
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   20 May 2019 
 
Case No: 18/02395/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  ERECTION OF NO. 2 DWELLINGS AND THE CREATION 

OF AN ADDITIONAL ACCESS POINT FOLLOWING THE 
DEMOLITION OF THE EXISTING BARN 

 
Location:  BARN ADJACENT 77 UGG MERE COURT ROAD  

RAMSEY ST MARYS  PE26 2RH 
 
Applicant:  MR AMATO 
 
Grid Ref: 525471   286661 
 
Date of Registration:   06.11.2018 
 
Parish:   RAMSEY 
 

RECOMMENDATION     -    APPROVE 
 
This application has been referred to Development Management 
Committee as it is a departure from the development plan. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The proposal relates to a site located to the south of No.77 Ugg Mere 

Court Road in between Ramsey St Marys and Ramsey Heights. The 
application site currently holds an agricultural building located to the 
rear of the site, whilst the remainder of the site is untidy and used. 

 
1.2 The site is surrounded by open countryside to the east, south and 

west, whilst to the north is a pair of semi-detached dwellings (Nos.77 & 
75 Ugg Mere Court Road). 

 
1.3 The site is located outside of the village of Ramsey St Marys and 

Ramsey Heights and therefore within the open countryside. Any 
housing development within the immediate area typically comprises of 
sporadic linear development with houses fronting either side of Ugg 
Mere Court Road at intervals.  

 
1.4 In terms of flood risk, the 2010 Strategic Flood Risk Assessment 

(SFRA 2010) identifies the site as being located within Flood Zone 1. 
Environment Agency flood maps place the site in Flood Zone 3, as 
such a flood risk assessment accompanies the application. Rationale 
for using the 2010 SFRA is outlined in the ‘Flood Risk’ section below. 

 
1.5 Planning permission is sought for the demolition of the existing 

agricultural building on site and erection in its place of a pair of semi-
detached dwellings. In terms of access, a new driveway is proposed for 
each dwelling in order to connect to the public highway. The driveway 
will lead to parking for both dwellings. 

 
 
 
 



2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (NPPF 2019) sets out the 

three economic, social and environmental objectives of the planning 
system to contribute to the achievement of sustainable development. 
The NPPF confirms that ‘So sustainable development is pursued in a 
positive way, at the heart of the Framework is a presumption in favour 
of sustainable development. The NPPF sets out the Government's 
planning policies for:  

 * delivering a sufficient supply of homes;  
* achieving well-designed places;  
* conserving and enhancing the natural environment;  
* conserving and enhancing the historic environment. 

 
2.2 Planning Practice Guide  
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Huntingdonshire's Local Plan to 2036 

• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management 
• LP9: Small Settlements 
• LP10: The Countryside 
• LP11: Design Context  
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP33: Rural Buildings 

 
3.2 Supplementary Planning Guidance 

• Huntingdonshire Design Guide (2017) 
• Developer Contributions SPD (2011) 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
 
4. PLANNING HISTORY 
 
4.1 None Relevant 
 
 
5. CONSULTATIONS 
 
5.1 Ramsey Town Council - recommends APPROVAL – Reason: 

Unanimously approved as will enhance visual appearance of site 
 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.huntingdonshire.gov.uk/


5.2 CCC Highways – NO OBJECTION subject to conditions  
 
5.3 HDC Landscape – NO OBJECTION subject to conditions 

(biodiversity and hard & soft landscaping) 
 
5.4 HDC Urban Design – NO OBJECTION subject to condition (chimney 

position) 
 
5.5 Environment Agency – NO OBJECTION subject to the mitigation 

measures contained within the Flood Risk Assessment October 2018 
 
 
6. REPRESENTATIONS 
 
6.1 None received 
 
 
7. ASSESSMENT 
 
7.1 The principle, important and controversial issues to consider are: 

• The principle of development 
• Impact upon the character and appearance of the area 
• Impact upon residential amenity 
• Highways safety and access 
• Flood Risk 
• Biodiversity 

 
 The Principle of Development 
 
7.2 Policy LP9 of the Huntingdonshire Local Plan to 2036 establishes a 

settlement hierarchy that identifies Ramsey St Marys as a ‘smaller 
settlement’. In such locations, a proposal that is located within a built-
up area of a small settlement will be supported where the amount and 
location of development proposed is sustainable in relation to the: 
a. Level of service and infrastructure provision within the settlement 
b. Opportunities for users of the proposed development to access 
everyday services and facilities by sustainable modes of travel 
including walking, cycling and public transport 
c. Effect on the character of the immediate locality and the settlement 
as a whole 

 
7.3 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. 

