
      
DEVELOPMENT MANAGEMENT  COMMITTEE               15 APRIL 2019 
 
Case No: 19/00392/PIP  (PERMISSION IN PRINCIPLE) 
 
Proposal:  PERMISSION IN PRINCIPLE APPLICATION FOR A 

SINGLE RESIDENTIAL DWELLING 
 
Location:  LAND EAST OF 1 THE LANE  EASTON  PE28 0TY 
 
Applicant:  MR ANDREW BURTON 
 
Grid Ref: 513925   271810 
 
Date of Registration:   26.02.2019 
 
Parish:   EASTON 
 

RECOMMENDATION  -    APPROVE  
 
This application is referred to Development Management Committee as 
the proposal for Permission in Principle for a private market dwelling in 
the countryside is a Departure from the Development Plan which Officers 
recommend for approval whilst the tilted balance applies. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site is a small field (approximately 0.15 hectares) south of The 

Lane in the village of Easton. The site is located between, and south 
of, residential properties along The Lane and backs onto a large field.  

 
1.2 The site currently comprises land, which is classified 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'.  

 
1.3 The site is of rough grass bounded by a gate and a mix of fences and 

vegetation at the front and neighbouring properties to either side and 
a ranch-type fence to the rear. There is a grass verge on part of the 
frontage. The house to the east is 2-storeys and set back from the 
road behind a hardstanding and front garage with first floor room in 
the roof. The two nearest dwellings to the west have a single-storey 
appearance with first floor rooms in the roof. 

 
1.4 The site is located in Flood Zone 1 based on the Council's 2017 

Strategic Flood Risk Assessment (SFRA). 
 
1.5 There is a mature Elm tree on the site frontage and another mature 

Elm tree overhanging the site from the west. Both trees are the 
subject of a Tree Preservation Order (L/TPO/391) and are significant 
constraints on potential development of the site.  

 
1.6 Three Counties Long Distance Path travels along The Lane. The 

Lane is narrow and there is no pedestrian path.  
 
1.7 This permission in principle (PIP) application is for residential 

development of a dwelling.   
 



1.8 The application is accompanied by a location plan, Planning 
Statement, ERAs Consultancy Ecological Assessment Phase 1 
Habitat and Protected Species Survey of November 2017 and 
Arboricultural Impact Assessment with tree constraint plan (Ref: 17-
2299 by Lockhart Garratt dated 11 Dec 2017 and edited to exclude 
the proposed site layout).  

 
1.9 The proposal is the first part of a PIP 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.   

 
1.10 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. 
 
2.5 Other guidance: 

• BS5837:2012 ‘Trees in relation to design, demolition, and 
construction – Recommendations’  

• BS42020:2013 ‘Biodiversity. Code of practice for planning and 
development’ August 2013.  

• Natural Environment Guidance 21 January 2016.  
 
For full details visit the government website: https://www.gov.uk  

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. 

 
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).  

 
3.9 The Local Planning Authority has agreed to the required changes to 

LP2, LP5 and LP11 but as the required changes to those policies 
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. 

 
3.10 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 7900630OUT Erection of dwelling approved 22.06.1979 
 
4.2 8701535OUT Erect single dwelling approved 13.10.1987 
 
4.3 8802404FUL Erect one dwelling approved 16.2.1989 
 
4.4 16/02188/OUT Erection of two dwellings with associated access 

withdrawn 24.11.2016. The then applicant advised in 2016 that the 
site was not in the same ownership as field beyond although there 
was initially no fence between them. A dividing fence was 
subsequently erected. 

 
4.5 17/02125/OUT Erection of single detached dwelling withdrawn 

15.01.2018. 
  
 

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


5. CONSULTATIONS 
 
5.1 Easton Parish Council: Neither object or support (COPY 

ATTACHED). 
 
5.2 Natural England: ‘No comments’ 
 
5.3 Cambridgeshire County Council Local Highway Authority (LHA) 

–No objection. In relation to the highway the following information 
should be submitted with any planning permission sought. 
-Vehicle to vehicle visibility splays 
-Site layout including turning and parking. 
-Any alterations to the highway proposed at the site. 

