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- APPROVE

This application is referred to the Development Management Committee
as the proposed development represents a departure from the
Development Plan and The Stukeleys Parish Council's recommendation
of refusal conflicts with the Officer recommendation of approval.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

This application relates to a parcel of land measuring approximately
0.84 ha which is located on the northwest side of Green End, to the
southwest of November Cottage. The application site is positioned
outside of the main body of Great Stukeley and the parcel of land is
considered to relate more to the surrounding countryside than the
built-up area. Due to the changes in relief across the wider area, the
application site occupies a relatively elevated position when viewed
from vantage points around the Ermine Street/Church Road junction.

1.2

The boundaries of the application site are defined in the main by a
band of established hedging/trees, although the larger trees along the
west boundary are more interspersed - views out toward the main
body of Great Stukeley are achievable through the gaps between. A
low level wooden post and rail fence provides further definition of the
boundary to the southwest, with a simple low level post fence located
along the north and a section of the east boundary.

1.3

Neighbouring residential units are positioned to the southwest, east
and north of the application site, with the highway (Green End)
running alongside the east boundary of the application site.

1.4

The application site is located within an area of 'Grade 3' agricultural
land (where Grade 1 is excellent quality) and falls within Flood Zone 1
of the LPA's Strategic Flood Risk Assessment mapping (i.e. a low risk
of flooding).

1.5

The proposal is for the erection of three dwellings. The dwelling
proposed for Plot 1 is a detached two storey, four-bedroom unit, set

back from the highway (Green End) by approximately 20m, with
private amenity space (including a paddock area) to the rear.
1.6

The dwellings proposed for Plots 2 and 3 are semi-detached 1.5
storey units, with clipped gable roofs and private amenity spaces to
the rear. Plot 3 is set closer to the highway that Plot 2, but retains a
considerable separation distance - approximately 17.8m.

1.7

The revised plans represent an alteration to the originally submitted
proposal which sought planning permission for the erection of an
agricultural dwelling, a market dwelling and a unit of affordable
housing.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (NPPF 2019) 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 2019 identify a presumption in
favour of sustainable development.

2.3

NPPF 2019 replaced NPPF 2012 in early 2019. 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.

For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communitiesand-local-government
3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• EN2: Character and Setting of Listed Buildings
• EN12: Archaeology
• 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
• CS2: Strategic Housing Development
• CS3: The Settlement Hierarchy
• CS10: Contributions to Infrastructure Requirements

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
LP5: Flood Risk
LP6: Waste Water Management
LP10: Small Settlements
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
LP32: Biodiversity and Geodiversity
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, LP5 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, LP5 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
• Developer Contributions SPD 2011
• 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.

3.9

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).

3.10

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.

3.11

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.

3.12

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.

3.13

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.

3.14

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.

Local policies are viewable at https://www.huntingdonshire.gov.uk
4.

PLANNING HISTORY

4.1

Application site: None relevant.

4.2

Applications within Green End which are relevant:
1300375FUL - Demolition of existing garage, office, stable and
greenhouse and erection of detached dwelling - Land at 20 Green
End, Gt Stukeley (approximately 18m east of northwest corner of
17/02261/FUL application site)
Refused: 22.05.2013
Appeal dismissed: 03.12.2013
Officer comment: This application was determined prior to the Tilted
Balance being engaged.

4.3

18/01728/FUL - New dwelling - Land between 24 and 32 Green End,
Gt Stukeley (approximately 123m east of northeast corner of
17/02261/FUL application site)
Approved: 12.10.2018
Officer comment: A Discharge of Condition application
(19/80015/COND) has been submitted but not yet determined.

4.4

19/00112/PIP - Permission in principle for the erection of one dwelling
- Land between 36 and 52A Green End, Gt Stukeley (approximately
146m northeast of northeast corner of 17/02261/FUL application site)
Pending consideration - March DMC agenda item.

4.5

The following calculation should be noted:
Number of existing dwellings on Green End = 26.
18/01728/FUL = 1 dwelling - not yet constructed.
19/00112/PIP (if approved) = 1 dwelling

4.6

If approved, this application would lead to a total of over 30 dwellings
capable of being constructed upon Green End (subject to further
technical details consents and conditional discharges obtained by the
respective developers).

