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APPROVE

This application is referred to the Development Management Committee
(DMC) in accordance with the current Scheme of Delegation as it is a
Permission in Principle (PiP) application and the proposal is
recommended for approval and contrary to the adopted and draft
development plan. For clarity, the proposal is a Departure from the
Development Plan as the proposal is for one market dwelling in the
countryside.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The site is located along Green End in Great Stukeley, which is
located outside the main village and in the countryside. To the north
of the site is number 52A Green End and to the south is number 36
Green End. Both of these properties are detached two-storey
residential dwellings with rear gardens beyond.

1.2

The site is enclosed on its northern, southern and western boundaries
by existing vegetation. The site is approximately 0.1 hectares in size.

1.3

A built up area is a distinct group of buildings that includes 30 or more
homes. The site and Green End are not therefore within the built up
area of Great Stukeley and are located within the countryside as
Green End currently comprises less than 30 dwellings. However,
although the site is classified as within the countryside, it is
considered the site is well related to adjacent dwellings along Green
End.

1.4

The site currently comprises grassed land, which is classed as Grade
3 agricultural land, on a scale of 1 - 5, where 1 is 'excellent quality
agricultural land' and 5 is 'very poor agricultural land'.

1.5

The site is located in Flood Zone 1 based on the Council's 2017
Strategic Flood Risk Assessment (SFRA) and is not considered to
have any other significant constraints.

1.6

This PIP application is for residential development of one dwelling.
The current proposal is the first part of permission in principle
application; which only assesses the principle issues namely: (1)
location, (2) use; and (3) amount of development proposed and
establishes whether a site is suitable in principle. Should this
application be successful, the applicant will have to submit a
Technical Details application covering all other detailed material
planning considerations.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (19th February 2019)
(NPPF 2019) sets out the three objectives - economic, social and
environmental - of the planning system to contribute to the
achievement of sustainable development. The NPPF 2019 at
paragraph 10 provides as follows: 'So that sustainable development is
pursued in a positive way, at the heart of the Framework is a
presumption in favour of sustainable development (paragraph 11).'

2.2

The NPPF 2019 sets out the Government's planning policies for
(amongst other things):
* delivering a sufficient supply of homes;
* achieving well-designed places;
* conserving and enhancing the natural environment;
* conserving and enhancing the historic environment.

2.3

The NPPF 2019 replaces the NPPF 2012. Transitional arrangements
are in place for authorities who have submitted Local Plans on or
before the 24 January 2019. To ensure consistency, the 2012
Framework policies will continue to be relevant for the purposes of
examining those plans. For clarity HDC submitted their Local Plan on
29 March 2018 and the examination hearings took place in July and
September 2018. This emerging Local Plan is a material
consideration. The NPPF 2019 should also in the normal way be
taken into account as a material consideration in dealing with
applications.

2.4

Planning Practice Guidance is also relevant and a material
consideration.

For full details visit the government website: https://www.gov.uk

3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995):
• H23: Housing Outside of Environmental Limits
• H31: Residential Privacy and amenity standards
• T18: Access requirements for new development
• T19: Pedestrian Routes and Footpath
• En12: Archaeological Implications
• En17: Development in Countryside
• En18: Protection of countryside features
• En19: Trees and Landscape
• En20: Landscaping Scheme

•
•
•
•

En22: Nature and Wildlife Conservation
En25: General Design
CS8: Water
CS9: Flood Water Management

3.2

Saved policies from the Huntingdonshire Local Plan Alterations
(2002):
• HL5: "Quality and density of development"

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's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission):
• 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
• LP32: Biodiversity and Geodiversity
• LP33: Trees, Woodland, Hedges and Hedgerow
• LP36: Heritage Assets and their Settings

3.5

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 2019 states during the transitional period for emerging
plans submitted for examination (set out in paragraph 214 of NPPF
2019), 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 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.

3.6

Following the examination hearings held in July and September 2018,
the wording of LP2, LP5 and LP11 are to be changed with
"recognise" added in relation to the intrinsic character and beauty of
the countryside in LP2, with LP5 amended as agreed with the
Environment Agency and County Council and with "protect" replaced
with "recognise" in LP11.

3.7

The Inspector has not required any main modifications to any of the
other policies listed above that would have any material implications
for this application.

