DEVELOPMENT MANAGEMENT COMMITTEE

15 APRIL 2019

Case No:

18/02645/FUL (FULL PLANNING APPLICATION)

Proposal:

ERECTION OF A SINGLE FAMILY DWELLING WITH
ATTENDANT LANDSCAPING AND BIN AND CYCLE
STORAGE. RELOCATION OF ACCESS.

Location:

LAND BETWEEN 33 AND 43 MEADOW ROAD GREAT
GRANSDEN SG19 3BD

Applicant:

MR H S TIWANA

Grid Ref:

526457 255975

Date of Registration: 14.12.2018
Parish:

GREAT GRANSDEN
RECOMMENDATION

-

APPROVE

This application is referred to Development Management Committee
(DMC) as a departure from the development plan which is supported by
Officers, contrary to Great Gransden Parish Council’s recommendation
to refuse and at the request of the ward member on the basis of principle
of development outside the built up area and concern about harm to the
significance and setting of the Great Gransden Conservation area.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

This application relates to a field between the grounds of 43 Meadow
Road (Hillcrest) and Elm Cottage/ 33 Meadow Road, a grade II listed
timber framed thatched house. The site fronts onto Meadow Road,
(B1046) and is in the countryside west of Great Gransden village. The
site lies west of the western edge of the conservation area, which
includes part of the grounds of Elm Cottage. There is dwelling to the
north-west side, a field to the rear and, to the north, on the opposite
side of the road, a field and access to a dwelling.

1.2

The site is approximately 0.3ha in size. It is bounded by hedges, trees
and fences and a gate. There is a grass verge to the road frontage.
There is no surfaced access to the gateway over the highway verge
and there are no surfaced paths or street lights along the frontage
verges of this part of the B1046. The site is outside the 30mph limit
and so the national speed limit applies.

1.3

The proposal is to erect a 4-bed dwelling and provide a new access
south-east of an existing gateway with new hardstandings and to
change the use of a field to a garden.

1.4

The proposal also includes the erection of bike and bin stores and the
removal of small section of hedge for the new access, replacement of
the hedge over the old gateway, the crown lift of the east side of elm
and walnut trees near the access in group A005 and a reduction in
ground level in the verge north-west of the site to improve visibility
from the new access.

1.5

The site slopes up from the south-east to the north west and levels in
the verge range from approximately 45.8 to 47.22m and the site
drops down steeply to the rear (to approximately 43.08- 43.85m).

1.6

The site and surroundings are classified as grade 2 agricultural land.

1.7

The application is accompanied by a Heritage Statement of 4
December 2018, Preliminary Ecological Appraisal of December 2018,
Design and Access Statement rev A, Access Statement of February
2019, a Tree Survey and Arboricultural Impact Assessment with
Preliminary Method Statement of February 2019, Landscape
Masterplan and Reptile Mitigation Strategy by Applied Ecology Ltd
dated January 2019.

1.8

The application is accompanied by a satisfactory wheeled bin
unilateral undertaking.

1.9

During the processing of the application, the applicant revised the
scheme to include the following changes:
* Relocation of access point further east and reduction of ground level
in verge north-west of access as agreed by the applicant’s highway
consultants SLR and Cambridgeshire County Council’s Highways
officer to secure the required visibility splays on the B1046.
* New hedgerow across the existing site access.
* Relocation of the shed/bike store to the north west side
* Reduced bin store height.
* Clarification of the proposed stone (new image in the D&A
Statement) to be Clipsham stone in a coursed block pattern rather
than random pattern.
* reduced extent of new hard-standing at the front of the site to allow
more space for soft landscaping.

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

BS5837:2012 Trees in relation to design, demolition and construction.

2.6

BS42020:2013 Biodiversity. Code of practice for planning and
development.

For full details visit the government website: https://www.gov.uk
3.

PLANNING POLICIES
Development Plan:

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• En17: Development outside defined environmental limits.
• H23: Presumption against new housing development outside
of defined settlements, with the possible exception of
dwellings required for agriculture, forestry or horticulture.
• En2: Setting of listed building
• En5: Conservation Area Character
• En6: Design standards in Conservation Areas
• En9: Conservation Areas
• En18: Protection of countryside features
• En20: Landscaping schemes
• En12: Archaeological recording
• En22: Nature and Wildlife Conservation
• En25: General Design Criteria
• H31: Residential privacy and amenity standards
• T18: Access requirements for new development
• T19: Pedestrian routes

3.2

Saved policies from the Huntingdonshire Local Plan Alteration (2002)
• HL5: Quality and Density of Development
• HL10: Meeting the range of housing needs.