4.7

A distinct element of the overall character of Gt Stukeley is derived
from the historic settlement pattern of the three 'Ends' (Green, Church
and Owl). Over time, the morphology of Gt Stukeley has seen
development concentrated around the Church End area, with Green
End retaining a sense of detachment from the main body of the
settlement.

4.8

Paragraphs 4.82 and 4.83 of the emerging plan are directly relevant
in this instance:
"The built-up area does not need to be a single contiguous
area; distinct areas of development may exist within a parish that are
separated by areas of countryside"
"A built-up area is considered to be a distinct group of
buildings that includes 30 or more homes".

4.9

Whilst Green End could (subject to the development proposals
outlined above being built out) fall within the definition of a 'built-up
area' once the emerging local plan is adopted, and the policies
relating to development on land which is 'well-related' to the built-up
area would then apply, this issue cannot be justifiably relied upon as
a reason for refusal for the primary reason that the emerging plan
remains unadopted. Development proposals must be assessed within
the policy framework which exists at the time of determination and
any future applications for planning permission must be determined
on individual merit.

5.

CONSULTATIONS

5.1

The Stukeleys Parish Council (05.12.2017): "Refuse. Because of
the overdevelopment of the site and the detrimental effect to the
surrounding area". [copy attached]

5.2

The Stukeleys Parish Council (05.03.2019): Recommend refusal on
the basis of the previous Parish Council's recommendation to refuse.
[copy attached]

5.3

Cambridgeshire County Council Highways: Formal comment to be
provided in Late Reps document.

5.4

Cambridgeshire Wildlife Trust: "…satisfied with the conclusions
that the site is currently of low ecological value, with limited potential
for protected species. Should permission be granted, in order to
prevent the risk of harm to protected species, the mitigation
recommendations in section 5 of the Preliminary Ecological Appraisal
(PEA) report should be required by way of a suitably worded planning
condition".

6.

REPRESENTATIONS

6.1

Six representations were received in response to the original
consultation exercise (i.e. for the development of an agricultural
dwelling, a market dwelling and a unit of affordable housing). The
concerns related to:
*Residential development in the countryside should be resisted
*Not a sustainable development - contrary to NPPF
*Development being out of keeping with the character of the
area/rural setting
*Loss of open space - visually damaging
*No farming operation - an agricultural dwelling is unjustified, no
functional need.

*Accuracy of information in Agricultural report
*A very similar development has been proposed twice before
*Additional traffic - detrimental impact on highway safety due to
capacity of Green End
*No need for social housing demonstrated
*PINS report (for 1300375FUL) must be considered
6.2

One further representation has been received in response to the
consultation for the erection of three market dwellings which repeats
the same concerns outlined above. Any further representations will be
summarised in the Late Reps document.

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 on a parcel of land which is considered
to be outside of the built-up area of Great Stukeley.

7.12

Policy EN17 of the Local Plan (1995) generally restricts development
outside of the built-up area 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. Policy CS3 of the Core Strategy (2009) identifies Great
Stukeley as a 'Smaller Settlement' and indicates that residential
'infilling' (up to three dwellings within the built-up area) may be
appropriate.
Identified policy conflict:

7.14

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.

7.15

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.

7.16

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.

7.17

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.

7.18

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.

7.19

Policy LP10 of the emerging plan identifies that "A proposal for
development on land well-related to the built-up area may be
supported where it accords with the specific opportunities allowed for
through other policies of this plan".

7.20

Paragraph 4.111 of the supporting text of LP10 identifies that
"Proposals for development outside of built-up areas will be

considered subject to the provisions of policies 'The Countryside',
'Rural Economy', 'Local Services and Community Facilities', 'Tourism
and Recreation', 'Community Planning Proposals', 'Rural Exceptions
Housing', 'Rural Buildings' and 'Water Related Development'".

Taking each of the above in turn:
7.21

Water Related Development (LP40)
Paragraph 8.76 of the supporting text of LP40 identifies development
proposals which may fall under the definition of Water Related
Development. The proposed development for three residential units is
not considered to represent Water Related Development. As such,
there is no conflict with LP40.

7.22

Rural Buildings (LP35)
The proposed development for three residential units does not involve
the conversion of a building in the countryside. As such, there is no
conflict with LP35.