3.8

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. 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
Policies LP2, LP5 and LP11 have recently been subject to further
consultation before adoption, it is considered that moderate rather
than significant weight should be afforded to these policies as
modified.

3.9

Supplementary Planning Documents (SPD) and Guidance:
• Huntingdonshire Design Guide SPD (2017)
• Huntingdonshire Townscape and Landscape Assessment
SPD 2007
• Developer Contributions SPD 2011
• Cambridgeshire Flood and Water SPD 2017
• Huntingdonshire Tree Guidance Note 3
• December 2018 Annual Monitoring Review regarding housing
land supply.

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

4.

PLANNING HISTORY

4.1

None relevant for site.
Applications within Green End which are relevant:

4.2

1300375FUL - Demolition of existing garage, office, stable and
greenhouse and erection of detached dwelling - Land at 20 Green
End, Gt Stukeley - 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 - Approved: 12.10.2018.
Officer comment: A Discharge of Condition application
(19/80015/COND) has been submitted but not yet determined.

4.4

17/02261/FUL – Proposed development for 3 dwellings on land South
West of November Cottage – 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.
17/02261/FUL (if approved) = 3 dwellings

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 Great Stukeley is derived
from the historic settlement pattern of the three 'Ends' (Green, Church
and Owl). Over time, the morphology of Great 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.

4.10

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

Stukeley Parish Council – NO COMMENTS (COPY ATTACHED).

5.2

Cambridgeshire County Council Local Highway Authority (LHA)
–NO OBJECTION subject to a condition. Commented as follows
(summarised):
No objections as the vehicle movements associated with a single
dwelling would not be significant enough to make a recommendation
of refusal. The development is served from a single width highway
which is devoid of separate footways, street lighting, bus routes or
local amenities. HDC should consider the sustainability of this
development bearing in mind that any occupant would be completely
reliant upon the private motor vehicle. No objections subject to
conditions.

5.3

HDC Environmental Health – NO OBJECTION.

5.4

Wildlife Trust – NO OBJECTION - Commented as follows
(summarised):
The proposed development would not directly impact on designated
nature conservation sites or known areas of priority habitat. Based on
the location, scale and nature of the proposed development, I do not
consider there are likely to be ecological issues which would make it
inappropriate to determine this application as a permission in principle

application. However, please note that there a number of ponds
nearby, and therefore there may be the potential for great crested
newts to be using the terrestrial habitat at the proposal site. The
presence of newts would require mitigation measures, and potentially
habitat enhancements to be incorporated into the detailed design,
however given the size of the overall site, there should be scope for
this if required.
Should permission in principle be granted, any potential ecological
impacts, including the potential presence of great crested newts, must
be addressed at the technical details stage.
5.5

Cambridgeshire County Council Archaeology – NO OBJECTION
subject to a condition. Comments:
Our records indicate that this site lies in an area of strong
archaeological potential, north of the major Roman routeway of
Ermine Street (Cambridgeshire Historic Environment Record
reference CB15034) and immediately south of a confluence of
trackways indicated on the 1st edition Ordnance Survey mapping
dated to 1885. Large areas of medieval ridge and furrow agriculture
on either side of Green End are visible as cropmarks on aerial
imagery (MCB19401, 08745, MCB23823). Taken in conjunction with
earthwork features including house platforms in the immediate vicinity
(02573, 02582, 09294) it indicates that the development site may lie
at the former core of a shrunken settlement at Green End. 200m to
the south-east of the application site is a large area which was
evaluated in advance of development at Ermine Business Park,
identifying features relating to an industrial site of Iron Age date
(ECB3078, MCB19110), with an associated Iron Age settlement area
to the immediate south (MCB19111). Archaeological excavations to
the west have previously revealed multi-period remains (including
human remains) ranging from the Romano-British period through to
the Post-Medieval period (ECB3536, MCB18131). In addition, to the
north west are two Roman burial mounds adjacent to the line of
Ermine Street which are nationally designated as Scheduled
Monuments (National Heritage List for England references 1018972
and 1018973).
Whilst this site lies in an area of definite archaeological interest, we
cannot make specific recommendations without sight of a proposed
site layout plan and a better understanding of the scale and impacts
of the proposed development. Whilst the archaeological interest of
the site does not necessarily constitute an absolute barrier to
development proceeding in this location, we would anticipate that an
archaeological evaluation would be necessary in advance of any
works commencing in order to mitigate the impacts of development,
and would expect that this would be secured at Technical Details
application stage.
Consequently we wish to raise no objections for this application to
secure Planning In Principle, however we would request to be
consulted on any future planning application for development within
the redline area indicated.