3.3

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)
• CS1: Sustainable development in Huntingdonshire
• CS3: The Settlement Hierarchy
• CS10: Contributions.
Not yet part of the development plan:

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
• LP6: Waste Water Management
• LP10: Small settlements
• LP11: The Countryside
• LP12: Design Context

•
•
•
•
•
•
•
•
•

LP13: Design Implementation
LP15: Amenity
LP16: Surface Water
LP17: Sustainable Travel
LP18: Parking Provision and vehicle movement
LP26: Housing Mix
LP32: Biodiversity and Geodiversity
LP33: Trees, Woodland, Hedges and 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,
* LP5 amended as agreed with the Environment Agency and County
Council and
* "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

3.10

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.
Housing Supply Policies –

3.11

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 2019. 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.
3.12

The Development Plan policies relevant to the supply of housing
(En17 and H23 of the Huntingdonshire Local Plan (HLP) and CS2
and CS3 of the Huntingdonshire Core Strategy (HCS)) were set
against a lower Objectively Assessed Need figure such that strict
application of these policies would result in failure to achieve the
objectively assessed housing need figure that the Council currently
has identified as part of the emerging Local Plan to 2036. These
policies are therefore no longer fully up-to-date or consistent with the
NPPF and, at this time and until the Council adopts the Local Plan to
2036 with up-to-date policies, the 'tilted balance' as set out in
paragraph 11 d) of the NPPF 2019 applies. For decision taking this
means, where the policies most important for determining the
application are out of date, granting permission unless:
i. the application of policies in this Framework that protect areas or
assets of particular importance provide a clear reason for refusing the
development proposed; or
ii. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies of the Framework taken as a whole.

3.13

In this case, the impact on the conservation area as a designated
heritage asset has to be considered (as set out in footnote 6 to
paragraph 11 of the NPPF 2019).
Weight of Development Plan Policies, emerging Local Plan policies, &
NPPF Consistency:

3.14

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

3.15

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

3.16

Paragraph 48 of the NPPF 2019 advises that Local Planning
Authorities may give weight to relevant policies in emerging plans
according to:
a) the stage of preparation of the emerging plan (the more advanced
its preparation, the greater the weight that may be given);
b) the extent to which there are unresolved objections to relevant
policies (the less significant the unresolved objections, the greater the
weight that may be given); and
c) the degree of consistency of the relevant policies in the emerging
plan to this Framework (the closer the policies in the emerging plan to
the policies in the Framework, the greater the weight that may be
given).

Supplementary Planning Documents (SPD)/ Guidance / Other
relevant documents:
3.17

Huntingdonshire Design Guide SPD (2017)
*Chapter 1: Introduction including 1.6 design principles
*Chapter 2: Context and Local Distinctiveness, Part 2.1 small villages,
Part 2.5 Landscape character areas Part 2.7 Architectural character
*Chapter 3: Place Making Principles – Part 3.1 Place making, Part
3.2 Land Use Density, Part 3.5 Parking and Servicing. Part 3.6
Landscape and public realm, Part 3.7 Building Form and Part 3.8
Building Detailing.

3.18

Huntingdonshire Landscape and Townscape Assessment SPD 2007
includes the site in the South East Claylands Landscape Character
Area which includes characteristics such as subtle variations in
topography and tall hedgerows with frequent hedgerow trees and
where key issues include the avoidance of ribbon development and
protection of the tall hedgerows and hedgerow trees.

3.19

Developer Contributions SPD 2011.

3.20

December 2018 Annual Monitoring Review regarding housing land
supply.

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

PLANNING HISTORY

4.1

16/02431/FUL - Erection of 2 dwellings and garages including
creation of a new access- Refused 04.08.2017.

4.2

The current application follows 18/70201/PENQ-Single 4 bedroom
family dwelling with attendant landscaping reply 23.11.2018. HDC
Officers advised the applicant to consult the Local Highway Authority
with regard to proposed access onto Meadow Road and that an
application would be required to demonstrate how the benefits of the
proposal would outweigh the potential negative impacts.

5.

CONSULTATIONS

5.1

Great Gransden Parish Council: Original plan: RECOMMEND
REFUSAL
- harm to the significance and setting of Great Gransden
Conservation Area by linking the sporadic dwellings along Meadow
Road to it and
- principle of development outside the village envelope contrary to all
HDC policies from 1995 to 2036.(COPY ATTACHED).

5.2

Great Gransden Parish Council: Amended plan: RECOMMEND
REFUSAL (COPY ATTACHED).

5.3

Cambridgeshire Wildlife Trust: No objection.

5.4

Cambridgeshire County Council (CCC) Highways: No objections
to amended plan (COPY ATTACHED).

5.5

CCC Archaeology: No objection subject to archaeology condition.

