DEVELOPMENT MANAGEMENT COMMITTEE

15 APRIL 2019

Case No:

18/02560/FUL (FULL PLANNING APPLICATION)

Proposal:

RESIDENTIAL DWELLING WITH GARAGE

Location:

LAND NORTH OF 2 AND 4 MILL LANE ALWALTON PE7
3UZ

Applicant:

MS ALISON WATERWORTH

Grid Ref:

513318 296097

Date of Registration: 03.12.2018
Parish:

ALWALTON
RECOMMENDATION

- APPROVE

This application is before the Development Management Committee as
the Parish Council has an opposing view to that of the planning officer.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The site is located north of 2 and 4 Mill Lane and is surrounded by
residential properties. The site depth average is approx.30m and the
frontage is approx.25m wide defined by a 1.25m – 1.5m high stone
wall positioned to the back edge of the highway. The highway is
narrow at 4.05m wide and the site is located on a bend in the road.
Outside of the site there are a number of trees; and within the site
there are a number of trees in addition to domestic garden structures
and paraphernalia. Nos 2 and 4 Mill Lane are a pair of two-storey
semi-detached dwellings constructed of stone with timber joinery and
concrete tiles to the roof.

1.2

The site is inside the built up area of Alwalton and within the
designated Conservation Area and there is a listed building (The Old
Rectory) to the south-east.

1.3

Planning permission was previously granted under ref: 15/00765/FUL
on the 10th August 2015, this permission has now lapsed. The
approved proposal was identical to the current application.

1.4

The proposal is for the erection of a two storey dwelling house with
attached garage and single-storey wing to the rear. The proposal
includes the enlargement of the existing vehicular access presently
serving No. 4 following the subdivision of a residential curtilage. The
proposed dwelling is shown as having three bedrooms, with a
dressing room/en-suite bathroom for Bedroom 1 above the garage.

1.5

Nos. 2 and 4 Mill Lane are in the same ownership and it is proposed
that a subdivision of the garden area for No. 2 will be divided between
the existing two properties Nos 2 and 4 and would not require
planning permission. It should be noted that planning permission
would not be required to convert the pair of semi-detached dwellings
into one should the owner decide to do so in the future.

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

2.4

Planning Practice Guidance is also relevant and a material
consideration.

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

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• H31: “Residential privacy and amenity standards”
• H32: "Sub-division of large curtilages"
• H33: “Sub-division of large curtilages”
• En2: “Character and setting of Listed Buildings”
• En5: “Conservation Area Character”
• En6: “Design standards in Conservation Areas”
• En9: “Conservation Areas”
• En18: “Protection of countryside features”
• En19: “Trees and Landscape”
• En20: “Landscaping scheme”
• En25: “General Design Criteria”

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”
• CS3: “The Settlement Hierarchy”

•

CS10: “Contributions to Infrastructure Requirements

3.4

Draft Huntingdonshire Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission)
• LP2: Strategy for Development
• LP4: Contributing to Infrastructure Delivery
• LP10: Small Settlements
• LP12: Design Context
• LP13: Design Implementation
• LP15: Amenity
• LP18: Parking Provision and vehicle movement
• LP33: Trees, Woodland, hedges and hedgerow
• LP36: Heritage Assets and their settings

3.5

Supplementary documents
• Alwalton Conservation Area Character Statement
• HDC Minor Application Highways Guidance (2005)
• Huntingdonshire Design Guide – 3.7 Building form
• SPD – Huntingdonshire Landscape and Townscape
Assessment (2007) – Part 3 Landscape Character Area 9
Nene Valley
• SPD - Developer Contributions (2011)

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

PLANNING HISTORY

4.1

15/00765/FUL - erection of a two storey dwelling house with garage
and enlargement of existing vehicular access – approved by
Members at DMC July 2015. This permission has now lapsed.

4.2

15/00085/FUL – erection of a two storey dwelling with garage and
creation of new vehicular access – application WITHDRAWN due to
loss of trees and section of stone wall to facilitate the creation of the
access

5.

CONSULTATIONS

5.1

Alwalton Parish Council – Recommend REFUSAL (copy attached)
for the following reasons:
-Proposal is excessive for the size of the plot, especially given its
elevated position and compared to neighbouring properties and plots
-has dangerous road/ drive access and insufficient parking
-is completely out of keeping with Mill Lane
-would be very detrimental to the conservation village status
-would set a dangerous precedent for future development in Alwalton
Officer response: these are considered in the main body of the report.

6.

REPRESENTATIONS

6.1

There have been four representations received from neighbouring
properties, raising the following objections:
- Conflicts with policy
- Detrimental to highway safety
- Detrimental to pedestrian safety

- Impact on Conservation Area
- Impact on visual amenity
- Inappropriate scale of development
- overlooking / impact on amenity
- Inadequate access
- Inadequate on-site parking/turning/etc
- Difference in levels of the site and The Mariners
- impact on root protection area of the trees
Officer response: these are considered in the main body of the report.
7.

ASSESSMENT

7.1

The report addresses the principal, important and controversial issues
which are in this case:
• Principle of Development
• Impact on the character and appearance of the Conservation
area including trees, and setting of the listed building
• Design
• Residential Amenity
• Parking and Highway Safety
• Infrastructure Requirements and Planning Obligations
• Ecology and Biodiversity
Principle of the development

7.2

Paragraph 61 of the NPPF requires a wide choice of housing needed
for different groups in the community.

