DEVELOPMENT MANAGEMENT COMMITTEE

18 MARCH 2019

Case No:

18/02259/FUL (FULL PLANNING APPLICATION)

Proposal:

DEMOLISH EXISTING BUNGALOW AND REPLACE WITH
2 NUMBER DETACHED DWELLINGS.

Location:

27 MANOR ROAD FOLKSWORTH
PE7 3SU

Applicant:

MR MARK NICHOLLS

Grid Ref:

514658 289864

PETERBOROUGH

Date of Registration: 14.11.2018
Parish:

FOLKSWORTH AND WASHINGLEY
RECOMMENDATION

- APPROVE

This application is reported to the Development Management Committee
as Folksworth Parish Council's recommendation of refusal is contrary to
the officer's recommendation of approval.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site is at No 27 Manor Road which is a single storey
dwelling within the built up area of Folksworth. The site is surrounded
by development on all four sides adjacent to the village hall and
opposite The Fox Public House. The application site is within Flood
Zone 1 and at low risk of flooding and would be accessed by Manor
Road. The application proposes to demolish the existing bungalow
and replace it with two detached dwellings with associated driveways,
frontage parking and rear gardens.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (NPPF 2019) sets out the
three economic, social and environmental objectives of the planning
system to contribute to the achievement of sustainable development.
The NPPF confirms that ‘So sustainable development is pursued in a
positive way, at the heart of the Framework is a presumption in favour
of sustainable development. The NPPF sets out the Government's
planning policies for:
* delivering a sufficient supply of homes;
* achieving well-designed places;
* conserving and enhancing the natural environment;
* conserving and enhancing the historic environment.

2.2

Whilst the NPPF 2019 has now been published and replaces the
NPPF 2012, transitional arrangements are in place for authorities who
have submitted Local Plans submissions prior to the 29 January 2019
and to ensure consistency, the 2012 framework policies will continue

2.3

to be relevant. For clarity HDC submitted their Local Plan on 29
March 2018.
The National Planning Policy Framework (NPPF 2012) sets out the
three dimensions to sustainable development - an economic role, a
social role and an environmental role - and outlines the presumption
in favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government's
planning policies for:
* promoting sustainable transport;
* delivering a wide choice of high quality homes;
* requiring good design;
* conserving and enhancing the natural environment;
* conserving and enhancing the historic environment.

2.4

In this report, reference to both NPPF 2012 and 2019 from here-on
referred to as ‘the NPPF’

2.5

Planning Practice Guidance

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)
• H20: Infill Housing
• H23: Housing Outside of Environmental Limits
• H31: Residential Privacy and amenity standards
• T18: Access requirements for new development
• T19: Pedestrian Routes and Footpath
• En2: “Character and setting of Listed Buildings”
• 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
• LP1: Amount of Development
• LP2: Strategy for Development
• LP4: Contributing to Infrastructure Delivery
• LP5: Flood Risk

•
•
•
•
•
•
•
•
•
•

LP6: Waste Water Management
LP10: Small Settlements
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

3.5

The LPA consider the Local Plan to 2036 to be a sound plan and it
was submitted for examination on the 29th March 2018. Footnote 22
of 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 consistent with the policies set out within the
NPPF 2012. Given the transitional arrangements in place it is
considered that if there is any tension between emerging policies and
NPPF 2019 the previous framework policies will prevail.

3.6

Following the examination hearings held in July and September 2018,
the wording of LP2, LP3, LP5 and LP11 are to be changed. For LP2
"recognise" is to be added in relation to the intrinsic character and
beauty of the countryside, LP3 adds text above the Grafham Water
heading, LP5 is to be amended as agreed with the Environment
Agency and County Council, and LP11 the word "protect" is to be
replaced with "recognise". 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.

3.7

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, LP3, 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, LP3, LP5 and LP11 but as the required
changes to Policies LP2, LP3, 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.

3.8

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 2017 Annual Monitoring Review regarding housing
land supply.

3.9

Weight of Development Plan Policies & NPPF Consistency:
The fact that the Development Plan policies are old is in itself
irrelevant as they remain saved policies and the statutory starting
point and under S.38(6) of the Planning and Compulsory Purchase
Act (PCPA) 2004.
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.

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

4.

RELEVANTPLANNING HISTORY

4.1

The application site has been subject to pre application advice. There
is no further relevant planning history on the plot itself.

5.

CONSULTATIONS

5.1

Folksworth Parish Council – Recommend Refusal – Comments
summarised below:
* Object to the loss of a perfectly good bungalow within the village
and feels a balance of accommodation better suits the character of
the village rather than just large homes.
* Although the site is large it is felt that to have two large detached
properties with garages and the associated car parking allocations is
an overdevelopment of the site.