5.6

HDC Conservation Officer: Revised scheme: On balance this is now
considered not to cause harm.

5.7

HDC Landscape Officer: Revised scheme: No objections.

5.8

HDC Urban Design Officer: No objections.

5.9

HDC Operations (refuse collection): Any response will be reported
to DMC.

6.

REPRESENTATIONS
Original plans:

6.1

5 objections from Hillcrest (43) and Elm Cottage (33), Meadow Road,
2 and 3 Hall Farm Lane, Meadow Cottage, Hall Farm Lane.
- development is outside the village environmental limits and adjacent
to the conservation area outside Great Gransden- restrict
development outside boundary/ inappropriate extension of a village contrary to H23 and En17 and LP11 as the site relates more to the
countryside than the built up area
-Development of the site would erode the agricultural character of the
area.
-Potential precedent for development outside village boundary/
undesirable ribbon development
-no need for additional housing stock for the village following recent
approval for other non-greenfield sites.
-no justification has been provided as to why an exception to current
planning guidelines should be allowed
-highway safety hazard -concern about more traffic with development
on busy road at dangerous point on brow of hill and blind bend with
poor visibility in both directions
-previous application refused and proposed new access is in a more
dangerous position than before being on the brow of a hill, corner and
restricted visibility due to the existing hedge significantly reducing
sight lines
-the road is a rat run for traffic avoiding the A428
-existing access is not surfaced – a grass verge
- survey accompanying application was done on a quiet week with
less traffic including Good Friday (30.3.2018) and distorted commuter
time traffic
- now a 40mph limit but traffic exceeds this regularly. speed survey
does not make sense, people come into the village reaching speeds
of 50 mph easily and more and at least 3 accidents
-coming out of the village people do 35mph at the bottom of the hill
and doing 50 or 60mph next to proposed drive-like being on the edge
of a race track.
-no safe pedestrian route into Great Gransden
-lack of sustainable transport for occupiers and need to rely on motor
vehicles for journeys
- well established diverse habitat frequented by badgers, foxes, deer
and bats.
-Hillcrest use paddocks for camping site and users walk past
application site.

Revised Plans:
6.2

3 Objections: Elm Cottage (33), 46 and Hillcrest, Meadow Road:
Objections as before, eg outside built up area and adjacent to
conservation area, highway safety, concern about precedent, no
need, lack of pedestrian access, LP11 should be given the greater
weight, development will still be visible from the road, thus setting a
precedent for ribbon development, harm to the intrinsic rural
character of the surrounding area.

7

ASSESSMENT

7.1

The main issues to consider in the determination of this application
are:
• The principle of a residential development
• Design and impact on the character/appearance of the area
• Impact on Heritage assets
• Trees and hedges
• Highway safety
• Neighbour amenity.
• Ecology/biodiversity.
Principle of a residential development:
Development Plan:

7.2

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 (such as this site, which is
classified as grade 2) and to help protect the character of the
countryside, development outside the built up area is carefully
controlled. The site is not isolated (where paragraph 79 of the NPPF
2019 applies) as it is flanked by dwellings and a short distance from
the edge of Great Gransden village. However, the site is undeveloped
and backs onto a field and is considered to be outside the built-up
area of Great Gransden and in the countryside where development is
looser knit.

7.3

In terms of the loss of the existing site as agricultural land,
Agricultural Land Classification provides a framework for classifying
land according to the extent to which its physical or chemical
characteristics impose long term limitations on agricultural use. The
classification is well established and provides an appropriate
framework for determining the physical quality of land at national,
regional and local levels. Grade 1 is excellent quality agricultural land
and Grade 5 is land of very poor quality. Grade 3 constitutes about
half of the agricultural land in England and Wales, is subdivided into
two subgrades – 3a and 3b. The NPPF 2019 advises in paragraph
170 that the economic and other benefits of best and most versatile
agricultural land should be taken into account. The NPPF 2019, in
paragraph 171 (footnote 53), states that where significant
development of agricultural land is demonstrated to be necessary,
Local Planning Authorities should seek to use areas of poorer quality
land in preference to those of higher quality.

7.4

The site covers 0.3 hectares and would involve the loss of Grade 2
agricultural land; this is regrettable, but the loss of such a small area
is not considered to be significant when assessed against the
remaining availability of good agricultural land in the vicinity and wider
local area. The application site and loss of 0.3ha of agricultural land is
not considered to be significant in this context.

7.5

There is no relevant Development Plan policy relating to loss of
agricultural land. There is considered to be limited conflict with this
part of the NPPF 2019 (paragraph 171, footnote 53) due to the size
and scale of the site and the lack of availability of lower grade land.