7.3

Paragraph 130 of the NPPF states ‘where the design of a
development accords with clear expectations in plan policies, design
should not be used by the decision-maker as a valid reason to object
to development’.

7.4

Policy CS3 of the Adopted Core Strategy states that Alwalton is a
smaller settlement in which residential infilling will be supported within
the built-up area. The site is considered to be within the built-up area
of Alwalton.

7.5

Policy LP10 requires development proposals to be assessed on their
individual sustainability merits, in terms of the availability of services
and existing infrastructure, opportunities for sustainable travel modes
and effect on the character of the immediate locality and the
settlement.

7.6

The proposal, being within the built up area of Alwalton, will make
more efficient use of the land, and a dwelling would be consistent with
the overall land use pattern in the vicinity.

7.7

The principle of a dwelling in this location is acceptable and
considered to comply with NPPF and policy CS3 of the Core Strategy
– this policy can be afforded significant weight as it is an adopted
policy that is broadly consistent with the NPPF as it aims to
concentrate development in the sustainable settlements that offer the
best levels of services and facilities; and policies LP2 and LP10 of the
Draft Local Plan to 2036 supports sustainable development proposals
and this is consistent with the core principles of the NPPF.

Impact on the character and appearance of the Conservation
area including trees, and setting of the listed building
7.8

The Alwalton Conservation Area Character Statement assesses the
architectural and landscape characteristics of the settlement and
acknowledges the spacious curtilage and mature landscaping. With
regards to Mill Lane, it states that it has the character of a country
lane, has relatively modern properties and confirms that walls are an
important feature.

7.9

Whilst walls are detailed as an important feature within the
Conservation Area Character Statement, the removal of a section to
facilitate the enlargement of the existing access serving No. 4 Mill
Lane is considered acceptable visually, but this support does also rely
on trees of merit along the frontage being retained.

7.10

The generous garden has an almost continuous run of substantial
trees along its western and northern boundary, with a line of self-set
trees adjacent to the existing northern elevation of the garage. There
is a large Laburnum T15 on the verge land outside the front wall, and
a large Ash which appears just outside the north eastern corner of the
site.

7.11

It is proposed that one tree T11 will be removed to facilitate the
enlargement of the existing access. The remaining trees along the
site frontage including the large Sycamore T13 and the Cherry T14
are substantial trees and make a significant contribution to the
Conservation Area. These trees will be retained.

7.12

A tall Wild Cherry will be removed on the northern boundary to allow
access into the proposed garage. The trees adjacent to the existing
garage: a mix of Laburnum and Sycamore T9 will be removed as they
are very close to the southern elevation of the house. The Spruce
T10 to the front of this line will also be removed: again as it is very
close to the southern elevation of the house.

7.13

The trees to be removed have been given a Category C ‘low quality’
rating. This has not been disputed by HDC Arboricultural Officer.

7.14

The remainder of the trees will be retained as part of the scheme and
protected during construction. This will ensure that the proposed
development will not have a detrimental impact on the character and
appearance of the Conservation Area.

7.15

Of the trees remaining, the proposal to remove the Ivy off the trees
T3- T6 along the northern boundary will result in a loss of a quantity
of evergreen vegetation on that boundary. This will reduce the
vegetation on that boundary substantially but also the loss of
evergreen vegetation will open up views from the north – whilst this is
regrettable the Local Planning Authority has no control over the
removal of ivy.

7.16

From considering the proposal in views from the public highway, and
from the information submitted, it is considered that the proposal will
not result in harm to the setting of the nearby listed building (The Old
Rectory). HDC Conservation Officers have not objected to the
proposals stating that this is an identical application to the one which

was approved in 2015 ref 15/00765/FUL to which the Conservation
Team raised no objection to the application at that time, and providing
the same conditions are applied to the decision if Members are
minded to approve the application.
7.17

It is considered that as this is a resubmission of a previously
approved scheme, and that there has been no substantial changes in
the relevant local and national planning policy position, the proposal
is considered to be acceptable and in accordance with the NPPF;
policies H33, En2, En5, En6, En9 and En18 of the Local Plan 1995;
HL5 of the Local Plan Alteration 2002; CS1 of the Core Strategy
2009; emerging policies LP2, LP13, LP33 and LP36 of the Local Plan
to 2036: Proposed submission. However reduced weight can only be
given to the emerging policies as the Local Plan is at an advanced
stage but yet to be adopted. .
Design

7.18

Paragraph 192 of the NPPF requires local planning authorities in
determining planning applications to take account of the desirability of
new development making a positive contribution to local character
and distinctiveness.

7.19

Policy H32 of the Local Plan 1995 states that the sub-division of large
curtilages will only be allowed where the resultant dwelling and its
curtilage will be sympathetic to the locality; and Policy H33 requires
sub-division proposals to preserve the qualities of the Conservation
Area and ensure that trees will not be detrimentally affected.

7.20

Policy HL5 of the Local Plan Alteration 2002 specifically indicates that
planning permission will only be granted where the new development
respects the townscape and landscape of the wider locality, including
the local pattern of streets and spaces, and maintains open spaces,
important gaps in development, mature trees and other vegetation
that contributes to the quality of the local environment.