7.23

Rural Exceptions Housing (LP30)
For a proposal to be considered under LP30, a minimum of 60% of
the site area should provide for affordable housing (AH) for people
with a local connection. The proposal does not provide any AH units
and as such cannot be considered under the provisions of LP30.

7.24

Community Planning Proposals (LP29)
Paragraph 7.45 of the supporting text of LP29 identifies development
proposals which may fall under the definition of Community Planning
Proposals. The proposed development for three residential units is
not considered to represent a Community Planning Proposal. As
such, there is no conflict with LP29.

7.25

Tourism and Recreation (LP24)
The proposed development for three residential units does not involve
a new or expanded tourism, sport or leisure use in the countryside.
As such, there is no conflict with LP24.

7.26

Local Services and Community Facilities (LP23)
Paragraph 6.45 of the supporting text of LP23 identifies development
proposals which may fall under the definition of Local Services and
Community Facilities. The proposed development for three residential
units is not considered to represent a Local Service/Community
Facility. As such, there is no conflict with LP23.

7.27

Rural Economy (LP20)
The proposed development for three residential units does not involve
new business development, the expansion of an existing business or
farm diversification. As such, there is no conflict with LP20.

7.28

The Countryside (LP11)
Paragraphs 7.34 – 7.36 address the issues relating to the loss of
agricultural land.

7.29

The issues relating to the intrinsic character and beauty of the
countryside are assessed in more detail in the relevant section below,

however the proposed development would not unacceptably impact
the character and beauty of the countryside, or the use and
enjoyment of the countryside by others.
7.30

Whilst the above assessment identifies that the proposed
development would not conflict with the individual policies grouped
below the umbrella of emerging policy LP10, it is considered that the
proposed development does conflict with emerging policy LP10 as
the proposed development is not identified as a 'specific opportunity'
which other emerging policies allow for.

7.31

Given the advance stage of the emerging plan, this conflict should be
afforded moderate, but not 'significant' or 'full' weight, as the outcome
of the consultation on the required 'Main Modifications' of the
emerging local plan remains undetermined.
NPPF position:

7.32

The presumption in favour of sustainable development is clearly
outlined within the NPPF. Section 5 (paragraphs 59 - 79) focuses
upon the objective of significantly boosting the supply of homes.

7.33

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".

7.34

Loss of Agricultural Land:
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 constitutes about
half of the agricultural land in England and Wales.

7.35

Paragraph 170 of the NPPF outlines that the economic and other
benefits of best and most versatile agricultural land (BMV land)
should be taken into account and identifies BMV land to be Grades 1,
2 and 3a of the Agricultural Land Classification. Footnote 53 of the
NPPF 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.

7.36

The LPA considers 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 0.84 ha), it is not considered
that the proposed development is 'significant' in the context of the
paragraph 170 of the NPPF (2019).

7.37

It should be noted that the threshold for consultation with Natural
England is set at developments which incorporate 20ha (or more) of
BMV land.

7.38

Conclusion:
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

7.39

The existing dwellings in the vicinity are informally arranged (through
the varied setbacks and juxtapositions to the highway) and the overall
character of the area develops from the composite of individual
building forms, architectural style and construction materials. The
combination of individual elements and scales reinforces the edge of
settlement character of Green End. A previous PINS report (for
1300375FUL) identified that "the overall character of Green End is
[…] mid-way between a leafy suburban cul-de-sac and a rural village
lane" (paragraph 10 - APP/H0520/A/13/2199661).

7.40

Following consultation with HDC Urban Design, amendments were
made to the proposed site layout and the elevations of the three
dwellings. The revisions (received January 2019 and February 2019)
are considered to represent an appropriate design which provides
adequate circulation and amenity space for each of the proposed
dwellings. The proposed garages exceed the minimum dimensions
outlined in the Huntingdonshire Design Guide (2017).

7.41

The proposed Plot 1 dwelling incorporates a ridge height of
approximately 7.4m, with the two dwellings proposed for plots 2 and 3
reach a maximum ridge height of approximately 6.8m. Accordingly,
the proposed development will be immediately visible from the
highway to the east and from longer distance views across the site
from publically accessible viewpoints to the west.