 
7.4 Policy LP10 of the Local Plan to 2036 provides guidance on the 

countryside and states that development in the countryside will be 
restricted to the limited opportunities as provided for in other policies 
of this plan. All development in the countryside must: 
a. Seek to use land of lower agricultural value in preference to land of 
higher agricultural value 
i. Avoiding the irreversible loss of the best and most versatile 
agricultural land (Grade 1 to 3a) where possible 
ii. Avoiding Grade 1 agricultural land unless there are exceptional 
circumstances where the benefits of the proposal significantly 
outweigh the loss of land 

 



b. Protect the intrinsic character and beauty of the countryside 
c. Not give rise to noise, odour, obtrusive light or other impacts that 
would adversely affect the use and enjoyment of the countryside by 
others 

 
7.5 In this instance the proposed site currently houses an agricultural 

building with an untidy frontage. A realistic fall-back position for the 
applicant is to apply for prior approval to change the agricultural 
building to residential use. The conversion of an agricultural barn to 
residential accommodation is permitted under Class Q (a), Part 3, 
Schedule 2 of the Town and Country Planning (General Permitted 
Development) Order 2015. The prior approval fall-back is a material 
consideration in this application.  

  
7.6 Following on from this, policy LP33 of the Local Plan to 2036 provides 

guidance on rural buildings and states that for the conversion of a 
building in the countryside that would not be dealt with through ‘Prior 
Approval/Notification’ a proposal for the replacement of a building 
within the countryside will be supported where it is redundant or 
disused, of permanent and substantial construction and not in such 
state of dereliction or disrepair that significant reconstruction would be 
required and the proposal would lead to a clear and substantial 
enhancement of the immediate setting. A modest increase in floor 
space is also supported. 

 
7.7 The position of the replacement buildings within the site should be 

considered comprehensively so that it is located where it would have 
the least possible adverse impact on the immediate surroundings, the 
wider landscape and the amenity of the users of existing buildings 
nearby. 

 
7.8 In this instance the proposal is considered to be located within the 

countryside, however given the current situation on site, it will not 
lead to the loss of usable Grade 1 agricultural land.  Moreover, the 
proposal has the potential to protect the intrinsic beauty of the 
countryside through replacing the existing agricultural building that is 
located upon the site (assessment in terms of impact on character 
and appearance of area follows below). 

 
7.9 In light of the permitted development fall-back position, coupled with 

the current situation which is that the agricultural building on site is 
disused and of substantial construction, it is deemed that the principle 
of development is established as per the policy analysis above, 
subject to satisfactorily complying with all relevant detailed policies 
and any other material considerations. 

 
 Impact upon the Character and Appearance of the Area  
 
7.10 Nearby Ramsey Heights is a predominantly linear settlement, with 

rows of housing fronting both sides of Ugg Mere Court Road which is 
typical of many settlements in the area. The sporadic development 
around Ramsey Heights follows this character. The application site is 
a relatively small, roughly square vacant piece of unkempt and untidy 
land with the disused agricultural building to the rear which sits down 
slightly from the road. It is generally open to the roadside, with some 
fencing along the frontage. To the rear is a mixture of hedgerow and 
fencing which provides the boundary treatment to the fields beyond. 



7.11 The site is surrounded by open countryside with a pair of semi- 
detached dwellings directly adjacent to the north. The proposal is in 
line with the adjacent residential dwellings and appears similar in 
scale and appearance. HDC Urban Design and Landscape Officers 
have scrutinised the proposal and have no objection subject to 
conditions in relation to landscaping and chimney positions. 

 
7.12 By virtue of the location of the dwellings they are considered to have 

no adverse impact upon the existing linear character of development. 
Although the scheme would change the appearance of the site, it is 
considered to be an enhancement, and an opportunity to tidy up the 
existing situation through the replacement of the existing agricultural 
building. The proposal is considered to result in a minimal loss of 
openness given the nearby buildings and the existing situation on 
site. This impact on the character of the area is not considered to be 
significantly harmful to the locality and wider area. 