7.21

Policy LP13 requires that new development to be well designed
taking into account the local character, appearance, form and pattern
of development through sensitive siting, scale, massing, form and
arrangement of new development and use of colour and materials.

7.22

NPPF para. 124 repeats this theme and states that ‘good design is a
key aspect of sustainable development, creates better places in
which to live and work…’.

7.23

NPPF para.185 states that ‘…for the conservation and enjoyment of
the historic environment…local planning authorities should take into
account…the desirability of new development making a positive
contribution to local character and distinctiveness’.

7.24

Alwalton falls with the Nene Valley Landscape Character Area in the
SPD – Huntingdonshire Landscape and Townscape Assessment
2007. The distinctive limestone has had a strong influence on the
vernacular architecture of the area.

7.25

The proposed dwelling is considered to be of an appropriate design,
height, scale and form, detailing and use of materials in respect of the

location, surrounding properties and the Alwalton Conservation Area,
and will help to retain the distinctive local character.
7.26

The proposed dwelling will be set back from the highway, which in
general follows the urban grain of properties on the northern side of
Mill Lane, with the obvious exception of ‘The Mariners’.

7.27

In respect of the design, the proposal is considered to comply with the
NPPF; H32 and H33 of the Local Plan 1995; HL5 of the Local Plan
Alteration 2002; CS1 of the Core Strategy 2009; LP2, LP13 and LP36
of the Local Plan to 2036 Proposed submission.
Residential Amenity

7.28

The increased use of the site resulting from the erection of a dwelling
would have some impact on the amenities of the immediate
neighbours due to increased noise, disturbance and traffic generation
associated with a domestic property. This, however, is unlikely to be
so serious that a reason for refusal could be substantiated.

7.29

It is acknowledged that the properties along Mill Lane are generally in
substantial plots, however it is considered that there is space within
the site to accommodate the dwelling without there being a
detrimental impact upon residential amenity. Between the rear
elevation of the single-storey wing there is a distance of approx.6m to
the east boundary of the site; and there is a distance of 15m from the
rear elevation of the main two-storey dwelling and the east boundary.
The cumulative distance between the single-storey wing of the
proposed dwelling and Lynch Cottage is approx.37m – this is
generous by modern standards. It should be noted that there are few
windows at first floor facing Lynch Cottage – a rooflight serving the
dressing room above the garage, an en-suite bathroom window for
bedroom 2, a landing window, and bedroom 1 window (the bedroom
being the only habitable room)- due to the distances involved it is
considered that it would not result in an unacceptable relationship
between the two properties as equally the occupiers of the proposed
dwelling would be interested in their own amenity from neighbouring
properties.

7.30

The distance between the north elevation of the single-storey
attached garage and the south elevation of The Mariners is
approx.28m; and 32m from the north elevation of the main two-storey
dwelling. The proposed garage is approx. 4-4.5m from the north
boundary of the site. These distances are also generous by modern
standards. It should also be noted that there are no windows at first
floor overlooking The Mariners and having the garage in this location
instead of the main two-storey element acknowledges the difference
in levels between the two plots.

7.31

Overall, it is considered that the proposal would not have a significant
impact on neighbour amenity and it is considered to comply with the
NPPF; policies H31 of the Local Plan 1995 and LP15 of the Local
Plan to 2036 Proposed submission.

Parking and Highway Safety
7.32

The existing stone wall along the frontage will be retained except for
the removal of a section (approx.2.35m wide) to allow for a wider
vehicular access. HDC Minor Application Highways Guidance (2005)
requires that shared driveways have a minimum width of 4.5m, the
proposed enlarged opening will be 6.3m wide. The guidance does
also require that the minimum width is achieved for 10m from the
carriageway edge, however the proposal has a distance of 6.5m up to
the point where the shared access ends. In this instance it is
considered acceptable on a road with a 30mph speed limit and in
reality where the traffic is generally slower than this. The visibility
splay of 43m has been shown on the submitted plan and this is
acceptable.

7.33

There is no requirement to provide minimum parking standards for
this development as National Guidance requires each application to
be determined on its own merits. It has been specified on the
application form that 2 parking spaces will be provided. The proposal
is therefore acceptable in respect of parking.

7.34

There are no objections to the proposal on highway grounds. The
proposal complies with NPPF para 108; policies H31 of the Local
Plan 1995 and LP18 of the Local Plan to 2036 Proposed submission.

Infrastructure Requirements and Planning Obligations
7.35

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

7.36

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

7.37

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

7.38

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:
7.39

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

7.40

The proposed development would contribute towards economic
growth, generating additional spending on local services and goods
and potential employment opportunities during the construction
phase.

7.41

Regarding the social dimension, the site would add to the supply of
housing, albeit limited.

7.42

In terms of the environmental dimension of sustainable development,
the proposal is well designed and the best trees will be retained within
the site to ensure the special character of the conservation area is
preserved.