 
5.4 Cambridgeshire County Council Archaeology –No objection 

subject to archaeological condition is placed on any future application 
for Technical Details consent  

 
5.5 Beds and Cambs Wildlife Trust – No objection in principle but the 

ecological impacts must be addressed at the technical details stage. 
- The development would not directly impact on designated nature 
conservation sites or known areas of priority habitat.  
- Ecological Assessment report states that the site includes 
unimproved neutral grassland habitat and has terrestrial habitat with 
the potential to support great crested newts. these ecological issues 
would not make it inappropriate to determine this permission in 
principle application, there should be scope to provide appropriate 
mitigation/compensation and habitat creation/enhancement of 
remaining areas of grassland.   

 
5.6 Alconbury and Ellington Internal Drainage Board (IDB): No 

objection subject to condition on storm water disposal as details have 
not been provided. 

 
5.7 HDC Trees and Landscaping – No objection at this stage. However 

any future applications for the site should be accompanied by the 
following:  
* Tree Survey 
* Arboricultural Impact Assessment 
* Tree Protection Plan 
In accordance with the recommendations of BS5837:2012. 

 
5.8 HDC Environmental Health –No   concerns regarding land 

contamination, noise, air quality at the site. 
 
6. REPRESENTATIONS 
 
6.1 A site notice was erected in the vicinity of the site on 27 February 

2019 and a Press Notice advertised the development as a Departure 
from the Development Plan.  

 
6.2 2 letters of representation have been received,  
 
6.3 The House- no objection in principle if structure sympathetically sited 

-seek single storey garage and house roofline similar to neighbours 
with north and south elevations being one and a half storeys in height 



-seek house aligned in north-south direction-see layout (sketch 
supplied) 
-seek avoid harm to protected trees  
-discourage long passing bay which may be used for parking and 
may encourage faster driving- safety concerns 
-note surface water puddles on road  
-prefer simple access to dwelling to passing place  
-would object to loss of light or privacy 
-seek good materials. 

 
6.4 Fidlers--seek height restriction of house for aesthetic end amenity  

reasons- avoid loss daylight/ sunlight including to solar panels 
-concern about elm trees which overhang road and garden – may 
wish to lop in future  
-dispute claim that dwelling would assist in delivering pressing social 
economic housing need of district as the scheme would only provide 
one more expensive house,  
-in winter routes are muddy and impassable making access less easy 
- in Spaldwick there is a primary school and only the service station 
shop.  
-there is only one pub in Spaldwick and Ellington and only one bus a 
day from the Easton Road bus stop and so private cars are needed. 
-against widening The Lane – harm to village character and would 
encourage speeding- note no pavement so many walk in The Lane 
-note fire hydrant in verge and phone scales in road. 

 
Officer note: The issues raised above are addressed in the report 
below. Given the form of the application submission, some of the 
concerns raised (i.e. loss of privacy) 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. 58-012-
20180615 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 in-
principle 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 in the Planning and Compulsory Purchase Act 2004 

(section 38(6)) and the Town and Country Planning Act 1990 (section 
70(2)) in dealing with planning applications the Local Planning 
Authority shall have regard to the provisions of the development plan, 
so far as material to the application,  and to any other material 
considerations. This is reiterated within paragraph 47 of the NPPF 
(2018). The development plan is defined in section 38(3)(b) of the 
2004 Act as "the development plan documents (taken as a whole) 
that have been adopted or approved in that area". 

 
7.5 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;   
* Other matters. 

 
 Principle of the Development 
 
 Development Plan: 
 
7.8 Easton 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).  

 
7.10 The part 2 plan accompanying the 1995 Local Plan includes the site 

in the built up area/ environmental limits of the village. This 
designation reflected the history of a series of permissions for a 
dwelling in 1979, 1987 and 1989. 

 
7.11 However, since the Core Strategy was adopted in 2009, para 5.15 of 

the supporting text and Policy CS3 have been applied and Officers 
have considered that the site relates more to the surrounding 
countryside than the built up parts of the village, as a small area of 
countryside formerly forming part of the field to the rear and projecting 
to the lane, and discouraging development on the site due to the lack 
of access to sustainable transport modes for the occupiers of the 
proposed dwelling and their visitors, and a reliance on motor vehicles 
for journeys contrary to the sustainable development strategy for the 
district. Policy CS3 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. 