5.6

HDC Trees and Landscaping – NO OBJECTION - There are mature
trees on 3 sides of the site perimeter, so tree issues are relevant
here. Any access to the site will involve some tree loss, and obviously
it is likely that the more dwellings that are proposed, the more likely it
is that there will be impacts on those trees. These issues should be

taken up at the technical details stage. I note comments from the
Wildlife Trust re GCN.
5.7

Natural England – NO COMMENTS.

6.

REPRESENTATIONS

6.1

A site notice was erected within the vicinity of the site on 7th February
2019 and a Press Notice also advertised the development as a
Departure from the Development Plan.

6.2

One letter of representation has been received, raising the following
objections:
* Development will spoil the scenic country lane and be out of
character with the neighbourhood.
* The houses in Green End have been built having large gardens with
space for trees and shrubs to grow, and with any more additional
build would make it feel like a housing estate, and spoil the current
existing views.

6.3

The issues raised above are addressed in the report below. Given the
form of the application submission, some of the objections raised (i.e.
room for trees and shrubs to grow within the site) will be addressed
as and when a technical details submission is made.

7.

ASSESSMENT
Permission in Principle:

7.1

This application is made pursuant to the Town and Country Planning
(Permission in Principle) Order 2017 (as amended) (PIP regulations)
that provides the opportunity for an applicant to apply as to whether
permission in principle is acceptable for a site, having regard to
specific legislative requirements and, in accordance with ref. 58-01220180615 of the NPPG, as to whether the location, land use and
amount of development proposed is acceptable. The permission in
principle (PIP) consent route is an alternative way of obtaining
planning permission in principle for housing-led development which
separates the consideration of matters of principle for proposed
development from the technical details of the development. The
permission in principle consent route has 2 stages: the first stage (or
permission in principle stage) establishes whether a site is suitable inprinciple and the second ('technical details consent') stage is when
the detailed development proposals are assessed. Only on approval
of the 2nd stage and with the agreement of those technical details is
planning permission granted. Development cannot proceed until
stage 2 has been granted.

7.2

A PIP establishes that a particular scale of housing-led development
on a defined site is acceptable. The aim is for a PIP to minimize the
upfront and at-risk work of applicants.

7.3

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.
7.4

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
(2019). 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".

7.5

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 2011
* St Neots Neighbourhood Plan
* Godmanchester Neighbourhood Plan
* Houghton and Wyton Neighbourhood Plan

7.6

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.

7.7

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 issues
are assessed below:
•
•
•

Principle of Development (including loss of agricultural land,
proposed use and amount);
Sustainability; and
Other matters.

Principle of the Development:
Development Plan:
7.8

Great Stukeley is defined as a ‘Smaller Settlement’ in Policy CS3 of
the Core Strategy (2009). The Core Strategy sets out that residential
infilling will be appropriate within the built-up area. 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.
7.9

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
more strategic level than CS3, does not provide for housing
development on the application site.

7.10

Paragraph 11 of the NPPF (2019) outlines that plans and decisions
should apply a presumption in favour of sustainable development and
paragraph 78 of the NPPF (2019) 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.

7.11

Furthermore, an overall aim of the NPPF is to significantly boost
housing supply. As such, there is an inconsistency with policies H23,
En17, CS3 and the thrust of the NPPF (2019). In accordance with
paragraph 213 of the NPPF the weight to be given to these policies
should be reduced. Paragraph 11 of the NPPF (2019) 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' (the tilted balance). This is discussed
further below.
Emerging Plan:

7.12

Within Huntingdonshire's Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission) Great Stukeley is
defined as a ‘Smaller Settlement’. Policy LP 2 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".

7.13

Policy LP10 ‘Smaller Settlements’ of Huntingdonshire's Local Plan to
2036: Proposed Submission 2017 (as amended) provides support for
development proposals on land within the built-up area in relation to
the level of service and infrastructure provision within the settlement;
opportunities for uses to access everyday services and facilities by
sustainable modes of transport and the effect on the character of the
immediate locality and settlement as a whole.