7.43

Having fully assessed all three dimensions of sustainable
development; economic, environmental and social within this report it
is concluded that the development of this site will: * It is within the built-up area where residential development is
acceptable in principle
* The scale and location of the development is not considered to have
a significant and demonstrable impact upon the surrounding area.
* It would not have a detrimental impact on the existing trees or
landscape features of the site
* It would preserve or enhance the character and appearance of the
Conservation Area and would not have a harmful impact on the
adjacent listed building
* It is acceptable in terms of highway safety
* It would not have a significant detrimental impact on the amenity of
neighbours.
* Provide appropriate infrastructure to meet the needs generated by
the development through wheeled bin provision
* There are no other material planning considerations which lead to
the conclusion that the proposal is unacceptable.

7.44

Having regard to applicable national and local planning policies, and
having taken all relevant material considerations into account, it is
therefore recommended that planning permission should be granted.

8.

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

APPROVAL

subject

to

Time limit
Plans as submitted
Material samples
Hard and soft landscaping
Tree protection - Development in accordance with Plan Tree
Protection Plan
Foundation construction
Development in accordance with Plan TIP 15 152 and Tree
Survey Nov 2014 and Arboricultural Implications Assessment
April 2015 TIP.

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 Dallas Owen Senior
Management Officer 01480 388468

Development

Planning Application Ref: 18/02560/FUL
The Alwalton Parish Council recommends refusal for this proposed development for the reasons
below.
Design and Access Statement
1.0 General Backgound
1.1 This plot could not accommodate 3 dwellings as stated. The infill statement CS3 does not
state that 3 dwellings can be built on every plot.
3.0 Amount
3.1 Contrary to the statement: ‘A careful evaluation has been undertaken and indicates the
site capacity to accommodate a larger number of smaller dwellings’, the Council’s view is that
the site does not have the capacity for the proposed dwelling and will be overdeveloped if the
proposed property is built. Part of the character of Alwalton, as evidenced by all adjoining
properties and most properties in Mill Lane, is the generous plot sizes incorporating plenty of
parking spaces and much easier accesses. The proposed property will not fit with the general
appearance of Mill Lane. The acess, parking and turning problems emphasise that the site is
over developed and not suitable.
4.0 Layout
4.1 2-4 Mill Lane never had shared access arrangements.
4.5 2 Mill Lane never utilised the amenity space, mentioned in this statement and has never
had vehicular access to the property
8.0 Access
8.1 Part demolition of the front boundary stone wall to provide access to the proposed
development will be detrimental to the visual aspect of the Mill Lane, especially as these
walls receive particular mention in the Alwalton Conservation Character Statement.
The access is on the narrowest part of the lane (4m approximately), which is only wide
enough for one vehicle and additionally there are no footpaths for pedestrians. Delivery
lorries will not be able to gain access onto the site but will block the Lane causing
inconvenience to the 16 houses further down Mill Lane. If this development were to be
approved, restrictions would need to be put in place for times at which deliveries of building
materials could be made.
8.2 There is insufficient parking space within the property as only one car parking space has
been designated and this in front of the garage (counted as the second parking space). It
would be impossible to drive the car out of the garage without moving a second car. The
turning circle, at 6 metres, approximately, is so small that it would force vehicles to reverse
out of the site onto, again, the narrowest part of the lane and on a blind bend. It appears that
there is no possibility that a car could enter the site, turn and then exit in a forward direction.
The turning space also utilises the same space allocated for parking the second car. The
turning circle for number 4 is also far too small.
Mill Lane has a Road Traffic Regulation Act in force, which prevents any parking in the lane.
Therefore, if this proposed development were to be approved, more space must be provided
within the proposed development to allow not only for residents’ parking but also for visitors,
trades people etc.

14.0 Heritage Statement
14.6 The scale of the proposed property is considerably greater than 2 and 4 Mill Lane and is
a modern, therefore taller, two-storey dwelling built on consideably higher land than the
cottages next to it. The Council would expect any development to compliment the size and
scale of 2 and 4 Mill Lane. This would mean that the ground levels being the same and the
roof height lowered. The overall frontage should be the same as, or smaller than, 2 and 4. As
these plans are currently drawn the proposed dwelling house would completely dominate 2
and 4.
Futher comments regarding the following :
Section 106/CIL
There is no mention of where the Section 106 contribution would be spent in the village.
Village Facilities
Alwalton is classed as a ‘small settlement’ (LP5) that has ‘very limited or no service or
facilities available’. It does not have good transport links with, at the most, two buses an hour
to Peterborough or Oundle ceasing in the early evening. Alwalton is lucky in having a small
shop/post office but there is no doctor’s surgery or school so necessitating the need for cars.
Character Statement
The Alwalton Conservation Area Character Statement, produced by HDC Planning, states
‘when considering proposals within the Conservation Area the essential character of the area
should be preserved and/or enhanced’.
The Character Statement also says “buildings are not generally closely grouped within the
street scene but tend to be well spread, possessing spacious curtilages”. This proposed
development is a large dwelling relative to the size of the plot and simply does not fit with the
essential character of the area.
To conclude, this proposed development


is excessive for the size of the plot, especially given its elevated position and compared to
neighbouring properties and plots
 has dangerous road/ drive access and insufficient parking
 is completely out of keeping with Mill Lane
 would be very detrimental to the conservation village status
 would set a dangerous precedent for future development in Alwalton.
The people that live in the village passionately want to preserve the essential character of the
Conservation Area and the Parish Council therefore recommend refusal of this application.