7.6

Part 2 of the 1995 Local Plan defined the limits of Great Gransden
village as excluding the site and therefore policies En17 and H23 of
the Huntingdonshire Local Plan 1995 apply, which resist nonessential development in the countryside. Great Gransden has
facilities such as a pub, primary school, Parish Reading Room, sports
field with tennis courts, church and post office/ small shop and
networks of public rights of way which are available for recreation but
only limited employment opportunities. Furthermore, the ability to use
sustainable transport modes is restricted by the lack of a footway
outside the site, and public transport being limited to infrequent bus
services, and therefore there would be a heavy reliance on travel by
private motor for most day-to-day needs.

7.7

Policy CS3 of the Adopted Core Strategy 2009 defines Great
Gransden as a smaller settlement where infilling development
(defined as ‘up to three dwellings’) can be supported in the built up
area. However, paragraph 5.15 of the Core Strategy confirms that the
built form excludes gardens and other undeveloped land where these
relate more to the surrounding countryside than they do to the built-up
parts of the village. The site is considered to relate more to the
surrounding countryside than the built-up parts of the village, as it is
undeveloped grassland with perimeter landscaping. The proposal is
not infilling but extends development into a field west of the village.

7.8

The proposal is for non-essential residential development in the
countryside which is contrary to Development Plan policies H23 and
En17 of the Huntingdonshire Local Plan 1995 and CS3 of the Core
Strategy 2009 and therefore if the scheme was approved it would be
a departure from the development plan and it has been advertised as
such. 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. Furthermore, the NPPF refers
to the need to significantly boost housing supply. As such there is an
inconsistency with policies H23, En17 and CS3, and the thrust of the
NPPF. In accordance with paragraph 11.d) of the NPPF 2018, the
weight to be given to these policies should be reduced.

7.9

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 Gransden and
therefore forming part of the countryside.

7.10

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.
Emerging Plan:
7.11

The site is a field that is considered to be in the countryside outside
the built-up area of Great Gransden 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.

7.12

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 2
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.

7.13

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.

7.14

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 and the possible use of the local shop.

7.15

Part of a reason for refusing application 16/02431/FUL for the
erection of 2 dwellings on 04.08.2017 was that the site was outside
the built up area and the development for open market housing was
unacceptable in principle and would entail a lack of access to
sustainable transport modes for the occupiers of the proposed
dwellings and their visitors and a reliance on motor vehicles for
journeys, contrary to the sustainable development strategy for the
district. The anticipated reliance on private motor vehicles for
journeys is considered to be contrary to the aims of sustainable
development and the broader aims of Policy LP17 regarding
sustainable travel. However, whilst the development plan policies are
out of date and the tilted balance applies and as the site cannot be
described as isolated, the need is to assess if any adverse effects of
granting permission would significantly and demonstrably outweigh
the benefits when assessed against the policies in the NPFF taken as
a whole. It is considered that it would be unreasonable to contend
that the need for private motor journeys associated with one dwelling
will cause significant and demonstrable harm.

7.16

Policy LP10 (Small Settlements) of the emerging plan states that “A
proposal for development on land well-related to the built-up area

may be supported where it accords with the specific opportunities
allowed for through other policies of this plan”.
7.17

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'”.

7.18

‘The Countryside’ (LP11) is assessed above. However, taking the
remaining criteria in turn:

7.19

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.

7.20

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.

7.21

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.

7.22

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.

7.23

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.

7.24

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.

7.25

To sum up regarding the principle:
* the site is considered to relate more to the surrounding countryside
than to the built up part of Great Gransden and the proposal for a
non-essential dwelling is contrary to Development Plan policies En17
and H23 of the Huntingdonshire Local Plan 1995 and CS1 and CS3
of the Adopted Huntingdonshire Local Development Framework Core
Strategy (2009) but these policies are not up to date.
* there is a 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 LP17a and LP2 of
Huntingdonshire’s Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission) but it is considered that it
would be difficult to resist the development on the basis of being
contrary to the sustainability aims of the NPPF and CS1 of the
adopted Core Strategy
* there will be a loss of grade 2 agricultural land contrary to LP11a but
it is considered that it would be difficult to resist the development
solely on this basis.
7.26

However, the proposal will make a small contribution to housing
supply and, as encouraged by Policy LP2 of Huntingdonshire's Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018
for submission) help to support a thriving rural economy in a modest
way for example, with employment during construction and potential
extra customers for the local shop.