7.14

Policy LP11 of Huntingdonshire’s Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission) relates to
the principle of development in the countryside. Policy LP11 states
that ‘Development in the countryside will be restricted to the limited
and sporadic opportunities as provided for in other policies of this
plan’.
Application Site – Policy Assessment:

7.15

Having regard to paragraph 79 of the NPPF (2019), the application
site is not considered to be 'isolated' by virtue of its location adjacent
existing dwellings in Green End, Great Stukeley.

7.16

However, the application site is outside the built-up area of Great
Stukeley and the environmental limits as identified within Part 2 of the
Local Plan (1995) and is within the countryside for the purposes of
the Development Plan. Being within the countryside, development of
the site as proposed (for residential use), is contrary to Development
Plan policies H23 and En17 of the Local Plan (1995), policy CS3 of
the Adopted Core Strategy (2009) and policies LP10 and LP11 of the
Local Plan to 2036: Proposed Submission 2017 (as amended March
2018 for submission).

7.17

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
the built up area and environmental limits of Great Stukeley and
therefore forming part of the countryside.

7.18

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:

7.19

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. 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.

7.20

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 (2019),
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 d) of the NPPF (2019) is engaged.

7.21

For decision-taking this means granting permission in instances
where the Development Plan is absent, silent or the policies that 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.

7.22

To address the identified shortfall in housing delivery,
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission) contains a significantly
revised strategy from the Adopted Core Strategy (2009). The strategy
for development in the District is set out in Policy LP2 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, 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 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".

7.23

It is accepted that the NPPF (2019) 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.

7.24

The application proposes one market dwelling, which would
contribute towards market housing needs. The additional house
would have 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:

7.25

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, is subdivided into
two subgrades - 3a and 3b.

7.26

The NPPF (2019) 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.

7.27

The Council's mapping system classifies the application site as 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 0.1 ha), it is
not considered that the proposed development is 'significant' in the
context of the para. 170 of the NPPF (2019) when taking into account
the threshold for consultation with Natural England is 20ha of BMV
land proposed for development.
Sustainable Development:

7.28

The presumption in favour of sustainable development requires
proposals to achieve economic, social and environmental gains to
satisfy the NPPF; as such a balancing exercise has to be undertaken
to weigh the benefits of the scheme against its disadvantages.
Environmental Sustainability:

7.29

In terms of the environmental dimension of sustainable development,
it is considered that the proposals will result in some visual harm by
new development being located outside the built up area of Great
Stukeley.

7.30

The site is classified as Grade 3 agricultural land, but due to the
Council's out of date housing supply policies, weight can be given to
the need for housing as overriding the need to retain this parcel of
agricultural land when conducting the planning balance. Given the

size of the site (0.1ha), the proposal is not considered to result in a
significant loss of high value agricultural land.
Economic sustainability:
7.31

The provision of one new dwelling would give rise to employment
during the construction phase of the development, and has the
potential to result in an increase in the use of local services and
facilities nearby, both of which will bring about some benefits to the
local economy. There will also be Council Tax receipts arising from
the development.
Social sustainability:

7.32

It is acknowledged that due to the rural nature of this part of the
district, there would be a modest increase in the use of the private
motor car related to this development. Whilst Green End is detached
from the main part of the village of Great Stukeley, there is a footpath
along Ermine Street from the Stukeleys/ Alconbury to Huntingdon.
Great Stukeley itself has few services, although there is limited
access to public transport (buses).

7.33

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 the
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.
Other Matters:
Design:

7.34

The scale, layout and appearance, landscaping and full impact of the
proposals on the character and appearance of the area are not under
consideration at this stage. This will be determined at the technical
details stage.
Residential Amenity:

7.35

Officers need to be satisfied at this stage that the site is capable of
accommodating the amount of development proposed without having
a detrimental impact on neighbour's amenity. Officers are satisfied
that, given the size of the site a suitably designed scheme could be
accommodated and this would be assessed at the technical details
stage.
Highway Safety, Parking, Ecology and Archaeology:

7.36

It is noted that a number of conditions and further information have
been requested by consultees including CCC as Local Highway
Authority, the Wildlife Trust and CCC Archaeology. None of these
consultees have an objection to the scheme in principle.