Development Management Committee
Application Ref: 18/02560/FUL
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Case No:

15/00765/FUL (FULL PLANNING APPLICATION)

Proposal:

ERECTION OF A TWO STOREY DWELLING HOUSE
WITH GARAGE AND ENLARGEMENT OF EXISTING
VEHICULAR ACCESS

Location:

LAND NORTH OF 2 AND 4 MILL LANE ALWALTON

Applicant:

MISS A WATERWORTH

Grid Ref:

513318 296097

Date of Registration: 23.04.2015
Parish:

ALWALTON

RECOMMENDATION

- APPROVE

This application is before the Development Management Panel as the
Parish Council has an opposing view to that of the planning officer.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The site is located north of 2 and 4 Mill Lane and is surrounded by
residential properties. The site depth average is approx.30m and the
frontage is approx.25m wide defined by a 1.25m – 1.5m high stone
wall positioned to the back edge of the highway. The highway is
narrow at 4.05m wide and the site is located on a bend in the road.
Outside of the site there are a number of trees; and within the site
there are a number of trees in addition to domestic garden structures
and paraphernalia. Nos 2 and 4 Mill Lane are a pair of two-storey
semi-detached dwellings constructed of stone with timber joinery and
concrete tiles to the roof.

1.2

The site is within the designated Conservation Area and there is a
listed building (The Old Rectory) to the south-east.

1.3

The proposal is for the erection of a two storey dwelling house with
attached garage and single-storey wing to the rear. The proposal
includes the enlargement of the existing vehicular access presently
serving No4 following the subdivision of a residential curtilage. The
proposed dwelling is shown as having three bedrooms, with a
dressing room/en-suite bathroom for Bedroom 1 above the garage.

1.4

Nos2 and 4 Mill Lane are in the same ownership and it is proposed
that a subdivision of the garden area for No2 will be divided between
the existing two properties Nos 2 and 4 and would not require
planning permission. It should be noted that planning permission
would not be required to convert the pair of semi-detached dwellings
into one should the owner decide to do so in the future.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (2012) sets out the three
dimensions to sustainable development - an economic role, a social
role and an environmental role - and outlines the presumption in
favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government's
planning policies for : building a strong, competitive economy;
ensuring the vitality of town centres; supporting a prosperous rural
economy; promoting sustainable transport; supporting high quality
communications infrastructure; delivering a wide choice of high
quality homes; requiring good design; promoting healthy
communities; protecting Green Belt land; meeting the challenge of
climate change, flooding and coastal change; conserving and
enhancing the natural environment; conserving and enhancing the
historic environment; and facilitating the sustainable use of minerals.

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

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
•
•
•
•
•
•
•
•
•
•
•

3.2

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)
•

3.3

HL5: “Quality and density of development”

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)
•
•
•

3.4

H31: “Residential privacy and amenity standards”
H32: "Sub-division of large curtilages"
H33: “Sub-division of large curtilages”
En2: “Character and setting of Listed Buildings”
En5: “Conservation Area Character”
En6: “Design standards in Conservation Areas”
En9: “Conservation Areas”
En18: “Protection of countryside features”
En19: “Trees and Landscape”
En20: “Landscaping scheme”
En25: “General Design Criteria”

CS1: “Sustainable development in Huntingdonshire”
CS3: “The Settlement Hierarchy”
CS10: “Contributions to Infrastructure Requirements

Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013)
•
•
•
•
•

LP1: “Strategy and Principles for Development”
LP2: “Contributing to Infrastructure Delivery”
LP3: “Communications Infrastructure”
LP10: “Development in Small Settlements”
LP13: “Quality of Design”

•
•
•
•
3.5

LP15: “Ensuring a high standard of Amenity”
LP18: “Parking Provision”
LP29: “Trees, Woodland and related features”
LP31: “Heritage Assets and their settings”

HDC Minor Application Highways Guidance (2005)
•
•
•

SPD – Huntingdonshire Design Guide (2007) – Parts 2: 2.2
Infill development; and 4: House design and detailing
SPD – Huntingdonshire Landscape and Townscape
Assessment (2007) – Part 3 Landscape Character Area 9
Nene Valley
SPD - Developer Contributions (2011)

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

PLANNING HISTORY

4.1

15/00085/FUL – erection of a two storey dwelling with garage and
creation of new vehicular access – application WITHDRAWN due to
loss of trees and section of stone wall to facilitate the creation of the
access

5.

CONSULTATIONS

5.1

Alwalton Parish Council – Recommend REFUSAL (copy attached) for
the following reasons:
-is excessive for the size of the plot, especially given its elevated
position and compared to neighbouring properties and plots
-has dangerous road/ drive access and insufficient parking
-is completely out of keeping with Mill Lane
-would be very detrimental to the conservation village status
-would set a dangerous precedent for future development in Alwalton.

6.

REPRESENTATIONS

6.1

There have been five representations received from neighbouring
properties, raising the following objections:
- Conflicts with policy
- Detrimental to highway safety
- Detrimental to pedestrian safety
- Impact on Conservation Area
- Impact on visual amenity
- Inappropriate scale of development
- overlooking / impact on amenity
- Inadequate access
- Inadequate on-site parking/turning/etc
- Difference in levels of the site and The Mariners

7. ASSESSMENT
7.1

The main issues in relation to your enquiry are:
• Principle of Development
• Impact on the character and appearance of the Conservation
area including trees, and setting of the listed building
• Design

•
•

Residential Amenity
Parking and Highway Safety

Principle of the development
7.2

Paragraph 49 of the NPPF states that ‘housing applications should be
considered in the context of the presumption in favour of sustainable
development. Relevant policies for the supply of housing should not
be considered up-to-date if the LPA cannot demonstrate a five-year
supply of deliverable housing sites’.