7.27

As set out above, the strict application of Development Plan policies
relevant to the supply of housing (En17 and H23 of the
Huntingdonshire Local Plan (HLP) and CS2 and CS3 of the Core
Strategy 2009 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 and, until the Council
adopts the Local Plan to 2036 with up-to-date policies, the ‘tilted
balance’ as set out in paragraph 11 of the NPPF 2019 is engaged.
For decision-taking this means granting permission in instances
where the Development Plan is absent, silent or relevant policies 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. This site adjoins two
designated heritage assets -the conservation area (CA) and Listed
building, Elm Cottage (LB)) and so footnote 6 applies. The impact on
heritage assets is considered below and the planning balance is
weighed up at the end of the report.
Design and impact upon the character/appearance of the area

7.28

The site is in the countryside and has a rural character, being an
undeveloped field with perimeter landscaping. The character has not
changed since application 16/02431/FUL was refused for 2 dwellings
on 04.08.2017 partly due to the erosion of the agricultural landscape
setting of the village, which contributes to the rural character of the
area.

7.29

The development will urbanise the site with the buildings and
hardstandings and domestic activity and there will be views of the
development up the access and through/ over the frontage hedge.
However, compared to the previously refused scheme, the
development entails one dwelling rather than two and the design has
been amended eg with a reduced eaves height, the roofing material
being amended to thatch and the section drawings show that the
ground floor of the main wing of the dwelling is to be set below
ground level so as to give a single-storey appearance, reducing the
impact of the height of the building in views from Meadow Road.

7.30

The Urban Design Officer describes the design as being ‘a very
clever contemporary thatched dwelling utilising the topography of the
site’ and supports the proposed material palette in principle. Details of
the pantiles for the bin/ cycle store and hard landscaping can be
agreed via condition. It is considered that as the buildings would be of
pleasing appearance and
acceptable layout, proportions and
materials, and as the perimeter landscaping is predominantly to be
retained (except for example for cutting back for visibility) and
supplemented, the development is acceptable. The change from the
current undeveloped rural appearance eg in views from the site will
change but the change would not cause significant harm. Views there
would still be glimpse views, albeit past the development, to the trees
at the back of the site.

7.31

It is considered that the proposal complies with policies En25 of the
Local Plan 1995, HL5 of the Local Plan Alteration, CS1 of the Core
Strategy, LP2, LP12, LP13 of Huntingdonshire's Local Plan to 2036:
Proposed Submission 2017 (as amended March 2018 for
submission) and the Design Guide SPD (2017) which seek a high
standard of design and developments that fit in well with their
surroundings.)
Impact on Heritage assets: setting of conservation area and
listed building, archaeology

7.32

The site adjoins Great Gransden conservation area (CA) and Elm
Cottage listed building (LB) designated heritage assets. The Parish
Council and neighbour concerns about the harm to the significance
and setting of the heritage assets have been considered. The
National Planning Policy Framework states that great weight should
be given to the conservation of a heritage asset. Decision makers
also have a duty to preserve Listed Buildings or their settings (s.66
the Planning (Listed Buildings and Conservation Areas) Act 1990).

7.33

There is no conservation area character statement for Great
Gransden. However, the undeveloped site makes a positive
contribution to the rural character and appearance of the setting of
the Conservation Area and Listed Building and offers pleasant views
into and out of the Conservation Area. The Listed Building and
Conservation Area are set at a lower level than the site and so the
development would be elevated above them.

7.34

The development urbanises the site, thus changing its character and
appearance. However, it is considered that the development would
not harm the setting of the conservation area due to the acceptable
design, scale and position of the development and the extent of the
intervening screening planting, subject to suitable external materials,
which can be conditioned. The development will intrude into views
into and out of the Conservation Area but as the dwelling is
considered to be of attractive design and in a spacious plot, where
perimeter landscaping exists and is to be supplemented, it is
considered that the intrusion would be modest and not unduly
harmful.

7.35

The proposal will erode the rural setting of the Listed Building but it is
considered that the site is sufficiently distinct and distant from the
listed building and partly screened, so even though the site is

elevated above the Listed Building there should be no harm to the
significance of the setting of the Listed Building.
7.36

An archaeology condition can be imposed as requested by CCC
Archaeology to secure appropriate assessment of the anticipated undesignated heritage asset.

7.37

To sum up, Officers have given special attention to the desirability of
preserving or enhancing the character or appearance of setting of the
Conservation Area and Listed Building and it is considered that harm
will not be caused to these designated heritage assets -the
development would have a neutral effect. No harm need arise to
Archaeology which is an un-designated heritage asset.
Trees and hedges:

7.38

The proposals entail changes to verge height in the visibility splays
and areas of crown lifting of trees adjacent to the access. However,
the Council’s Landscape Officer considers that the submitted
Arboricultural information from Haydens is acceptable and can be
approved.

7.39

Conditions can secure the proposed tree protection measures, limit
permitted development works in the root protection areas, secure the
proposed “no-dig” construction for the shed and path near the west
boundary landscaping and new hard and soft landscaping.

