
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   20 May 2019 
 
Case No: 18/02268/OUT  (OUTLINE APPLICATION) 
 
Proposal:  ERECTION OF TWO DETACHED DWELLINGS WITH NEW 

ACCESSES 
 
Location:  HOME FARM MAIN STREET  OLD WESTON  PE28 05LL 
 
Applicant:  MS D LANGLEY 
 
Grid Ref: 510170   277655 
 
Date of Registration:   13.11.2018 
 
Parish:   OLD WESTON 
 

RECOMMENDATION  -  REFUSE 
 
This application has been referred to Development Management 
Committee as Old Weston Parish Council's recommendation to approve 
the application is contrary to the officer recommendation to refuse the 
application. 
 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site lies in the settlement of Old Weston and comprises an area 

of undeveloped land to the front of Home Farm. The land is a visible, 
open piece of land which is laid to lawn with a number of mature trees 
along the side boundaries with hedging to the front of the site. The 
Poplars, a grade II listed building, is situated to the south east of the 
site. 

 
1.2 The application seeks outline planning permission for the erection of 

two detached two-storey dwellings. This application is only 
considering the principle of the dwellings, with all other matters 
reserved for a future submission. The indicative site layout provided 
shows two two-storey properties situated centrally within the site with 
two storey rear wings and single storey side/rear elements. The 
indicative site layout also shows a shared access point to serve both 
properties situated centrally within the front boundary. New hedging is 
shown around the perimeter of the site. 

 
 
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. 
 
2.5 Other guidance:  

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

 
• BS42020:2013 'Biodiversity. Code of practice for planning and 

development' 
 
For full details visit the government website: https://www.gov.uk  
 
 
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 
• LP9: Small settlements 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP16: Sustainable travel 
• LP17: parking provision and vehicle movement 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP34: Heritage Assets and their Settings 

 
3.2 Planning Practice Guidance is also relevant and a material 

consideration. 
 
3.3 Huntingdonshire Design Guide Supplementary Planning Document 

(2017): 
* Placemaking Principles - Parts 3.5 Parking and Servicing, 3.7 
Building Form and 3.8 Building Detailing  

 
3.4 Developer Contributions Supplementary Planning Document (2011) 

https://www.gov.uk/


Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
 
4. PLANNING HISTORY 
 
4.1 None relevant for this site. 
 
4.2 Prior approval has recently been approved for the conversion of a 

barn within Home Farm, to the rear of the application site:  
18/00732/PMBPA - Change of use of agricultural building to 
dwellinghouse (C3) - Class Q (a) and (b). 

 
 
5. CONSULTATIONS 
 
5.1 Old Weston Parish Council - recommends approval because: 

* Further opportunities to discuss the detail once a full planning 
application received 
* Recent change of use application on the adjacent site in the farm 
complex which the PC were not a statutory consultee for 
* Could result in overlooking but this could be examined at a later 
date 
* Not inconsistent with the principles set out at the start of the 
emerging neighbourhood plan 
* No material planning considerations warranting refusal 

 
5.2 CCC Archaeology: - No objection subject to condition.  

Our records indicate that this site lies in an area of archaeological 
potential, occupying a prominent plot on the east side of Main Street 
in Old Weston. The street frontage has historically been occupied by 
domestic plots and a number of statutorily designated dwellings of 
early 17th century date remain extant to south of the proposed 
development (for example, National Heritage List for England 
references 1267501, 1130117, 1222997), including Hospital 
Farmhouse which lies immediately adjacent to the application area 
(NHLE ref 1330515). In the wider area, earthwork remnants of 
Medieval and post-medieval ridge and furrow agriculture survive in 
open land to 100m to the east beyond the buildings of the Home 
Farm (formerly Hospital Farm) complex (Cambridgeshire Historic 
Environment Record reference MCB23908) and to the south-west are 
the remains of the deserted pre-13th century settlement of Old 
Weston (CHER ref 00348). It is therefore though likely that 
archaeological remains of contemporary date relating to the Medieval 
and post-medieval development of the settlement of Old Weston 
could survive within the development area and that these would be 
destroyed or damaged by the proposed development.  