5.2

Cambridgeshire County Council Local Highway Authority (LHA):
No objections, comments summarised below:
* The proposed would be similar in nature to the surrounding
dwellings. Suitable parking and turning has been indicated on site.
* Requested a series of conditions (closure of existing access,
boundary treatment pd rights, visibility splays, access surface
construction and parking arrangements)

5.3

HDC Urban Design – Comments summarised below and within the
report below:
* The proposed site was subject to a previous pre-application
submission (18/70180/PENQ) of which urban design had no
involvement.
* No objection in principle but amendments are required to form a
more modest infill development and relate to the scale of existing
adjacent dwellings.
* The size of the units should be reduced and the ridge height
lowered to more closely reflect the ridge height of No. 25 adjacent.
* The feature gables should be omitted to relate to the ‘flat fronted’
appearance of existing dwellings.
* The integral garages should be omitted, garages should be located
to the side of the units, setback behind the prevailing building line with
the opportunity for accommodation above within the pitched roof
space.

Officer response: HDC Urban Design comments addressed in the
main body of report.
6.

REPRESENTATIONS

6.1

Comments received from 12 The Paddocks, Folksworth, comments
summarised below:
* The on-line documents appear to be incomplete in that no actual
application form is included (as viewed on the 23rd November).
* The planning authority will consider whether the development falls
within the definition of infilling.
* The roof profile of the proposed building on plot 2 differs from that
on plot 1, possibly to minimise the impact on the adjoining existing
property in terms of light. Perhaps a similar profile could be
considered for plot 1 as the proposed building could be detrimental to
the light falling on the path running between it and the Village Hall.

7.

ASSESSMENT

7.1

The report addresses the principal, important and controversial issues
which are in this case:
•
•
•
•
•
•

Principle of development and Housing Supply Policies
Impact on the character of the area
Residential Amenity
Access and Transport
Ecology
Infrastructure requirements and planning obligations

Principle of development and Housing Supply Policies
7.2

The application site is considered to be located within the village
framework of Folksworth, which is designated a Small Settlement
within Huntingdonshire District Council’s Proposed Submission 2017
Local Plan and the adopted Core Strategy 2009. The Core Strategy
states residential infilling (of up to 3 dwellings) may be appropriate
within the built up area, although facilities and services would have to
be accessed by higher order settlements.

7.3

Small Settlements as defined by Policy LP10 of the Proposed Local
plan states a proposal that is located within a built-up area of a Small
Settlement will be supported where the amount and location of
development proposed is sustainable. This is in relation to the: level
of services and infrastructure provision within the settlement,
opportunities for users of the proposed development to access
everyday services and facilities by sustainable modes of travel
including walking, cycling and public transport; and the effect of the
proposal on the character of the immediate locality and the settlement
as a whole.

7.4

The application proposes two dwellings following the demolition of a
bungalow, therefore the proposal is a net gain of one residential unit.
Therefore the proposed dwellings are considered to be acceptable in
principle subject to all other material planning considerations.

Impact on the character of the area
7.5

The site is currently occupied by a bungalow and detached single
garage setback from Manor Road. The surrounding area comprises
of a mixture of single storey and 2 storey dwellings. The Fox Pub is
located opposite the site which forms the tallest building, and is
located opposite the junction with Manor Road and Elm Road. The
village hall is adjacent to the site.

7.6

The Urban Design officer made a number of comments against the
proposal when it was originally submitted. They stated that the ridge
heights and dwellings were too big and top heavy and as a result,
would dominate the street scene and surrounding development.
These concerns were shared by the Parish Council. Urban design
officers recommended the ridge heights should be lowered and a
more ‘flat fronted’ appearance is required. It was also considered the
large garage doors dominate and detract from the appearance of the
dwellings and reduce the amount of active frontage to the street. HDC
Urban Design Officers explained that garages should be aligned with
or setback from the building frontage to reduce the amount of hard
landscaping for parking at the front of the dwelling(s).

7.7

Since the above comments, the application has been amended so the
ridge heights have been reduced to 8100mm (from 8700mm), this
change will help to reduce the proposal’s dominance on the street
scene and the surrounding residential properties and buildings, in line
with Urban Design’s comments and other representations received,
including those from the Parish Council.

7.8

The path adjacent to the site is not a public right of way and it is not
considered the proposal would have a significant impact on it. The
house types and buildings within the surrounding area are not all
uniform and whilst the above comments about garages being located
at the sides of dwellings, and the flat fronted appearance are noted,
the front facing attached garages are not considered to significantly
adversely impact the character of the area.