7.40

It is considered that the scheme is acceptable in terms of the impact
on existing trees and hedges and subject to suitably worded
conditions can satisfy the relevant policies in this regard: En18 of the
Huntingdonshire Local Plan (1995), HL5 of Huntingdonshire Local
Plan Alterations (2002), LP33 and LP36 of Huntingdonshire's Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018
for submission).
Highway Safety

7.41

The site fronts onto Meadow Road, (B1046) where a 40 mile per hour
speed limit has been introduced recently to replace the national
speed limit. To the south-east the speed limit is 30 mph.

7.42

The access statement prepared by SLR notes that traffic passing the
site was already at speeds significantly below the speed limit of that
stretch of road and as such the visibility splays are deemed
acceptable.

7.43

CCC have considered the submissions, considers the surveys valid
and proposed layout and scheme acceptable. CCC recommends
approval subject to the enhancements to visibility, which can be
conditioned, together with conditions on access construction, parking
and turning space provision and gates to access in the interests of
highway safety.

7.44

The County Council has not required the applicant’s suggested
Construction Transport Management Plan (CTMP) but it is
considered that it would be prudent to condition this for safety

reasons to cover site clearing and construction phases and
associated traffic generation.
7.45

The LPA, rather than the County Council, needs to the consider lack
of a path between the site and the village and part of one of the
reasons for refusing application 16/02431/FUL for 2 dwellings on
04.08.2017 was that the proposed development did not provide a
safe pedestrian route to the village.

7.46

Although there are no footpaths, cycleways or street lights along this
part of Meadow Road and traffic is fast moving with visibility part
obscured by bends in the road, although there is a wide sloping and
elevated verge for part of the highway south-east of the site.
Therefore, able bodied pedestrians can make part of their journey to
Great Gransden village clear of the roadway. It is considered that
pedestrian access to the village is not ideal but that it would be
unreasonable to refuse the application for a single dwelling on this
basis.

7.47

It is concluded that the proposal would not have an unduly adverse
impact on highway safety, satisfactory visibility and parking and
turning arrangements can be achieved. The proposal is therefore
considered to accord with policy T18 of the Huntingdonshire Local
Plan (1995), policy CS1 of the Adopted Huntingdonshire Local
Development Framework Core Strategy (2009), policies LP2, LP17
and LP18 of Huntingdonshire's Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission).
Residential Amenity

7.48

The proposal will offer good amenities for the future occupiers of the
development. The proposal will increase disturbance and activity in
and on the approaches to the site. The third party concerns have
been taken into account but it is considered that the proposal is
adequately designed and laid out to avoid undue harm to amenity e.g.
from undue overlooking and shading/overbearing effects or undue
harm to outlook.

7.49

The development is considered acceptable in terms of
overshadowing, overlooking, potential overbearing effects, loss of
privacy, loss of light and would not have a significant adverse impact
on residential amenity. The proposal is therefore considered to
accord with policy H31 of the Huntingdonshire Local Plan (1995),
CS1 of the Adopted Huntingdonshire Local Development Framework
Core Strategy (2009) and LP15 of Huntingdonshire's Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission).
Ecology/ biodiversity

7.50

The Wildlife Trust (WT) has assessed and accepts the Preliminary
Ecological Appraisal of December 2018 and Reptile Mitigation
Strategy by Applied Ecology Ltd dated January 2019.

7.51

It is concluded that
-the woodland and hedgerows are likely to support a small number of
breeding birds and the site could be used by commuting and foraging
bats
-the trees to be affected by the works do not have bat roost potential
and so no further bat surveys are required
-the presence / absence of reptiles needs to be confirmed through
specific survey over April – September before development
commences but it is unnecessary to secure the survey results before
determining the application.
-significant impacts on birds and bats are unlikely to occur as the
existing woodland and hedgerows can be retained, and a condition
can seek to ensure that they are unlit

7.52

The WT is satisfied with the conclusions that the majority of the site is
currently of limited interest, and welcome the proposed retention of
existing boundary trees and hedgerow features, and particularly
welcome the proposed significant enhancements to the site shown on
the landscape masterplan, including wildflower grassland area, pond,
orchard and biodiverse roof, which would deliver a net gain in
biodiversity, in line with local and national planning policy. The
enhancement work can be conditioned to be undertaken in
accordance with the landscape masterplan.

7.53

The development is considered acceptable in terms of ecology and
biodiversity impact.