 
7.12 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. 

 
7.13 Furthermore, an overall aim of the NPPF is to significantly boost 

housing supply. As such, there is an inconsistency with policies H23, 
En17 and CS3 and the thrust of the NPPF (2018). In accordance with 
paragraph 213 of the NPPF the weight to be given to these policies 
should be reduced. Paragraph 11 of the NPPF (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: 
 
7.14 In Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 

(as amended March 2018 for submission) Easton 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". 

 
7.15 Policy LP10 ‘Smaller Settlements’ of Huntingdonshire's Local Plan to 

2036:  Proposed Submission 2017 (as amended) provides support for 
development proposals on land in 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.  

 
7.16 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: 
 
7.17 Having regard to paragraph 79 of the NPPF (2019), the application 

site is not considered to be 'isolated' by virtue of its location near to 
the built up area of Easton and the presence of dwellings along The 
Lane to the north, east and west of the site. 

 
7.18 However, the site is outside the built-up area of Easton and the 

environmental limits as identified within Part 2 of the Local Plan 
(1995) and is in 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). 

 
7.19 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 Easton and therefore 
forming part of the countryside. 

 
7.20 The site is a field that is considered to be in the countryside outside 

the built-up area of Easton as defined in the Huntingdonshire’s Local 
Plan to 2036: Proposed Submission 2017 (as amended March 2018 
for submission). Paragraph 4.84 of the emerging plan gives examples 



of areas like this site that are excluded from the built up area eg. 
agricultural land where the character of the land primarily relates to 
the countryside.  

 
7.21 However, development in the countryside and outside the built up 

area is restricted by policy LP11 of Huntingdonshire’s Local Plan to 
2036: Proposed Submission 2017 (as amended March 2018 for 
submission).  Policy LP11a seeks the use of land of lower agricultural 
value, avoiding the use of Grades 1 to 3a. The loss of this grade 3 
agricultural land would be unfortunate but as only a small area of land 
is entailed, it is considered that the loss does not on its own amount 
to a reasonable reason for refusal in this case.  

 
7.22 Policy LP11b requires the intrinsic character and beauty of the land to 

be protected- this is considered in the following section of the report. 
There is no reason why the proposal should give rise to undue noise, 
odour, obtrusive light or other impacts that would adversely affect the 
use and enjoyment of the countryside by others, as required by 
LP11c. 

 
7.23 Policy LP2 of Huntingdonshire's Local Plan to 2036: Proposed 

Submission 2017 (as amended March 2018 for submission) seeks to 
support a thriving rural economy and this proposal could make a 
small contribution to this with temporary job creation with the 
construction work.   

 
7.24 Policy LP10 (Small Settlements) of the emerging plan advises that 

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.’ 

 
7.25 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'”. 

 
7.26 ‘The Countryside’ (LP11) is assessed above. However, taking the 

remaining criteria in turn: 
 
7.27 Rural Economy (LP20) 

The proposed development for one residential unit 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 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 one residential 
unit is not considered to represent a Local Service/Community 
Facility. As such, there is no conflict with LP23. 

 
7.29 Tourism and Recreation (LP24) 

The proposed development for one residential unit does not involve a 
new or expanded tourism, sport or leisure use in the countryside. As 
such, there is no conflict with LP24. 



7.30 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. 

 
7.31 Rural Buildings (LP35) 

The proposed development for one residential unit does not involve 
the conversion of a building in the countryside. As such, there is no 
conflict with LP35. 

 
7.32 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 one residential unit is 
not considered to represent Water Related Development. As such, 
there is no conflict with LP40. 

 
7.33 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.  

 
7.34 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: 
 
7.35 In order to satisfy the requirements of the NPPF to boost housing 

supply, the Council must demonstrate an up-to-date five year supply 
of deliverable housing sites to meet its objectively assessed need, 
with an additional buffer to ensure choice and competition in the 
market for land; this requirement is set out in paragraph 47 of the 
NPPF. Due to under delivery in recent years the buffer to be applied 
for the District is 20%. The December 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. 

 
7.36 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. 

 
7.37 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. 

 
7.38 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". 

 
7.39 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. 