 
7.13 Furthermore, it is considered that the access arrangements, size, 

scale and form of development, are on balance acceptable and not 
considered to not cause significant harm to the character and 
appearance of the area. The proposal is therefore in accordance with 
policies LP11 & LP12 of the Local Plan to 2036. 

 
 Impact upon Neighbouring Residential Amenity 
 
7.14 The proposal is of a sympathetic design, scale, form and would 

appear considerably similar in scale when compared to the 
neighbouring properties.  

 
7.15 In terms of its relationship with neighbouring properties, the removal 

of the existing agricultural building to the rear of the site gives an 
opportunity to locate the proposed new dwellings in line with, but still 
a sufficient distance way from, the existing pair of semi-detached 
dwellings to the north (at Nos. 75 & 77 Ugg Mere Court Road). There 
is a good level of boundary treatment in the form of existing fencing 
with the opportunity to further enhance through appropriate hard and 
soft landscaping, which can be secured via condition. In this sense it 
is unlikely that there will be any significant impact in regards to 
impacts upon the private residential amenity of the neighbouring 
dwellings to the north. 

 
7.16 The proposal is considered to have sufficient private amenity space in 

the form of private garden areas for both properties when viewed 
against the general character and form of the surrounding area. The 
bin store and cycle store area is to be located in a suitable location so 
to not impact unduly upon neighbouring amenity. 

 
7.17 The relationship with the properties at Nos 77 & 75 Ugg Mere Court 

Road are considered to be acceptable, furthermore given the scale 
and orientation of the proposal when viewed against the neighbouring 
properties, it is deemed that there will be no significant impact in 
regards to overlooking or overshadowing. Details of hard and soft 
landscaping including boundary treatments and finished floor levels 
will be secured via condition. 

 
7.18 Overall, it is considered that the development will not lead to a 

significant loss of amenity to the adjoining properties. The proposal is 



considered to be in accordance with Policy LP15 of the Local Plan to 
2036. 

 
 Highway Safety  
 
7.19 In terms of highway safety, access and parking, the proposal would 

provide new access for both properties. The proposal is considered to 
provide suitable and safe access that would be similar in nature to the 
surrounding dwellings. Cambridgeshire County Council Highways 
have been consulted and offer no objection subject to a number of 
highways conditions. 

 
7.20 There are no maximum or minimum parking standards that need to 

be applied to developments as per the requirements of both local 
policies and the NPPF. It is shown on the submitted plans that 
adequate parking and turning is to be provided on site in the form of 
one space, however there are opportunities for increased parking to 
the side of each dwelling. Having regard to the location, scale and 
nature of the proposed development, it is considered that there is 
sufficient parking space on the site to meet the requirements of 
policies LP16 & LP17 of the Local Plan to 2036. 

 
 Flood Risk 
 
7.21 The site is within the Environment Agency’s Flood Zone 3, Flood 

Zone 3 within the Strategic Flood Risk Assessment 2017 and within 
Flood Zone 1 as indicated on the Strategic Flood Risk Assessment 
2010. The National Planning Policy Framework states that the SFRA 
will provide the basis for applying the sequential test. Existing raised 
defences, which the SFRA 2010 specifically takes account of, provide 
some protection to existing properties in this area. 

 
7.22 Some villages, including some of the Ramsey villages, are entirely 

within Zone 3 in the 2017 SFRA. New development within and around 
settlements, including market housing, can in some cases help 
enhance or maintain the vitality of a rural community and this is a key 
objective of the Council’s Planning Strategies and the NPPF. 
Therefore, for those villages which are entirely within Flood Zone 3 as 
defined in the 2017 SFRA only, the 2010 SFRA, which took account 
of flood defences will be used as the basis for decision making, and 
general market housing will only be permitted in areas shown as 
being in Flood Zone 1 as defined in that document. This approach 
follows discussions with the Environment Agency and the Middle 
Level Commissioners and will ensure that regard is still given to flood 
risk but will also allow some development to be approved in these 
villages to maintain their vitality. For villages that are not entirely 
within Zone 3 in the 2017 SFRA, the application of the Flood Zones in 
2017 will allow some development to be approved in these villages to 
maintain their vitality whilst also having regard to the most recent 
information on flood risk. 

 
7.23 As the entire village of Ramsey St Marys is within flood zone 3, as 

stated above, the 2010 SFRA will be used. The submitted FRA states 
that when taking into account the 2010 data, the site is within Flood 
Zone 1.  

