticipated that the 
future occupants of the proposed dwelling would use private means 
of transport to access amenities, employment opportunities and 
services located outside of Upton. 

 



7.40 However, given the anticipated movements typically associated with a 
single dwelling, the proposed development is, on balance, considered 
to be acceptable with reference to NPPF 2018, policies T18 and T19 
of the 1995 Local Plan and emerging policies LP17 and LP18 subject 
to the imposition of a number of conditions to ensure the safety of the 
highway.  

 
 
 The impact on the amenity of neighbours 
 
7.41 Due to the separation distances between the proposed dwelling and 

the nearest neighbouring dwellings, coupled with the changes in relief 
across the site and the extent of the screening provided by the 
existing planting to the northeast/east of the application site, the 
proposal is not considered to result in an unacceptable detrimental 
impact by way of being overbearing, or in terms of a loss of 
light/overshadowing.  

 
7.42 The concerns expressed regarding a potential loss of privacy are 

noted; however the fenestration at first floor level on the north 
elevation (to serve an en-suite bathroom) is located approx. 30m from 
the boundary of the neighbouring dwellings to the northeast and 
approx. 71m from the southern elevation of the closest of the two 
dwellings. As such, the proposed development is not considered to 
result in an unacceptable detrimental impact in terms of overlooking/a 
loss of privacy.  

 
7.43 Concerns relating to the potential amenity issues arising from a 

period of construction works are understood, however the scale of the 
proposed development and the relative sensitivity of the location of 
the application site are such that to require the submission of a 
Construction Environmental Management Plan would be unjustified.  

 
 
 Conclusion and Planning Balance 
 
7.44 At the heart of the NPPF is a presumption in favour of sustainable 

development, that is, development which strikes a satisfactory 
balance between economic, environmental and social considerations. 

 
7.45 Economic: The proposed development would contribute toward 

economic growth, including employment opportunities during the 
construction phase and in the longer term through the additional 
household assisting the local economy through spending on local 
services / facilities.  

 
7.46 Environmental: The proposed development would result in minor and 

localised environmental (landscape) harm due to the removal of a 
number of trees and a section of hedging. However, this impact can 
be adequately mitigated through a sympathetic landscaping scheme 
and adherence to a condition to ensure an appropriate palette of 
construction/finishing materials. With regard to accessibility, whilst the 
limited services and employment opportunities in the immediate 
vicinity are noted, the Highway Authority raised no objection with 
reference to the safety or capacity of the local highway network.  

 



7.47 Social: The proposed development would increase the supply of 
market housing by one unit and is deliverable. Whilst the Council can 
demonstrate a five year supply of deliverable housing land, the 
provision of market housing on the application site would amount to a 
modest benefit in terms of providing a greater flexibility to the supply 
of housing.  

 
7.48 With regard to the aforementioned 'tilted balance' as set out in 

paragraph 11 of the NPPF, the adverse impacts of the proposed 
development (as identified directly above and in the main body of 
report) are not considered to significantly and demonstrably outweigh 
the benefits of the scheme, subject to the imposition of conditions 
(outlined below) which are considered to provide adequate mitigation.   

 
7.49 As such, whilst the proposal represents a departure from the 

development plan, the LPA considers that relevant emerging policies 
and both the NPPF 2012 and 2018 indicate that planning permission 
should be granted.  

 
 
8. RECOMMENDATION  - APPROVAL subject to conditions 

to include the following: 
 

• Time limit 
• Development in accordance with plans 
• Materials (facing brick, roofing, cladding and render) 
• Details of location of ground source heat pump 
• Hard/Soft Landscaping scheme  
• Adherence to submitted Tree Protection Plan 
• Any gate or gates to the vehicular access shall be set back a 

minimum of 6m from the near edge of the highway and hung 
to open inwards 

• The gradient of the vehicular access shall not exceed 1:12 for 
a minimum distance of 5.0m into the site as measured from 
the near edge of the highway carriageway.   

• Vehicular access laid out and constructed in accordance with 
the Cambridgeshire County Council construction specification. 

• Visibility splays shall be provided each side of the vehicular 
access in full accordance with the details indicated on the 
submitted plan No 022.PO1 Rev E 

• Proposed on-site parking and turning area shall be laid out, 
demarcated, levelled, surfaced and drained in accordance 
with the approved plan  

• The access shall be constructed with adequate drainage 
measures to prevent surface water run-off onto the adjacent 
public highway 

• A metalled surface shall be provided for a minimum distance 
of 5m along the access road from its junction with the public 
highway. 

 
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 James Lloyd Senior 
Development Management Officer 01480 388389 
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 Location Plan  1:1250

PROPOSED DETACHED DWELLING
CHRIST'S COLLEGE FARM, UPTON Nov.'18
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existing entrance gate removed

Up
to

n 
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ll
surface water intercept channel drain
preventing sw run-off onto highway

proposed new dwelling and detached garage

existing farmhouse
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Hill Rise
Cottage