7.9

Whilst the NPPF states the importance of good design, planning
decisions should not attempt to impose particular architectural styles
or particular tastes and they should not stifle innovation, originality
through unsubstantiated requirements to conform to certain
development forms or styles. Whilst the proposal would provide the
addition of two large detached dwellings, the designs are of a
reasonable quality. The proposal is not considered to have a
significant adverse impact on the character of the area. In addition,
officers are of the opinion that a substandard design reason for
refusal based only on the issues mentioned above would be difficult
to defend on appeal. The comments with regards to hard surfacing at
the front of the properties for parking are noted, but this could be
adequately mitigated with the use of soft landscaping via a condition.
It is also considered reasonable to add levels and material conditions
further minimise the impact of the new proposal on the character of
the area.

7.10

There are a number of small trees on site and the applicant has
provided a tree protection plan. There is no objection to the proposed
impact of the trees on site, none are of any significant value and don’t

carry any legal protection. However it is considered reasonable to
request an arboricultural method statement to accompany a tree
protection plan in order to ensure there is no additional adverse
impact on trees during construction.
7.11

On balance, having regard to the above and the current policy
position, whilst it is accepted there would be modest harm to the local
character (due to the design shortcomings), this harm is not
considered to be significant and demonstrable enough to justify a
refusal on this basis alone, and following the amendments to reduce
the ridge heights, the modest harm can be mitigated by materials,
landscaping and levels conditions. Therefore subject to conditions,
the proposal is considered to accord with the NPPF, En25 of the
Huntingdonshire Local plan (1995), policies CS1 and CS3 of the
Adopted Core Strategy (2009) and policies LP2, LP12 and LP13 of
the Huntingdonshire Local Plan to 2036: Proposed Submission 2017.
Residential Amenity

7.12

The NPPF and the Council’s planning policies (policies H31, H37 and
H38) seek to ensure developments do not have an unacceptable
impact upon residential amenity for both existing and future
occupiers. Emerging policy LP15 of the Local Plan proposed
Submission to 2036 also seeks to protect amenity of neighbouring
users and can be afforded significant weight. The policy also seeks to
ensure residential amenity is not harmed as a result of development;
the NPPF within the core principles states that planning should
"always seek to secure high quality design and a good standard of
amenity for all existing and future occupants of land and buildings".

7.13

It is considered the application site can accommodate the quantum of
development proposed without having an adverse impact in terms of
overlooking, overbearing or loss of light on future and existing
occupants. The two plots are acceptable distances away from No23C
Manor Road Folksworth and with acceptable private amenity spaces
to provide a good standard of living for future occupants.

7.14

Due to the size of the development, it is recommended a condition
with regards to construction time controls is added to the decision
notice. These conditions are considered reasonable and necessary in
order to ensure there is not a significant adverse impact on residential
amenity during the construction phase.

7.15

It is considered that the proposal would therefore be in accordance
with Policy H31 of the Huntingdonshire Local Plan (1995) and Policy
LP15 of the Huntingdonshire District Council Local Plan to 2036:
Proposed Submission 2017.
Access and Transport

7.16

The main issue is whether there would be any severe adverse effects
on highway safety and traffic flow arising from the proposed
development. In determining whether the development would have
severe residual cumulative impacts, Cambridgeshire County Council
(CCC) have been consulted.

7.17

The Local Highway Authority has no objections to the application
subject to a number of conditions which include - access width a
minimum of 5m for a minimum of 10m in distance
- visibility splays to be provided
- Parking and turning area to be laid out prior to first occupation of the
development
- submission of a scheme in consultation with the Local Highway
Authority for access construction and to prevent surface water run off
to the public highway.
- The existing access to No 27 Manor Road closed when the new
accesses are brought into use

7.18

Finally the Local Highway Authority request a condition to remove PD
rights for boundary treatments, specifically gates and Schedule 2 Part
2 Class A. The reason for this is to avoid obstruction to the Public
Highway which could cause an unnecessary risk to Highway Safety. It
is therefore considered reasonable and necessary to add these
conditions to the decision notice.

7.19

The proposal is considered to be able to provide adequate parking
with 2 off street parking spaces per dwelling.

7.20

The proposal is therefore considered to accord with the NPPF,
policies T18 of the Huntingdonshire Local Plan 1995 and LP17 and
LP18 of the Huntingdonshire Local Plan to 2036 Proposed
Submission 2017.
Ecology

7.21

Local Plan (1995) Policy En22 requires appropriate account be taken
of nature and wildlife conservation and policy LP32 of the emerging
Local Plan to 2036: Proposed Submission aims to conserve and
enhance biodiversity and advises that opportunities should be taken
to achieve beneficial measures within the design and layout of
development and that existing features of biodiversity value should be
maintained and enhanced. Paragraph 170 of the NPPF states
Planning policies and decisions should contribute to and enhance the
natural and local environment.