7.54

Other matters: third party representations not addressed above:
-Potential precedent for development outside village boundary: each
case has to be considered on its own merits. The tilted balance of the
NPPF currently applies but when the Local Plan is adopted, the tilted
balance will no longer apply.
-no need for additional housing stock: this would be a unreasonable
reason for refusal.
Conclusion and Planning balance

7.55

The proposed development does not comply with the current
Development Plan policy being a development outside the built up
area.

7.56

However, the tilted balance applies in advance of the adoption of the
emerging Local plan and so the question is if the proposal causes
significant and demonstrable harm or not.

7.57

To satisfy the NPPF, sustainability has to be addressed under the
Environmental, Social and Economic spheres of sustainable
development: The presumption in favour of sustainable development
requires proposals to achieve economic, social and environmental
gains; and so a balancing exercise has to be undertaken to weigh the
benefits of the scheme against its disadvantages.

7.58

-Environmental sustainability: As set out above, the proposal will alter
the character of the site by urbanising it. However, the development is
considered to be acceptable in terms of the design, layout and
materials and impact on the character and appearance of the

countryside, the nearby heritage assets, trees/ hedges, ecology and
biodiversity.
7.59

-it is considered that it would be unreasonable to refuse the proposal
on the basis of the modest loss of high grade agricultural land or the
need for motor journeys with the development.

7.60

-Social sustainability: this scheme for one private market dwelling,
makes a modest contribution to the supply of housing, as encouraged
by the NPPF but it does not appear that that there are other
significant social benefits with the scheme. Great Gransden has few
services and access to public transport is very limited.

7.61

-Economic sustainability: The provision of a new dwelling would have
the
short
term
benefit
of
employment
during
the
demolition/construction phase of the development, and has the
potential to result in a modest increase in the use of local services
and facilities, which will benefit the local economy in a modest way.

7.62

To sum up, the proposal for a dwelling outside the built up area is
contrary to the development plan but until Huntingdonshire’s Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018
for submission) is adopted, and the housing supply policies are up to
date, (and even though the housing supply remains adequate) the
tilted balance of NPPF para 11 d)ii) applies.

7.63

The positive, negative and neutral impacts of the development can be
summarised as follows:

7.64

The positive aspects of the scheme:
-This scheme for one private market dwelling, makes a small
contribution to the supply of housing
- small contribution to rural economy
- clever contemporary thatched dwelling of pleasing appearance
-landscaping is predominantly to be retained and supplemented
-potential biodiversity enhancement.

7.65

The negative aspects:
-The proposal would consolidate development in the countryside
outside the built up area which would erode the agricultural landscape
setting of the village/rural character of the area
-lack of access to sustainable transport modes for the occupiers of
the proposed dwellings and their visitors and a reliance on private
motor vehicles for journeys.
-less than ideal pedestrian access to the village.

7.66

Overall, it is considered that these negative impacts do not
significantly and demonstrably outweigh the benefits of the scheme.

7.67

The neutral aspects are as follows:
-neutral impact on CA and LB designated heritage assets setting and
archaeology undesignated heritage assets
-highway safety
-necessary wheeled bins for the dwelling are secured by unilateral
undertaking.

7.68

On balance, it is considered that the harm caused by the proposal
would not significantly and demonstrably outweigh the benefits of the
scheme, which include when assessed against the policies in the
NPPF taken as a whole.

7.69

Taking national and local planning policies into account, and having
regard for all relevant material considerations, it is recommended that
planning permission be granted, subject to appropriate conditions.

8.

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

APPROVAL

subject

to

Time limit
Approve plans
Hedge and tree protection
Reptile surveys
Archaeology
Hard and soft landscaping
External materials
Access construction
Visibility splays
Parking and turning
Gates to access
Biodiversity enhancements
Building details
Permitted development rights restricted in root protection
areas
External lighting
Construction management plan.

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

From:
Sent:
To:
Subject:

Lindsay, Sheila (Plan. Serv.)
05 March 2019 08:30
Lindsay, Sheila (Plan. Serv.); Control, Development (Planning)
Land Between 33 And 43 Meadow Road Great Gransden (ref 18/02645/FUL)
AMENDED PLANS/LAYOUT. REGRADING HIGHWAY VERGE FOR VISIBILITY
NORTH-WEST OF SITE

From: Diane Taylor [mailto:gransdenpc@hotmail.co.uk]
Sent: 05 March 2019 00:17
To: Lindsay, Sheila (Plan. Serv.); DevelopmentControl
Cc: West, Richard (Cllr.)
Subject: RE: Land Between 33 And 43 Meadow Road Great Gransden (ref 18/02645/FUL) AMENDED
PLANS/LAYOUT. REGRADING HIGHWAY VERGE FOR VISIBILITY NORTH-WEST OF SITE

