
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   20 May 2019 
 
Case No: 19/00202/S73  (RENEWAL OF CONSENT/VARY 

CONDITIONS) 
 
Proposal:  VARIATION OF CONDITION 2 OF 17/01096/FUL TO VARY 

SITE PLAN (RETROSPECTIVE APPLICATION). 
 
Location:  1A CONEYGEAR ROAD HUNTINGDON  PE29 1QL   
 
Applicant:  MR J DURRANT 
 
Grid Ref: 525132   273549 
 
Date of Registration:   01.02.2019 
 
Parish:   HUNTINGDON 
 

RECOMMENDATION  -     REFUSE 
 
The application is reported to the Development Management Committee 
as Huntingdon Town Council's recommendation of Approval is contrary 
to the officer's recommendation of Refusal. 
 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 1a Coneygear Road is a detached two storey dwelling situated within 

a large residential area.  
 
1.2 Full planning permission was granted for a new dwelling to the east of 

No. 1 Coneygear Road (approved under planning reference 
17/01096/FUL on 29.08.2017), with the vehicular parking agreed to 
the rear (south) of the site onto Sapley Road.  The conditional 
information was submitted under planning reference 17/80227/COND 
and approved on 08.11.2017.  The dwelling has now been completed 
with an altered parking arrangement to the front of the dwelling. 

 
1.3 This Section 73 application seeks retrospective planning permission 

to vary condition 2 of the original permission to amend the approved 
drawings to include the new parking area to the front of the dwelling 
and removing the rear parking area.  Vehicular access to and from 
the site of the new dwelling is now located on the north eastern 
corner of the site where Coneygear Road and Sapley Road meet.   

 
1.4 A Bin Unilateral Undertaking (UU) was submitted with the original 

application and the subsequent S73 application under reference 
17/01096/FUL. The UU required the owner to make the Wheeled Bin 
contributions to the Council within 14 days of the commencement of 
the development under that planning reference. The development has 
commenced and the terms of the UU are therefore applicable.  A new 
UU is therefore not required for this new application in this instance.  

 
 
 
 



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 Planning Practice Guidance is also relevant and a material 

consideration. 
 
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 (2019): 

• LP1: Amount of Development 
• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP7: Spatial Planning Areas 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP25: Housing Mix 

 
3.2 Supplementary Planning Guidance/Documents: 

• Huntingdonshire District Design Guide (2017) Placemaking 
Principles - Parking and Servicing 3.5. 

• Huntingdonshire Landscape and Townscape Assessment 
June 2007 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 17/01096/FUL - Proposed new 3 bedroom detached dwelling on land 

to the side - Approved 29.08.2017. 
 
4.2 17/80227/COND - Conditional information for 17/01096/FUL - C3, C4, 

C6 - Approved 08.11.2017. 
 
 

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. CONSULTATIONS 
 
5.1 Huntingdon Town Council - recommends approval and commented 

- "Members raised some concerns that the proposed driveway was 
very close to the junction with Coneygear Road, but felt that as this 
part of Sapley Road was a quiet residential street, it should not cause 
an issue. 

 
5.2 Cambridgeshire County Council Highways - Recommends refusal 

and commented -   
I note that the parking area indicated within application 17/01096/FUL 
is in a better location than that which is now proposed. 
Access from the radii would not be an acceptable location as it could 
cause confusion for other road users and would introduce 
manoeuvring at the junction of vehicles either entering or exiting. I 
also note that a parked vehicle in this location also overhangs the 
footway which also indicates parking in this location is not only 
located in an undesirable location but is also not large enough to 
cater for the parking within the applicants ownership. The parking 
layout previously indicated and accepted for application 17/01096/ful 
should therefore still be provided. 
I would therefore object to the positioning of that proposed on the 
above grounds. 
Reasons for refusal:    
* The proposed access, if permitted, would result in turning 
movements within the Junction of Sapley Road and Coneygear Road 
(a local major access Road) which would interfere with the safety and 
free flow of traffic and so lead to danger and inconvenience to users 
of the public highway. 
* Inadequate visibility is available each side of the junction of the 
vehicular access with the public highway which would likely lead to 
danger and inconvenience to users of the footway from egressing 
vehicles. 