7.42

The introduction of the proposed dwellings will interrupt the long
distance view from Green End across the site to the west. It is noted
that a small section of the tallest element of the Church of St
Bartholomew (a grade II* listed building) is visible from within the site
when facing west, toward the main body of Great Stukeley. However,
this impact is considered to be acceptable when the spacing between
the proposed structures is taken into account, along with the extent to
which the church is visible (particularly at certain times of the year)
given the screening qualities of the boundary treatments which
enclose the application site.

7.43

Whilst the accesses from Green End will puncture the band of
planting adjacent to Green End, it must be noted that none of the
trees/hedges on the site are protected and could be removed at any
time. The proposed site plan indicates that the six significant trees
along this boundary will be retained.

7.44

Due to the introduction of built form in this location, coupled with the
loss of two sections of frontage planting along the east boundary of
the application site, the proposed development is considered to result
in an adverse impact upon the landscape character and visual
amenity of this part of Great Stukeley. However, this impact can be
adequately mitigated through the imposition of conditions to ensure
an appropriate palette of materials is utilised and architectural details
(including window colours, cills, fascia and rainwater goods) and a
hard/soft landscaping scheme are submitted and approved by the
LPA.

7.45

With the imposition of these conditions, the proposed development
would not result in a detrimental impact upon the overall
character/appearance of the area or create an unacceptable
detrimental impact upon the interpretation of the street scene.

7.46

Other development sites within the vicinity have been identified as
having a strong potential for archaeological interest - Ermine Street
was a major Roman routeway and other features in the locality have
been identified as dating from the Iron Age and Medieval periods. As
such, it is considered appropriate and justified to impose a condition
to ensure an archaeological evaluation is completed prior to the
commencement of development.

Ecology
7.47

Cambridgeshire Wildlife Trust offered no objection to the proposed
development with regard to the impact upon protected sites, habitats
or species, subject to the imposition of a condition to ensure the
mitigation/enhancement measures outlined in the submitted
Preliminary Ecological Appraisal (Skilled Ecology Consultancy Ltd:
January 2019 - pages 15-17) are incorporated.

7.48

With the imposition of the conditions outlined in the
RECOMMENDATION section below, the proposed development is
considered to be acceptable with regard to CS1 of the Core Strategy
(2009), policy EN25 of the 1995 Local Plan, emerging policies LP12
and LP13 and the NPPF 2018.
Accessibility, parking and the impact upon highway safety

7.49

CCC Highways raised no objection to the proposed development with
regard to highway safety, subject to the imposition of conditions
relating to the construction of the access (including visibility splays),
the provision of the off-street parking areas and the removal of
permitted development rights which relate to the erection of gates.

7.50

The site plan (ASCA/02/54/15/1 Rev C) provides a double garage for
each of the proposed dwellings and a sufficient turning/manoeuvring
area for vehicles to enter/leave the site in a forward gear. The double
garage for each of the proposed dwellings will also offer the
opportunity for future occupiers to use part of the space as secure
storage for bicycles, a more sustainable means of transport.

7.51

The availability of services/facilities in the immediate vicinity is noted.
It is accepted that the proposed development, in the context of the
wider area, would be highly likely to lead to a small increase in traffic
generation, as it is anticipated that the future occupants of the
proposed dwellings would rely upon private means of transport to
access employment opportunities and services/amenities.

7.52

However, given the anticipated movements typically associated with a
development of three dwellings, 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 the aforementioned
conditions.

The impact on the amenity of neighbours
Existing neighbours:
7.53

The nearest neighbouring dwellings to the application site are:
• 23 Green End - approximately 8.9m from the north boundary
of the application site.
• 12 Green End - approximately 18.5m from the southeast
boundary of the application site (one of four properties on the
southeast side of Green End road which are adjacent to the
application site).

7.54

Due to the separation distance between the proposed dwellings and
the nearest neighbouring dwellings, coupled with the scale of the
proposed buildings and the extent of the screening provided by the
existing planting along the north and east/southeast boundaries of the
application site, and the potential for further planting to be provided
through the landscaping/boundary treatment condition, 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.
Overlooking/Loss of privacy - Plot 1

7.55

Whilst the dwelling proposed for Plot 1 incorporates three windows
(all serving habitable rooms) upon the front (southeast) elevation
which face toward 12, 14 and 18 Green End, the separation distance
(approximately 41m, 51m and 47m respectively) is considered to be
sufficient to avoid an unacceptable detrimental impact with regard to
a loss of privacy/overlooking.