7.3

Paragraph 50 of the NPPF states ‘to deliver a wide choice of high
quality homes, widen opportunities for home ownership and create
sustainable, inclusive and mixed communities, local planning
authorities should: plan for a mix of housing’.

7.4

Paragraph 65 of the NPPF states ‘local planning authorities should
not refuse planning permission for buildings or infrastructure which
promotes high levels of sustainability because of concerns about
incompatibility with an existing townscape’.

7.5

Policy CS3 of the Adopted Core Strategy states that Alwalton is a
smaller settlement in which residential infilling will be supported within
the built-up area. The site is considered to be within the built-up area
of Alwalton.

7.6

Policy LP9 requires development proposals to be assessed on their
individual sustainability merits, taking account of other policies in the
Local Plan. The proposal will make more efficient use of the land, and
a dwelling would be consistent with the overall land use pattern in the
vicinity

7.7

The proposal, in principle, is considered to comply with NPPF; policy
CS3 of the Core Strategy can be afforded weight as it is an adopted
policy that is consistent with the NPPF as it aims to concentrate
development in the larger sustainable settlements that offer the best
levels of services and facilities; and policies LP1 and LP9 of the Draft
Local Plan to 2036 supports sustainable development proposals and
this is consistent with the core principles of the NPPF. However
limited weight can only be given to these emerging policies as they
may be subject to change.

Impact on the character and appearance of the Conservation area
including trees, and setting of the listed building
7.8

The Alwalton Conservation Area Character Statement assesses the
architectural and landscape characteristics of the settlement and
acknowledges the spacious curtilage and mature landscaping. With
regards to Mill Lane, it states that it has the character of a country
lane, has relatively modern properties and confirms that walls are an
important feature.

7.9

Whilst walls are detailed as an important feature within the
Conservation Area Character Statement, the removal of a section to
facilitate the enlargement of the existing access serving No4 Mill Lane
is considered acceptable visually, but this support does also rely on
trees of merit along the frontage being retained.

7.10

The generous garden has an almost continuous run of substantial
trees along its western and northern boundary, with a line of self-set
trees adjacent to the existing northern elevation of the garage. There
is a large Laburnum T15 on the verge land outside the front wall, and
a large Ash which appears just outside the north eastern corner of the
site.

7.11

It is proposed that one tree T11 will be removed to facilitate the
enlargement of the existing access. The remaining trees along the
site frontage including the large Sycamore T13 and the Cherry T14
are substantial trees and make a significant contribution to the
Conservation Area. These trees will be retained.

7.12

A tall Wild Cherry will be removed on the northern boundary to allow
access into the proposed garage. The trees adjacent to the existing
garage: a mix of Laburnum and Sycamore T9 will be removed as they
are very close to the southern elevation of the house. The Spruce
T10 to the front of this line will also be removed: again as it is very
close to the southern elevation of the house.

7.13

The trees to be removed have been given a Category C ‘low quality’
rating. This has not been disputed by HDC Trees and Landscape
Officer.

7.14

The remainder of the trees will be retained as part of the scheme and
protected during construction. This will ensure that the proposed
development will not have a detrimental impact on the character and
appearance of the Conservation Area.

7.15

Of the trees remaining, the proposal to remove the Ivy off the trees
T3- T6 along the northern boundary will result in a loss of a quantity
of evergreen vegetation on that boundary. This will reduce the
vegetation on that boundary substantially but also the loss of
evergreen vegetation will open up views from the north. (As a LPA we
have no control over the removal of ivy).

7.16

From considering the proposal in views from the public highway, and
from the information submitted, it does not appear that the proposal
would harm the setting of the nearby listed building (The Old
Rectory). HDC Conservation Officers did not wish to comment on this
application.

7.17

It is considered that the resubmission has addressed previous
concerns in respect of the trees with reference to Plan TIP 15 152
and Tree Survey Nov 2014 and Arboricultural Implications
Assessment April 2015 TIP. The proposal is considered to be
acceptable and in accordance with policies H33 and En18 of the
Local Plan 1995, HL5 of the Local Plan Alteration 2002, CS1 of the
Core Strategy 2009, LP1, LP13 and LP29 of the Draft Local Plan to
2036: Stage 3 2013. However limited weight can only be given to
these emerging policies as they may be subject to change.

Design
7.18

Paragraph 17 of the NPPF which states that planning should "always
seek to secure high quality design and a good standard of amenity for

all existing and future occupants of land and buildings" is particularly
relevant to the determination of this proposal. Paragraph 60 states
that "Planning policies and decisions should not attempt to impose
architectural styles or particular tastes and they should not stifle
innovation, originality or initiative through unsubstantiated
requirements It is, however, proper to seek to promote or reinforce
local distinctiveness." Paragraph 131 requires local planning
authorities in determining planning applications to take account of the
desirability of new development making a positive contribution to local
character and distinctiveness.
7.19

Policy H32 of the Local Plan 1995 states that the sub-division of large
curtilages will only be allowed where the resultant dwelling and its
curtilage will be sympathetic to the locality; and Policy H33 requires
sub-division providing the qualities of the Conservation Area are
preserved and that trees will not be detrimentally affected.