 
 
6. REPRESENTATIONS 
 
6.1 The owners/occupiers of 62 and 78 Sapley Road object to the 

proposals on highway safety grounds and submitted the following 
comments -  
To allow this application would be dangerous, exiting on to the 
junction of main Sapley Road ,Sapley road adjacent the properties 
and Coneygear road. 
Believe this along with the parking which takes place on the junction 
is dangerous and an accident waiting to happen especially as the 
junction is very close to other road. The ground level hasn't changed. 
The location of the dropped kerb has been added to the bend of the 
road and extremely close to the junction of a main road. 
When vehicles park across the kerb it prevents traffic approaching the 
junction on the left hand side and the visibility of oncoming traffic from 
the left is also restricted and could cause an accident. We have 
experienced this already whilst the current builder of the property and 
his sub-contractors park across the dropped kerb restricting our 
visibility when approaching the junction. 
Also rule 243 of the Highway Code states that you are prohibited to 
park within 10 metres of a junction. 



The proposed new location is definitely less than 10 metres from a 
junction. 
Also the statement that the original planned driveway is not viable 
due to the uneven ground. Our own drive is on a gradient as our 
property is on a slope too. 

 
 
7. ASSESSMENT  
 
7.1 The Planning Practice Guidance (PPG) notes that there are instances 

where new issues may arise after planning permission has been 
granted, which require modification of the approved proposals. It 
advises where these modifications are fundamental or substantial; a 
new planning application will be required. Where less substantial 
changes are proposed a non-material amendment application can be 
submitted, or a minor material amendment (S73 application) where 
there is a relevant condition that can be varied. There is no statutory 
definition within the PPG of a 'minor material amendment' but it states 
that it is likely to include any amendment where its scale and/or 
nature results in a development which is not substantially different 
from the one which has been approved. 

  
7.2 The PPG advises that "Where an application under section 73 is 

granted, the effect is the issue of a new planning permission, sitting 
alongside the original permission, which remains intact and un-
amended. 

 
7.3 A decision notice describing the new permission should be issued, 

setting out all of the conditions related to it. To assist with clarity 
decision notices for the grant of planning permission under section 73 
should also repeat the relevant conditions from the original planning 
permission, unless they have already been discharged".  

 
7.4 "As a section 73 application cannot be used to vary the time limit for 

implementation, this condition must remain unchanged from the 
original permission".  

 
7.5 Should this section 73 application be approved, where relevant all 

conditions imposed under 17/001096/FUL will be repeated, except for 
condition 3 (Materials), as well as Condition 4 (Hard and Soft 
Landscaping)  which have been approved under planning reference 
17/80227/COND as per the advice in the PPG. 

 
7.6 In light of the above the main issues to consider in this instance are 

highway safety, both in terms of the free flow of traffic, but also in 
terms of impact on the safety of other road users such as pedestrians 
and cyclists.  

 
 Highway Safety 
 
7.7 The application has been assessed in consultation with 

Cambridgeshire County Council Highways Department who have 
recommended refusal on highway safety grounds. This consultation 
forms the basis of the highway safety assessment.  

 
7.8 Access to and from the site from the radii would not be an acceptable 

location as it could cause confusion for other road users and would 



introduce manoeuvring at the junction of vehicles either entering or 
exiting.  It is also considered that new parking arrangements are not 
acceptable in regard to highway safety, in that vehicles would exit the 
site onto a busy junction without the required visibility splays, causing 
possible conflict with users of the highway and pedestrians.  Whilst 
the plans and photos provided by the applicant show an adequate 
space for a vehicle without the need to overhang the footpath, the 
location of the parking area on the corner of the junction would cause 
highway safety issues for vehicles and pedestrians with vehicles 
entering and leaving the site. The proposals are therefore considered 
to be unacceptable and would cause issues with highway safety 
through loss of visibility at the junction, as well as an increased safety 
risk for pedestrians using the footpath. 