7.22

The application site has no record of any protected species and is
considered to be of low biodiversity potential. There has been no
representation with regards to biodiversity from any third party or the
Council. The application was accompanied with a short biodiversity
report adding measures such as bird boxes to the site which are
marked on the approved plans. In addition to a landscaping condition
officers consider the development would result in a modest
enhancement to its existing biodiversity, through the creation of new
residential gardens which could be planted with native flora and
additional. The proposal would therefore be in accordance to
Paragraph 170 of the NPPF, policies En22 of the Huntingdonshire
Local Plan 1995 and LP32 of the Huntingdonshire Local Plan to 2036
Proposed Submission 2017.
Drainage and Contamination

7.23

The drainage officer has not been consulted on the current proposal
and very little drainage information has been submitted with the

application. It states within the application form that any drainage
would be connected to the mains sewers. As the proposal is not at a
significant risk of flooding and there is an existing dwelling on site it is
considered necessary and reasonable for issue of drainage to be
dealt with under building regulations.
7.24

As there is an existing dwelling on the site, the proposal is not at risk
of being adversely impacted by contamination.
Infrastructure Requirements and Planning Obligations

7.25

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

7.26

Statutory tests set out in the Community Infrastructure Regulations
2010 (Regulation 122) require that S106 planning obligations must
be:
-Necessary to make the development acceptable in planning terms;
-Directly related to the development; and
-Fairly and reasonably related in scale and kind to the development

7.27

The application is accompanied by a satisfactory completed unilateral
undertaking for the provision of wheeled bins in accordance with the
Developer Contributions SPD (2011).
Community Infrastructure Levy (CIL):

7.28

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

7.29

The NPPF has at its heart the presumption in favour of sustainable
development. To be sustainable, development must, as noted in
paragraph 6 of the NPPF, strike a satisfactory balance between the
economic, environmental and social considerations.

7.30

In terms of the economic dimension of sustainable development, the
proposal would contribute towards economic growth, including job
creation - during the construction phase and in the longer term
through the additional population assisting the local economy through
spending on local services / facilities. The proposal would also
generate income for the authority through Community Infrastructure
Levy Payments, increase council tax revenues and new homes
bonus.

7.31

In terms of the environmental dimension of sustainable development,
further landscaping is proposed and any harm is not considered to be
significant or demonstrable enough for a refusal.

7.32

In terms of the social dimension, the site appears to have no
significant constraints and is deliverable. It would also marginally
increase the supply of market housing. The village has some local
facilities; a village hall, public house, and primary school. The
application site is within comfortable walking distance of these
facilities. Given that Folksworth is classified as a Smaller Settlement
the application site is in a reasonably sustainable location and the
quantum of development is appropriate.

7.33

Having assessed all three dimensions of sustainable development;
economic, environmental and social within this report it is concluded
that the development of this site will: -Provide a supply of market housing to meet current and future
generations
-Provide a design of development that is acceptable
-Not cause significant detrimental impact to residential amenity
-Provide acceptable parking provision
-Maximise opportunities for use of public transport, walking and
cycling
-Manage flood risk and drainage effectively
-Provide appropriate infrastructure to meet the needs generated by
the development through wheeled bin provision

7.34

For these reasons, the proposal is considered to constitute
sustainable development and accords with the Development Plan.
There are no overriding material considerations that indicate that
permission should not be granted in this instance and the application
is therefore recommended for approval subject to the stated planning
conditions.

8.

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

APPROVAL

subject

to

Time Limit
Approved plans
Materials
Hard and soft landscaping, Boundary Treatments
Levels
Tree Protection
Hours of work
PD Rights Boundary Treatments
Visibility Splays
Provision of parking layout prior to occupation of dwellings
Existing access closure
Access Construction and Drainage Measures

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.
CONTACT OFFICER:
Enquiries about this report to Will Tysterman Senior Development
Management Officer 01480 388411

From:
To:
Subject:
Date:

Folksworth and Washingley Parish Clerk
DMAdmin; Control, Development (Planning)
Re: Planning Permission Consultation - 27 Manor Road Folksworth Peterborough (ref 18/02259/FUL)
11 December 2018 12:07:50

The Parish Council has discussed this application at length and recommends Refusal for
the following reasons:
Council is saddened by the loss of a perfectly good bungalow within the village and feels
that a balance of accommodation better suits the character of the village rather than
just large homes. Although the site is large it is felt that two have two large detached
properties with garages and the associated car parking allocations is an overdevelopment
of the site.
Folksworth and Washingley Parish Council
From: Dmadmin@huntingdonshire.gov.uk
Sent: Tuesday, November 20, 2018 9:52 AM
To: clerk@folksworthandwashingley-pc.org.uk
Subject: RE: Planning Permission Consultation - 27 Manor Road Folksworth Peterborough (ref
18/02259/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: Demolish existing bungalow and replace with 2 number detached dwellings.
Site Address: 27 Manor Road Folksworth Peterborough
Reference: 18/02259/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

Virus-free. www.avast.com

Development Management Committee
Application Ref: 18/02259/FUL
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