Hello Sheila,
With reference to the amended plans relating to the above application, at their meeting on 4th March 2019, parish
councillors continued to recommend refusal as originally indicated on the 7th January 2019 on the basis that nothing
has changed and that:
(1) the proposal causes harm to the significance and setting of the Great Gransden conservation area, by linking the
sporadic dwellings along Meadow Road to it and
(2) the principle of this proposed development that “lies outside the village envelope” is contrary to all
Huntingdonshire District Council policies past, present and future from 1995 to the Local Plan to 2036.
Regards
Diane Taylor
Parish Clerk
Sent from Mail for Windows 10

1

PLANNING CONSULTATION RESPONSE
Economy, Transport & Environment
To Sheila Lindsay
Huntingdonshire District Council
Pathfinder House
St Marys Street
Huntingdon
PE29 3TN

App Reference: 18/02645/FUL
Date IN : 15//02/19 Date Out : 1/03/19

Highway Development Management
Cambridgeshire County Council
West Highways Division
Stanton House, Stanton Way
Stukeley Road
Huntingdon
Cambs PE29 6PY

Contact: Robin Hobbs

RE: Application description
Proposal: Erection of a single family dwelling with attendant landscaping and bin and
cycle storage.
Location: Land between 33 And 43 Meadow Road Great Gransden

Following the latest plan provided by the consultants regarding the required splays in
association with the speed survey submitted I can confirm I have no objections to the
proposed development.
Having assessed the previous speed surveys they did differ from that now presented
for the same general location. Having reviewed at both surveys, the location at which
they were collected does differ which would give a slight change in results. They
therefore are valid.
Concern has been expressed at when the survey was undertaken and that the
number of vehicles passing the site would have been lower than under peak
circumstances.
However the number of vehicles passing the site would not have had an effect on the
speeds of the passing traffic, in general the fewer vehicles on the road at the time, the
higher the speeds recorded. In which case this survey is considered representative
and acceptable.

The plan submitted in relation to the required splays (visibility splays option 2) and the
works that need to be undertaken to the highway verge indicate that drivers of both
vehicles can see the oncoming or exiting vehicle and therefore accords to standard.
Given the above I could not object to that proposed.
I would indicate however that the site is located in the countryside. The adjacent
highway is devoid of separate footways/ cycleways, street lighting etc. and there is no
local amenities within walking distance of the site. The proposal could be considered
to be in an unsustainable location and HDC should consider if this is the correct
location for further general need residential development.
Please append the following conditions to any consent granted.
HDMC 10
Notwithstanding the provision of Class A of Schedule 2, Part 2 of the
Town and Country Planning (General Permitted Development) Order 1995, (or any
order revoking, amending or re-enacting that order) no gates shall be erected across
the approved access unless details have first been submitted to and approved in
writing by the Local Planning Authority.
Reason:

In the interests of highway safety.

HDMC 14
Prior to the first occupation of the development the vehicular access
where it crosses the public highway shall be laid out and constructed in accordance
with the Cambridgeshire County Council construction specification.
Reason:
the site.

In the interests of highway safety and to ensure satisfactory access into

HDMC 17
Prior to the first occupation of the development the proposed on-site
parking and turning area shall be laid out, demarcated, levelled, surfaced and drained
in accordance with the approved plan and thereafter retained for that specific use.
Reason: To ensure the permanent availability of the parking / manoeuvring area, in
the interests of highway safety.
HDMC 19
Before the development hereby permitted is constructed Sheila visibility
splays shall be provided each side of the vehicular access in full accordance with the
details indicated on the submitted plan No 002
The splays shall thereafter be maintained free from any obstruction exceeding 0.6m
above the level of the adjacent highway carriageway.
Reason:

In the interests of highway safety.

INFORMATIVES
Vehicular Access
HDMI 1
This development involves work to the public highway that will require
the approval of the County Council as Highway Authority. It is an OFFENCE to carry
out any works within the public highway, which includes a public right of way, without
the permission of the Highway Authority. Please note that it is the applicants
responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and Street
Works Act 1991 are also obtained from the County Council.
Public Utility apparatus may be affected by this proposal. Contact the
appropriate utility service to reach agreement on any necessary alterations, the cost
of which must be borne by the applicant.
The applicant should be informed that in order to carry out the works to the highway
they will need to enter a short form 278 agreement with the highway authority.

Development Management Committee
Scale =1:1,250

Date Created: 27/02/2019

Application Ref: 18/02645/FUL
Location:Great Gransden

© Crown copyright and database rights 2019
Ordnance Survey HDC 100022322
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Thatched roof
Vertical thatch to gable

Roof windows with vertical
windows below

Bronze roof trim

5716
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Intensive green roof
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Black weatherboarding
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Clipsham stone wall
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