7.20

Policy HL5 of the Local Plan Alteration 2002 specifically indicates that
planning permission will only be granted where if the new
development respects the townscape and landscape of the wider
locality, including the local pattern of streets and spaces, and
maintains open spaces, important gaps in development, mature trees
and other vegetation that contributes to the quality of the local
environment.

7.21

Policy LP13 states that a proposal will need to contribute positively to
the local character, appearance, form and pattern of development
through sensitive siting, scale, massing, form and arrangement of
new development and use of colour and materials.

7.22

NPPF para.58 states that ‘planning policies and decisions should aim
to ensure that developments…add to the overall quality of the
area…respond to the local character and history, and reflect the
identity of local surroundings and materials…are visually attractive as
a result of good architecture and appropriate landscaping’.

7.23

NPPF para.64 states that ‘permission should be refused for
development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the
way it functions’.

7.24

NPPF para.126 states that ‘…for the conservation and enjoyment of
the historic environment…local planning authorities should take into
account…the desirability of new development making a positive
contribution to local character and distinctiveness’.

7.25

Alwalton falls with the Nene Valley Landscape Character Area in the
SPD – Huntingdonshire Landscape and Townscape Assessment
2007. The distinctive limestone has had a strong influence on the
vernacular architecture of the area.

7.26

The proposed dwelling is considered to be of an appropriate design,
height, scale and form, detailing and use of materials in respect of the
location, surrounding properties and the Alwalton Conservation Area
and will help to retain the distinctive local character.

7.27

The proposed dwelling will be set back from the highway, which in
general follows the urban grain of properties on the northern side of
Mill Lane, with the obvious exception of ‘The Mariners’.

7.28

In respect of the design, the proposal is considered to comply with the
NPPF, H32 and H33 of the Local Plan 1995; HL5 of the Local Plan
Alteration 2002, LP1, LP13 and LP31 of the Draft Local Plan to 2036.

Residential Amenity
7.29

The increased use of the site resulting from the erection of a dwelling
would have some impact on the amenities of the immediate
neighbours due to increased noise, disturbance and traffic generation
associated with a domestic property. This, however, is unlikely to be
so serious that a reason for refusal could be substantiated.

7.30

It is acknowledged that the properties along Mill Lane are generally in
substantial plots, however it is considered that there is space within
the site to accommodate the dwelling without there being a
detrimental impact upon residential amenity. Between the rear
elevation of the single-storey wing there is a distance of approx.6m to
the east boundary of the site; and there is a distance of 15m from the
rear elevation of the main two-storey dwelling and the east boundary.
The cumulative distance between the single-storey wing of the
proposed dwelling and Lynch Cottage is approx.37m – this is
generous by modern standards. It should be noted that there are few
windows at first floor facing Lynch Cottage – a rooflight serving the
dressing room above the garage, an en-suite bathroom window for
bedroom 2, a landing window, and bedroom 1 window (the bedroom
being the only habitable room)- due to the distances involved it is
considered that it would not result in an unacceptable relationship
between the two properties as equally the occupiers of the proposed
dwelling would be interested in their own amenity from neighbouring
properties.

7.31

The distance between the north elevation of the single-storey
attached garage and the south elevation of The Mariners is
approx.28m; and 32m from the north elevation of the main two-storey
dwelling. The proposed garage is approx. 4-4.5m from the north
boundary of the site. These distances are also generous by modern
standards. It should also be noted that there are no windows at first
floor overlooking The Mariners and having the garage in this location
instead of the main two-storey element acknowledges the difference
in levels between the two plots.

7.32

Overall, the proposal would not have a significant impact on
neighbour amenity and it is considered to comply with policies H31 of
the Local Plan 1995 and LP15 of the Draft Local Plan to 2036: Whilst
both policies are broadly consistent with the NPPF paragraph 17 that
requires a good standard of amenity for all existing and future
occupants of land and buildings, policy H31 can be afforded greater
weight as it is an adopted policy whilst LP15 is an emerging policy.

Parking and Highway Safety
7.33

The existing stone wall along the frontage will be retained except for
the removal of a section (approx.2.35m wide) to allow for a wider
vehicular access. The previous withdrawn scheme had shown a new
access that would have required a 5.34m wide section of the stone
wall being removed in addition to the trees along the site frontage.
HDC Minor Application Highways Guidance (2005) requires that
shared driveways have a minimum width of 4.5m, the proposed
enlarged opening will be 6.3m wide. The guidance does also require
that the minimum width is achieved for 10m from the carriageway
edge, however the proposal has a distance of 6.5m up to the point
where the shared access ends. In this instance it is considered
acceptable on a road with a 30mph speed limit and in reality where
the traffic is generally slower than this. The visibility splay of 43m has
been shown on the submitted plan and this is acceptable.

7.34

There is no requirement to provide minimum parking standards for
this development as National Guidance requires each application to
be determined on its own merits. The Cambridgeshire Design Guide
as referred to in Draft policy LP18 suggests a minimum of 1.5 spaces
for a 2-3 bedroom house in a rural location. It has been specified on
the application form that 2 parking spaces will be provided. The
proposal is therefore acceptable in respect of parking.