7.56

Similarly, whilst the fenestration on the rear (northwest) and side
(northwest) elevations face toward the amenity spaces of 23 Green
End and November Cottage, the separation distances (44m and 48m
respectively) are considered to avoid an unacceptable detrimental
impact with regard to a loss of privacy/overlooking.
Overlooking/Loss of privacy - Plots 2 and 3

7.57

The dwellings proposed for Plots 2 and 3 incorporate three rooflights
and one window upon the front (southeast) elevation. Due to the
separation distance between the existing dwellings to the southeast

and the dwellings proposed for Plots 2 and 3, the proposal is not
considered to result in an unacceptable detrimental impact with
regard to a loss of privacy/overlooking.

Future occupants:
7.58

Due to the positioning of the proposed buildings within the application
site, the massing of the proposal is considered to be acceptable with
regard to the amenity of the future occupants of the dwellings in terms
of a potential overbearing impact.

7.59

Similarly, whilst some direct sunlight may be interrupted before
reaching the rear amenity space of Plot 2, particularly at certain times
of the year, the proposal does not give rise to concerns regarding an
unacceptable impact from any of the proposed dwellings upon a
neighbouring property in terms of a loss of light/overshadowing.

7.60

Due to the design of the semi-detached dwellings proposed for Plots
2 and 3, a situation of mutual overlooking will arise between the future
occupants of these dwellings. However, given the scale of the
proposed rear amenity spaces, coupled with the internal arrangement
of floor space (only two of the five rooflights are to serve a habitable
room); the proposed development is considered to be acceptable in
this regard.

7.61

In summary, the proposed development is considered to be
acceptable with regard to CS1 of the Core Strategy (2009), policy
H31 of the 1995 Local Plan, emerging policy LP15 and the NPPF
2018.
Infrastructure Requirements and Planning Obligations

7.62

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.

7.63

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
Residential Wheeled Bins

7.64

Each dwelling will require the provision of one black, blue and green
wheeled bin (2017/2018 cost: £73.65). A Unilateral Undertaking to
secure the contribution for the proposed development (£220.95) is yet

to be submitted - an update will be provided in the Late Reps
document.
Community Infrastructure Levy (CIL)
7.65

As this planning application is for a minor development, the
development will be CIL liable in accordance with the Council's
adopted charging schedule; CIL payments will cover footpaths and
access, health, community facilities, libraries and lifelong learning and
education.
Conclusion and Planning Balance

7.66

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.

7.67

This proposal would result in development outside of the built-up area
of the settlement and would conflict with policies H23, En17 of the
Huntingdonshire Local Plan 1995, CS3 of the Core Strategy 2006 and
policy LP10 of the emerging local plan.

7.68

Paragraph 48 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'
set out in paragraph 11 of the NPPF is engaged and shifts the
planning balance in favour of the grant of planning permission for the
development proposed, unless any adverse impacts of doing so
would significantly and demonstrably outweigh the scheme's benefits.

7.69

In addition, 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.

7.70

Economic: The proposed development would make a small
contribution towards 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.

7.71

Environmental: The permanent loss of approximately 0.84 ha of
Grade 3 agricultural land is considered, on balance to be acceptable
and the minor and localised environmental (landscape) impacts can
be adequately mitigated to ensure a sympathetic appearance which
accords with the character of the area. With regard to accessibility,
whilst the limited services and employment opportunities in the
immediate vicinity are noted, as well as officers position that there will
be harm in terms of the accessibility of the site (future occupants of
the proposed dwellings would rely upon private means of transport to
access employment opportunities and services/amenities) - this
weighs marginally against the proposed development, however the

Highway Authority raised no objection with reference to the safety or
capacity of the local highway network.
7.72

Social: The proposed development would increase the supply of
market housing by three units 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 - this benefit moderately weighs in favour of the proposed
development.

7.73

With regard to the aforementioned 'tilted balance' as set out in
paragraph 11 of the NPPF, the adverse impacts of the proposed
development (limited to accessibility and landscape harm - and as
identified directly above and in the main body of report) are not
considered to significantly and demonstrably outweigh the benefits of
the scheme, and subject to the imposition of conditions (outlined
below) which are considered to provide adequate mitigation.