 
 Conclusion: 
 
7.9 The proposal is considered to be contrary to the requirements of the 

NPPF and policies LP2, LP12 and LP17 of the Huntingdonshire Local 
Plan to 2036 (2019) and section 3.5 (Parking and Servicing) 
Placemaking Principles of the Huntingdonshire District Design Guide 
SPD (2017). 

 
 
 
8. RECOMMENDATION  - Refusal of retrospective 

planning permission for the following reasons: 
 

Reason 1 
The vehicular access results in turning movements within the 
Junction of Sapley Road and Coneygear Road (a local major access 
road) which would interfere with the safety and free flow of vehicular 
traffic and so lead to danger and inconvenience to users of the public 
highway, resulting in an unacceptable access in regard to highway 
safety.  
The development is therefore contrary to the requirements of the 
NPPF and policies LP2, LP12 and LP17 of the Huntingdonshire Local 
Plan to 2036 (2019) and section 3.5 (Parking and Servicing) 
Placemaking Principles of the Huntingdonshire District Design Guide 
Supplementary Planning Document (2017). 
 
Reason 2 
In consultation with the Local Highways Authority, the information 
submitted with the application fails to adequately demonstrate that the 
proposed access would not be prejudicial to the satisfactory 
functioning of the highway and for users of the footway from 
egressing vehicles.  Without the required visibility splays the scheme 
does not meet the aims and objectives of the requirements of the 
NPPF and policies LP2, LP12 and LP17 of the Huntingdonshire Local 
Plan to 2036 (2019) and section 3.5 (Parking and Servicing) 
Placemaking Principles of the Huntingdonshire District Design Guide 
Supplementary Planning Document (2017). 

 
 Informative: 
 

File will be passed to the Councils Planning Enforcement Team for 
further investigation. 

 



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 Debra Bell Senior Development Management 
Officer 01480 388139 
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PAP/M18 
HUNTINGDON TOWN COUNCIL 

 
PLANNING COMMENTS :  21st February 2019  

 

18/02618/FUL  
Mr Sean McCarrol, SMC5 Ltd, c/o agent Mr David Turnock, DT Architects, 189 
Broadway, Peterborough, PE1 4DS 
 
Refurbishment of existing buildings, demolition of 2 existing buildings and construction 
of 4 new units. 16 Margarets Way, Huntingdon , PE29 6EB 
 
Recommend APPROVE. 
 
Amended plans received , including new red line plan, site layout plan and elevations 
 
Recommend APPROVE. Members noted that the amendments were minimal. 
 
18/02671/HHFUL  
Mr and Mrs James, 37 Parkway, Huntingdon, PE29 6JA 
 
Proposed garage conversion and extension to form one bedroom annex. 37 Parkway, 
Huntingdon, PE29 6JA 
 
Recommend REFUSE. Members supported the concerns raised by neighbours  
including insufficient parking provision and the proposal would be out of 
character and detrimental to the street scene. Members noted that there was no 
internal access between the two properties. 
 
Revised plans received 28.01.19 reducing the height of the extension. 
 
Recommend REFUSE. Members felt that although the revised plans reduced the 
height of the extension, it did not address the other concerns raised previously. 
 
19/00235/HHFUL  
Mr John Price, 28 Ambury Hill, Huntingdon, PE29 1JQ 
 
Rebuilding of existing store to rear of property to form habitable room. 28 Ambury Hill, 
Huntingdon, PE29 1JQ 
 
Recommend APPROVE. Members had no objections. 
 
19/00202/S73  
Mr John Durrant, 27 Arundel Road, Hartford, Huntingdon, 
 
Variation of condition 2 of 17/01096/FUL to vary site plan. 1A Coneygear Road, 
Huntingdon, PE29 1QL 
 
Recommend APPROVE. Members raised some concerns that the proposed 
driveway was very close to the junction with Coneygear Road, but felt that as this 
part of Sapley Road was a quiet residential street, it should not cause an issue. 
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