 
5.3 CCC Highways: - Amended plans required. 

Whilst I appreciate that this application is all matters reserved I still 
need to consider access at this stage. 
The applicant will therefore need to provide details of the location of 
the access intersection with the public highway and detail suitable 
vehicle to vehicle visibility splays on the plan. These should be 
detailed as 2.4m x 120m with no obstruction over 0.6m.  
The applicant should note that it may require the relocation of some 
street furniture/ overhead cables.  

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


At reserve matters the applicant should detail a single shared (5m 
wide) /paired (3m wide each) access for the two plots sealed and 
drained away from the highway for the first 10m.  

 
 
6. REPRESENTATIONS 
 
6.1 As well as a site notice being displayed adjacent the site, eight 

neighbours were directly consulted. A total of four objections were 
received from two addresses. 

 
6.2 No. 1 West Bank, Main Street raised the following concerns: 

* Overdevelopment of the site with the proposed houses being 
situated in front of houses permitted by barn conversion at the farm. 
* Effect on wildlife, particularly Muntjac deer which live in the hedge at 
the side of the lawn. 

 
6.3 The Willows, Main Street raised the following concerns: 

* Development in Old Weston is limited to one layer housing but 
should the barns be converted and these houses built this would set a 
dangerous precedent. 
* No site notice for the application (comment received prior to the site 
notice being displayed) 

 
 
7. ASSESSMENT 
 
7.1 The main issues to consider in the determination of this application 

are:  
• Principle of Development 
• Housing supply  
• Impact on the settlement pattern and character of the 

area/harm to designated heritage assets   
• Design 
• Residential amenity  
• Trees 
• Highway safety and parking provision 
• Ecology/biodiversity 
• Other issues 

 
 Principle of development 
 
7.2 The site is considered to fall within the built-up area of Old Weston 

which is identified as a small settlement under the development plan. 
The principle of residential infill development in this area is supported 
by the settlement hierarchy policies of the adopted development 
plan(s), subject to its compliance with other relevant polices as listed 
above.  

 
 Housing supply 
 
7.3 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 paragraphs 67 and 73 of 
the NPPF.  Due to under delivery in recent years the buffer to be 



applied for the District is 20%. The December 2018 Annual 
Monitoring Review applies the 20% buffer and demonstrates that the 
Council has a five year supply of housing land.   

 
Impact on the settlement pattern and character of the area/harm 
to designated heritage assets   

 
7.4 The application site lies within the wider setting of The Poplars; a 

Grade II listed building (formerly Hospital Farmhouse). The Poplars, 
when viewed alongside Town Farm House (Dobbins Cottage), 
another Grade II listed building (located south of The Poplars) make 
an attractive historic grouping adjacent to the site. The 1900 OS Map 
clearly identifies Home Farm as 'Hospital Farm' so there is a clear link 
between the farm buildings and Hospital Farmhouse, now The 
Poplars. Home Farm itself also retains some attractive historic 
structures amongst the modern barns. 

 
7.5 The proposed development plot currently provides an open green 

backdrop to the historic buildings and reflects the dispersed rural 
settlement pattern of Old Weston. The proposed plot also joins with 
the open field to the north of the proposed site to create a strip of 
undeveloped open green space within which the historic elements of 
the settlement can be appreciated.  

 
7.6 The development of this site means that the wider glimpsed view of 

The Poplars from Main Street to the north, and at the vehicular 
entrance of Home Farm across the undeveloped frontage is 
completely lost and hidden from view.  

 
7.7 The proposed development would be harmful to the setting of The 

Poplars and would fail to respect local historic character and 
distinctiveness. The harm would be less than substantial but could be 
significant depending on what dwellings were brought forward at 
reserved matters stage.  

 
7.8 Public benefits of the scheme are considered to be limited with only 

two market dwellings proposed.  In light of the Councils housing 
supply position (outlined above) this benefit is afforded very limited 
weight. The public benefit is not considered sufficient to outweigh the 
identified harm to heritage assets. The principal of development on 
this site is therefore not supported. 

 
7.9 As such the proposal is contrary to paragraph 196 and section 16 of 

the NPPF 2019, The Planning (Listed Buildings and Conservation 
Areas) Act 1990 and policies LP11, LP12 and LP34 of the 
Huntingdonshire Local Plan to 2036 (2019). 