7.74

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.

7.75

As the scheme is contrary to the provisions of the Approved and Draft
Development Plan, and is recommended for approval for the reasons
set out in this report, it is advertised as a Departure from the
Development Plan. Resolution is sought from the Development
Management Committee to delegate the final decision to the PSM/
Head of Development once the on-going consultation exercise has
concluded and provided that no new significant material planning
considerations are raised within any of the representations received.

7.76

Subject to receipt of a Unilateral Undertaking to secure wheeled bin
provision, recommendation of approval.

8.

RECOMMENDATION
conditions to include the following
•
•
•
•
•
•
•
•
•

APPROVAL

subject

to

Time limit
Development in accordance with plans
Materials including rainwater goods, doors, windows, soffits,
fascia
Architectural details including Window and door reveals and
cills, meter boxes, flues and vents
Hard/Soft Landscaping scheme including boundary treatments
On-site parking areas shall be laid out prior to the first
occupation of the development and thereafter retained
PD rights (gates/fences across the access to the site)
removed
Accesses shall be a minimum width of 5m, for a minimum
distance of 10m
Access laid out and constructed in accordance with the
Cambridgeshire County Council construction specification
prior to occupation

•
•
•
•
•
•
•

Proposed on-site parking and turning area provided prior to
occupation
Access shall be constructed with adequate drainage
measures
Ecological mitigation/enhancement as per submitted
Ecological Appraisal
Site Levels and finished floor levels of buildings
Bin Store Details
Bin provided prior to first occupation
Programme of Archaeological Investigation

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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OBSERVATIONS OF THE STUKELEYS PARISH COUNCIL



REFUSE

Recommend refusal:
Because of the overdevelopment of the site and the detrimental effect to the surrounding area.

Ms Ramune Mimiene, Clerk to The Stukeleys Parish Council.

Date: 5 Dec 2017
Failure to return this form within the time indicated will be taken as an indication that the Town or
Parish Council do not express any opinion either for or against the application.
PLANNING SERVICES

Tel 01480 388388

Fax 01480 388099

dcparish.rtf

mail@huntsdc.gov.uk

www.huntsdc.gov.uk

From:
To:
Subject:
Date:
Attachments:

Clerk - TSPCN6
DevelopmentControl; Control, Development (Planning); Lloyd, James (Planning)
The Stukeleys PC Planning Recommendations to: Permission Consultation - Land South West Of November
Cottage Green End Great Stukeley (ref 17/02261/FUL)
04 March 2019 23:09:25
Mimecast Attachment Protection Instructions.msg
ufm4.pdf

Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening
files.

Dear James,
Hope you are well.
Please find the Stukeleys PC planning recommendations to this planning consultation below:
Proposed development for 3 dwellings Land South West Of November Cottage Green End Great
Stukeley   The District Council has received further information in connection with the planning
application that has been made for the development of the site.
The Stukeleys PC agreed to Recommend Refusal on the bases of the previous Parish Council’s
recommendation to Refuse. Additionally, The Parish Council are not satisfied with the
information provided on the agricultural workers development area.
Sincerely,
Ramune
                              
Ms Ramune Mimiene
Clerk to The Stukeleys Parish Council
24 Manchester Road
Brampton
Huntingdon
Cambs PE28 4QF
01480 535265
clerk@thestukeleys-pc.gov.uk
https://www.thestukeleys-pc.gov.uk/
Please note I work part time and so there may be a delay in my responding to both email and
telephone calls.

From: Dmadmin@huntingdonshire.gov.uk <Dmadmin@huntingdonshire.gov.uk>
Sent: 21 February 2019 10:34
To: clerk@thestukeleys-pc.gov.uk
Subject: RE: Planning Permission Consultation - Land South West Of November Cottage Green

End Great Stukeley (ref 17/02261/FUL)
Dear Parish Clerk,
Please find correspondence from Development Management at Huntingdonshire District Council
attached to this email in relation to the following application for planning permission.
Proposal: Proposed development for 3 dwellings
Site Address: Land South West Of November Cottage Green End Great Stukeley
Reference: 17/02261/FUL
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

Development Management Committee
Scale =1:2,500

Application Ref: 17/02261/FUL
Location:The Stukeleys
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