 
7.40 The application proposes a market house, which would contribute 

towards market housing needs. The additional house has social 
benefits, however the proposed development must be considered 
alongside the three dimensions of sustainable development as set out 
within the NPPF; economic, social and environmental. These are 
considered in detail in the following sections of this report. 

 
 Loss of Agricultural Land: 
 
7.41 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. 

 
7.42 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. 

 
7.43 The Council's mapping system classifies the application site as Grade 

3 but it is not known if it is grade 3a or 3b 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 
small size of the site it is considered that the proposed development 
is not '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  
 
7.44 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 
 
7.45 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 Easton.  

 
7.46 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 (0.15ha), the proposal is not considered to result in a 
significant loss of high value agricultural land. 

 
7.47 The proposal will also result in extra motor journeys for example for 

the future occupiers to access shops and services as Easton has few 
services and access to public transport is very limited.  

 
 Economic sustainability 
 
7.48 The provision of a new dwelling would give rise to employment during 

the construction phase of the development, and has the potential to 
result in a modest increase in the use of local services and facilities, 



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 
 
7.49 Due to the rural nature of this part of the district, there would be a 

modest increase in the use of the private motor vehicles related to 
this development.  

 
7.50 The TPO trees are a constraint to development but Officers are 

satisfied at this stage that the site is capable of accommodating the 
amount of development proposed without having a detrimental impact 
on the trees. There therefore appear to be no significant constraints 
to preclude development and the development is deliverable. It would 
also increase the supply of market housing. There is a district wide 
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 
 
7.51 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 
 
7.52 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 amenity.  Officers are satisfied 
that, given the size of the site and despite the tree constraint, a 
suitably designed scheme could be accommodated and this would be 
assessed at the technical details stage. 

 
 Highway Safety, Ecology, Archaeology, Trees and Drainage 
 
7.53 The proposal need not entail harm to the TPO trees which make an 

important contribution to the landscape and visual amenity of the 
area.  

 
7.54 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, CCC Archaeology, HDC’s Tree Officer 
and Alconbury IDB. None of these consultees have an objection to 
the scheme in principle.  

 
7.55 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 
 
7.56 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. 

 
7.57 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) 
 
7.58 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 the technical details stage, such as those 
relating to the submission of a bin UU.  

 
 Community Infrastructure Levy (CIL): 
 
7.59 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  
 
7.60 The presumption in favour of development supports development 

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

 
7.61 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 
proposed development, unless any adverse impacts of doing so 
would significantly and demonstrably outweigh the benefits.  

 
7.62 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.  

 



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

 
7.64 The application site is located on agricultural land south of The Lane 

in Easton and the TPO trees are a significant constraint on 
development. The site is classified as 'the countryside’, but it is 
considered to be reasonably well related to the built up area in terms 
of proximity to the built up area of Easton, to the east, west and north. 
Officers consider development of a dwelling on the site would not be 
at odds with the existing prevailing pattern of development in the 
vicinity, especially in light of the fact that there are a dwellings located 
off The Lane to either side of the site.  

 
7.65 It is considered that the development need not harm the TPO trees 

subject to satisfactory details being secured at the technical stage. It 
will be necessary to design and lay out the development to avoid 
harm to the trees and neighbour amenity eg by shading, overbearing 
or overlooking effects, to also ensure that the development fits in well 
with its surroundings and does not intrude unduly into views eg from 
the south and secure suitable parking and access to the site. 
However, these details and the other matters raised by consultees 
and neighbours would be addressed at technical detail stage.  

 
7.66 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 moderate harm to the 
character and appearance of the area through the introduction of a 
residential development in this location. 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. 

 
7.67 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 further economic benefits 
through job creation in the construction industry (short term) and 
additional spending of future households in the local economy.  

 
7.68 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. The principle issues namely, location, 
use and amount of development proposed are acceptable in principle 
while the ‘tilted balance’ applies and the site is suitable in principle for 
the development.   

 
 
 
 
 
 



8. RECOMMENDATION  - APPROVAL  
 
 Informatives 
 

• Archaeology requirements 
• Highway safety requirements 
• TPO trees assessment and protection measures 
• Ecology/ Biodiversity requirements 
• Bin Unilateral undertaking 
• CIL 
• Storm water drainage/disposal. 

 
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 Sheila Lindsay Senior Development 
Management Officer 01480 388247 
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