 



7.24 The Environment Agency has no objection to the development on 
Flood Risk or safety grounds due to the distance of 3.7km from the 
nearest main river under the Environment Agency’s jurisdiction. The 
mitigation measures proposed within the Flood Risk Assessment 
October 2018 by MTC Engineering are considered acceptable subject 
to conditions. 

 
7.25 The proposal is therefore considered acceptable and complies with 

policy LP5 of the Local Plan to 2036. 
 
 Biodiversity 
 
7.26 The preliminary ecology assessment has been analysed by the HDC 

Landscape and Ecology Officer who considered the findings 
acceptable. The recommendations, enhancements and precautionary 
measures should be carried out in full and secured via condition. 

 
7.27 The proposal is therefore acceptable and complies with policy LP30 

of the Local Plan to 2036. 
 
 Other Issues 
 
7.28 Development Obligations - Part H of the Developer Contributions 

SPD (2011) requires a payment towards refuse bins for new 
residential development.   

 
7.29 At the time of writing this report a completed Unilateral Undertaking 

(UU) to refer to the updated fees applying from 1.4.2019 was still 
outstanding.   If the applicant submits a UU to refer to the updated 
fees, the application will make satisfactory provision for wheeled 
refuse bins. The recommendation will therefore be subject to receipt 
of a satisfactory Wheeled bins Unilateral Undertaking. 

 
 Community Infrastructure Levy (CIL): 
 
7.30 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. 

 
7.31 There are no other material planning considerations which have a 

significant bearing on the determination of this application. 
 
 Conclusion 
 
7.32 The NPPF has at its heart the presumption in favour of sustainable 

development. To be sustainable, development must, as noted in 
paragraph 6 of the NPPF, strike a satisfactory balance between the 
economic, environmental and social considerations. 

 
7.33 When considered in the round, the proposal would contribute to the 

economic and social dimensions of sustainability. The scheme offers 
some environmental, social and economic benefits with limited harm 
to the character and appearance of the area.  

 
7.34 In this instance the proposal is not considered to cause significant 

harm that would outweigh the economic, social and environmental 



benefits of the proposal, therefore given the current policy position, 
the proposed development is considered to be compliant with 
relevant national and local planning policy as: 
- The more permissive stance of policy LP33 makes the principle of 
the development of this site for residential purposes acceptable.  The 
realistic permitted development fall-back position is also given weight 
as a material planning consideration.  
-The proposal is acceptable in terms of flood risk. 
-The proposed dwellings would have no significant adverse impact on 
the overall character of the area due to its scale, bulk and massing.  
-The proposal would satisfactorily safeguard the amenities of 
neighbouring dwellings.   
-There are no overriding highway safety issues. 
-There are no other material planning considerations which have a 
significant bearing on the determination of this application. 

 
7.35 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  - APPROVAL subject to 

conditions to include the following 
 

• Time Limit 
• Approved Plans 
• Materials 
• Levels 
• Hard and soft landscaping including boundary treatments 
• Biodiversity Method Statement  
• In accordance with Flood Risk Assessment 
• Highways – gates set back 6 metres 
• Highways – gradient  
• Highways – vehicular crossing of the ditch 
• Highways – vehicular access constructed in accordance within 

Cambridgeshire County specification 
• Highways – Parking and turning 
• Highways -  Drainage measures 

 
 
If you would like a translation of this document, a large text version or an audio 
version, please contact us on 01480 388388 and we will try to accommodate 
your needs. 
 
 
CONTACT OFFICER: 
Enquiries about this report to Peter Baish Senior Development 
Management Officer 01480 388680 
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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 14 December 2018 11:26

To: DevelopmentControl

Subject: Comments for Planning Application 18/02395/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 11:26 AM on 14 Dec 2018 from Mr Gary Cook.

Application Summary

Address: Barn Adjacent 77 Ugg Mere Court Road Ramsey St Marys 

Proposal:
Erection of No. 2 dwellings and the creation of an 
additional access point following the demolition of the 
existing barn 

Case Officer: Peter Baish 

Click for further information

Customer Details

Name: Mr Gary Cook

Email: gcook@ramseytowncouncil.org.uk

Address: 7A Church Green, Ramsey, Huntingdon PE26 1DW

Comments Details

Commenter Type: Town or Parish Council

Stance:
Customer made comments in support of the 
Planning Application

Reasons for 
comment:

Comments: Unanimously approved will enhance visual 
appearance of site
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