7.37

The PIP regulations prohibit any form of conditions being imposed to
this development and as such any information requested would either
need to be submitted as part of any subsequent Technical Details
Consent, or a new full planning application.
Infrastructure Requirements and Planning Obligations:

7.38

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.

7.39

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
Bins - Unilateral Undertaking (UU):

7.40

Following a grant of permission in principle, the site must receive a
grant of technical details consent before development can proceed.
The granting of technical details consent has the effect of granting
planning permission for the development. Other statutory
requirements may apply at this stage, such as those relating to the
submission of a bin UU.
Community Infrastructure Levy (CIL):

7.41

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:

7.42

The presumption in favour of development supports development
which is sustainable, striking a satisfactory balance between
economic, environmental and social considerations.

7.43

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 and CS3 of the Core Strategy 2006.
Paragraph 48 of the NPPF (2019) 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 PIP consent for the
development proposed, unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits.

7.44

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.

7.45

The three components of sustainability have been assessed above;
however these will be subject to the material planning considerations
at the technical details stage.

7.46

The application is located on an area of vacant grassed land along
Green End in Great Stukeley. The site is not considered to have any
other significant constraints. Although the site is classified as 'the
countryside', it is considered to be well related to adjacent properties
along Green End. Officers consider the development of one dwelling
on the site would not be at odds with the existing prevailing pattern of
development in the vicinity.

7.47

On balance it is considered that the proposed development would
result in some environmental harm as the proposal would not accord
with development plan policies that seek to restrict development in
the countryside. Furthermore there would be some harm to the
character and appearance of the area through the introduction of one
residential dwelling in this location. It is also noted that there is
neighbour opposition to the proposals. There will however be an
opportunity to mitigate against the impact of the development on the
character of the area at technical details stage, where matters such
as the scale of the development, landscaping and screening will be
considered.

7.48

Ultimately, when considered in the round, and having regard to the
fact that this is a PIP application, the proposal would contribute to the
economic and social dimensions of sustainability with the addition of
one residential unit, this will also bring modest economic benefits
through job creation in the construction industry (short term),
additional spending of future households in the local economy and
one additional market dwelling.

7.49

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
in principle should be granted.

8.

RECOMMENDATION
informatives to include the following
•
•
•
•
•

APPROVAL subject to

Highway Safety requirements
Landscaping details
Archaeology requirements
Ecology requirements
Bin UU

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
Management Officer 01480 388365

Senior

Development

From:
To:
Cc:
Subject:
Date:
Attachments:

Clerk - TSPCN6
Fisher, Laura
Andrew Hallihan; Paula Tuck; Sally Smith; Shaun Burton; Terry Pinner; Tim Close
RE: Permission in principle for the erection of one dwelling - Land Between 36 And 52A Green End - App Ref
19/00112/PIP
20 February 2019 15:53:53
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Thank you Laura for checking this with us.
Re: Planning in principle for the erection of one dwelling Site Address: Land Between 36 And 52A
Green End Great Stukeley Reference: 19/00112/PIP.
The Stukeleys PC agreed to make no comments.
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: Fisher, Laura <Laura.Fisher@huntingdonshire.gov.uk>
Sent: 20 February 2019 09:39
To: clerk@thestukeleys-pc.gov.uk
Subject: Permission in principle for the erection of one dwelling - Land Between 36 And 52A Green
End - App Ref 19/00112/PIP
Good morning
I write with regard to the above application as I am currently preparing a Planning Committee report.

I am just wondering if there are any PC comments at all, as we do not appear to have received any
formal response and I cannot find any online.
I look forward to hearing from you.
Kind regards,

Laura
Laura Fisher
Senior Development Management Officer (South Team)
Development Services
Huntingdonshire District Council
Pathfinder House, St Marys Street
Huntingdon
PE29 3TN

DD: 01480 388365
Email: laura.fisher@huntingdonshire.gov.uk
Please note my working days are Tuesday to Thursday 9.30am - 4.30pm and Fridays 9.30am - 2.30pm
Please visit the Planning Pages of our new website at
http://www.huntingdonshire.gov.uk/planning for all planning related enquiries, including full
details of the pre-application services we are providing.
Any comments represent the informal opinion of an officer of Huntingdonshire District Council. These
comments are made without prejudice to any eventual determination through the planning process.
cid:image003.png@01D104E4.9BCCF450

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
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