7.35

There are no objections to the proposal on highway grounds. The
proposal complies with policies H31, LP17 and LP18. These policies
are consistent with the NPPF paragraph 32 that requires safe and
suitable access to the site for all people, however as these are
emerging policies they can only be afforded limited weight.

Other issues
7.36

The Developer Contributions SPD (2011) requires a payment towards
refuse bins for new residential development; a Unilateral Undertaking
for Wheeled Bin Contributions has been submitted.

Conclusion
7.37

The proposed development is considered to be compliant with
relevant national and local planning policy as:
* It is within the built-up area where residential development is
acceptable in principle
* The scale and location of the development is not considered to have
an overly detrimental impact upon the surrounding area.
* It would not have a detrimental impact on the existing trees or
landscape features of the site
* It would preserve or enhance the character and appearance of the
Conservation Area
* It is acceptable in terms of highway safety
* It would not have a significant detrimental impact on the amenity of
neighbours.
* There are no other material planning considerations which lead to
the conclusion that the proposal is unacceptable.

7.38

Having regard to applicable national and local planning policies, and
having taken all relevant material considerations into account, it is
therefore recommended that planning permission should be granted.

8.

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

APPROVAL

subject

to

Time limit
Plans as submitted
Material samples
Hard and soft landscaping
Tree protection
Development in accordance with Plan TIP 15 152 and Tree
Survey Nov 2014 and Arboricultural Implications Assessment
April 2015 TIP.

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 Ms Dallas Owen Development Management
Officer 01480 388468
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Application Number: 15l00765lFUL Case Officer Linda Walker
Proposal: Erection of a two storey dwelling house with garage and creation of new vehicular
access
Location: Land North Of 2 And 4Mi!! LaneAlwalton
Observations of Alwalton Town/Parish Council.
Please { box as appropriate
Recommend approval because ... ... (please give relevant planning reasons in space below)

Recommend refusa! because...(please give relevant planning reasons in space below)
P
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No observations either in favour or against the proposal
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ro*n/parish
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Date: l;-" " f:-" A()15
Failure to return this form within the time indicated will be taken as an indication that the Town or
Parish Council do not express any opinion either for or against the application.

(Development Management)

Planning Application Ref:15/00765/FUL
The Parish Council recommend refusal for this proposed development for the reasons below.
1. Access, Parking and Turning Circle
The revised access is still on the narrowest part of the lane, which is only wide enough for
one vehicle. Delivery lorries will not be able to gain access onto the site but will block the
Lane causing inconvenience to the 16 houses further down Mill Lane. If this development
were to be approved, restrictions would need to be put in place for times at which deliveries
of building materials could be made.
There is insufficient parking space within the property as only one car parking space has
been designated and this in front of the garage. It would be impossible to drive the car out of
the garage without moving a second car. The turning circle, at 6 metres, is so small that it
would force vehicles to reverse out of the site onto, again, the narrowest part of the lane and
on a blind bend. It appears that there is no possibility that a car could enter the site, turn and
then exit in a forward direction. The turning space also utilises the same space allocated for
parking the second car. The turning circle for number 4 is also only 6 metres, which again is
far too small.
Mill Lane has a Road Traffic Regulation Act, which prevents any parking in the lane.
Therefore, if this proposed development were to be approved, more space must be provided
within the development to allow not only for residents’ parking but also for visitors, trades
people etc.
2. Over Development of Plot
Part of the character of Alwalton, as evidenced by all the adjoining properties and most other
properties in Mill Lane, is the generous plot sizes incorporating plenty of parking spaces and
much easier accesses. The site is not under developed, as stated in the application, but will
be over developed if the proposed property is built. It will not fit with the general appearance
of Mill Lane. The above access, parking and turning problems emphasise that the site is
overdeveloped and not suitable.
The scale of the proposed property is considerably greater than 2 and 4 Mill Lane and is a
modern, therefore taller, two-storey dwelling built on higher land than the cottages next to it.
The Parish Council would expect any development to complement the size and scale of 2
and 4 Mill Lane. This would mean that the floor levels being the same and the roof height
lowered. The overall frontage should be the same as, or smaller than, 2 and 4. Although the
‘rear wings’ have reduced height these will not be seen from the Lane or in comparison to the
cottages. As these plans are currently drawn the proposed dwelling house would completely
dominate 2 and 4.
3. Section 106/CIL
There is no mention of where the Section 106 contribution would be spent in the village.
4. Village Facilities
Alwalton is classed as a ‘small settlement’ (LP5) that has ‘very limited or no service or
facilities available’. It does not have good transport links with, at the most, one bus an hour to
Peterborough or Oundle ceasing in the early evening. Alwalton is lucky in having a small
shop/post office but there is no doctor’s surgery or school so necessitating the need for cars.
To conclude, this proposed development
•
•
•
•
•

is excessive for the size of the plot, especially given its elevated position and compared to
neighbouring properties and plots
has dangerous road/ drive access and insufficient parking
is completely out of keeping with Mill Lane
would be very detrimental to the conservation village status
would set a dangerous precedent for future development in Alwalton.

Development Management Panel
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