40

permeable driveway at 4% gradient

existing trees retained

oak-framed garage

culvert over ditch

entrance geometry  based on DOE Development
Control Advice Note 15 Vehicular Access Standards

cross-over to highways authority specification by licensed contractor

2,4x31m visibility splay shown hatched

Refer also to 1:200 Plan

01

Refer  to
022.P05

oak-framed store for bins and bikes
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PROPOSED DETACHED DWELLING
CHRIST'S COLLEGE FARM, UPTON Nov. '18

 n
or

th

existing entrance gate removed

existing surface water drain

existing gulley at lowest point in drain

permeable driveway at 4% gradient

proposed legal boundary

existing trees retained

oak-framed garage

Up
to

n 
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ll

existing electricity pole retained
2,4x31m visibilty splay shown hatched

soft verge retained planting below visibility splay
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40

existing trees forming screen along Upton Hill Road
Refer to image of view across on Elevations dwg. 022.P03b

Hill Rise
Cottage

30
 m

ph
 p

rio
rit

y 
ro

ad

existing contour line in broken line where changed

surveyed spot levels along edges of Upton Hill Road

entrance geometry  based on DOE Development
Control Advice Note 15 Vehicular Access Standards

culvert over ditch

red hatching denotes areas beyond width of
entrance subject to height restriction on planting

surface water intercept channel drain
preventing sw run-off onto highway
cross-over to highways authority specification
by licensed contractor

with lean-to store for bins and bikes
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NORTH and SOUTH ELEVATIONS 1:200@A3
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d022.P03
PROPOSED DETACHED DWELLING
CHRIST'S COLLEGE FARM, UPTON Nov.'18

South  Elevation 1:200

soft verge retained
planting only below visibility splay

Eaves at Spire View Cottage

Ridge at Hill Rise Cottage

(South of Upton Hill Road)

(South of Upton Hill Road)

surveyed levels of cottages on other side of  Upton Hill Road

red clay plain roof tiles
lightly textured blended face
brick  to approved sample

expressed oak frame and lime render

detached garage with expressed oak frame

sid
e 

bo
un

d
ar

y

culvert over ditch at entrance

sid
e 

bo
un

d
ar

y

and timber cladding

ditch spills out into existing gully next to road

Refer to wider South Elevation @1:500 on dwg. 022.P05

North  Elevation 1:200 bo
un

d
ar

y

red clay plain roof tiles

lightly textured blended orange/red
face brick with flush joints in lime mortar
to approved sample

painted timber window frames

expressed oak frame and lime render

black stained horisontal timber cladding
garage and lean-to store with expressed oak frame

natural ground profile at boundary
side boundary

01

lean-to oak framed store for bins and bikes

natural stone piers marking culvert edges

gutter sweeps past dormer

gutter sweeps past dormer
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ELEVATIONS 2 1:200@A3
CAMPBELL McCRAE Limited

architectural services
Chapel House, 5 The Stiles, Pinfold Lane, Godmanchester, Huntingdon, Cambridgeshire, PE29 2JF
Tel: 01480 433073     Email: chris@campbell-mccrae.co.uk Use figured dimensions only, do not scale.
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b022.P04
PROPOSED DETACHED DWELLING
CHRIST'S COLLEGE FARM, UPTON Nov.'18

West  Elevation 1:200

East Elevation 1:200

red clay plain roof tiles
lightly textured blended orange/red face brick
with flush joints in lime mortar to approved sample

black stained horisontal timber cladding

soft verge retained
planting below visibility splay

garage with expressed oak frame

natural ground profile at boundary
cut and fill balanced to preserve natural slope

rear boundary

soft verge retained
planting below visibility splay

culvert over ditch

black stained horisontal timber cladding
garage and lean-to store with expressed oak frame

natural ground profile at boundary
garage cut into slope

rear boundary

red clay plain roof tiles

lightly textured blended orange/red face brick
with flush joints in lime mortar to approved sample

painted timber window frames

Refer to wider West Elevation @1:500 on dwg. 022.P05
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Wider ELEVATIONS 1:500@A3
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b022.P05
PROPOSED DETACHED DWELLING
CHRIST'S COLLEGE FARM, UPTON Nov.'18

Spire View Cottage
Hill Rise Cottage

surveyed profiles of cottages on
opposite side of  Upton Hill Road

Refer to South Elevation @1:200 on dwg. 022.P03

sid
e 

bo
un

d
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y

nearest neighbour - Granary Cottage

ridges parallel to Upton Hill Road

surveyed paving edge level along  Upton Hill Road

proposed new dwelling and detached garage

West  Elevation (Context) 1:500

Level at edge of existing farm yard

Dwelling ground floor level
Entrance level - as existing

existing trees retained
proposed new dwelling and garage

existing farmhouse

proposed legal boundary

Upton Hill Road - just west of house

Christ's College Farm

Eaves at Spire View Cottage

Ridge at Hill Rise Cottage

surveyed levels of cottages on
other side of  Upton Hill Road

natural ground profile at boundary
cut and fill balanced to preserve
natural slope - Refer to Section above

Refer to West Elevation 1:200

01

Section 01 1:100 Refer to Site Plan 1:500

footpath to front door form with 255 fill and graded edge without retaining wall

broken line represents natural ground level where departed from

DPC 150 above ground level front and back

culvert/bridge walls up to knee-hight above driveway

natural ground level retained around Ash tree, also refer to contours on Site Plan

natural stone piers marking culvert edges
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PROPOSED DETACHED DWELLING
CHRIST'S COLLEGE FARM, UPTON Nov.'18
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 Ground Floor  1:100 First Floor  1:100

Plans as designed by Welsh Oak Frame of Belmont Yard, Station Road
Caersws, Powys SY17 5EQ
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