 
 Design 
 
7.10 Given the proximity of The Poplars, concerns are raised regarding the 

proposed mass of “house 2” specifically the proposed 7m gable width 
which is wider than that of The Poplars (and other historic dwellings in 
the vicinity of the site) and also the rear 2 storey extension element at 
the southern end of the building.  The gable width is likely to result in 
a dwelling which is taller both in terms of eaves and ridge height than 
The Poplars and therefore dominate and detract from the dwelling 
itself and its setting. 



7.11 The site layout illustrates a shared access to serve the two dwellings.  
CCC Highways require a 5m shared access to serve 2 dwellings and 
such an access width would be detrimental to the rural character of 
Main Street.  The 8.5m width of hardstanding to the front of the 
garages creates a hard appearance into the site which again does not 
provide a soft approach. 

 
7.12 The proposed site layout and scale parameters demonstrate that 

there are Urban Design concerns with the proposal. 
 
7.13 The proposal is therefore considered to be contrary to section 12 of 

the NPPF, policies LP11 and LP12 of the Local Plan (2019) and the 
guidance contained with Huntingdonshire Design Guide (2017). 

 
 Residential Amenity  
 
7.14 The indicative site plan demonstrates that the parcel of land is 

capable of supporting two dwellings with attached garages without 
unacceptable harm to the amenity of neighbours due to the possible 
orientation and positioning of the proposed dwelling and the 
separation distance between the application site and neighbouring 
properties. Detailed assessment with regard to overlooking/a loss of 
privacy and overshadowing/a loss of light would be undertaken at the 
point where a Reserved Matters application for layout, scale and 
appearance is submitted.  

 
 Trees  
 
7.15 No arboricultural details have been submitted with this application. 

This is an important consideration in the consideration of 
development on this site. There are a number of trees along the 
southern boundary and another tree in the front (northwest) corner of 
the site and the impact on them cannot be properly addressed. 
Without a tree survey and arboricultural impact assessment to 
BS5837:2012 ‘Trees in relation to design, demolition, and 
construction – Recommendations’ to demonstrate otherwise, it is 
considered that the development would have an impact on these 
trees.  

 
7.16 The removal of the trees along the southern boundary would open up 

views of the development from The Poplars, and have a harmful 
impact on the visual character of the green landscaped area.  

 
7.17 Should the trees be retained as per the indicative site plan, the siting 

of 'house 2" may result in an unsustainable relationship with the trees 
along the southern boundary of the site, specifically the mature Horse 
Chestnut tree adjacent to the rear extension element.  This tree is 
likely to cause dominance and shade on the dwelling and its curtilage, 
resulting in pressure to lop or remove the tree.  

 
7.18 The proposal is therefore considered to be contrary to section 15 of 

the NPPF and policy LP31 of the Local Plan (2019). 
 
 Highway Safety and parking provision 
 
7.19 The site layout illustrates a shared access to serve the two dwellings; 

the vehicular access is not dimensioned however it appears to 



measure at 3.77m wide which falls short of the 5m requirement of 
CCC Highways. No visibility splays have been illustrated. Therefore, 
insufficient information has been provided to illustrate that safe 
access may be gained to the site. 

 
7.20 The proposal illustrates a turning area and assumed garage to serve 

each dwelling.  Given that the proposed dwellings are family houses 
and located in a rural village it is essential that adequate parking is 
provided, this has not been demonstrated, parking for a minimum of 2 
cars each plus turning would be required in accordance with policy 
LP17. 

 
7.21 The proposal is therefore considered to be contrary to section 9 of the 

NPPF and policies LP16 and LP17 of the Local Plan (2019). 
 
 Ecology/biodiversity 
 
7.22 The site is within approximately 100m of the site of Cymyran Cottage, 

Main Street (the subject of an implemented planning permission 
15/01565/FUL for the erection of 3 dwellings) which is known to be 
the habitat of a protected species (great crested newts). Great 
crested newts are known to travel overland and between ponds and 
there are numerous ponds in the vicinity of the site and the Cymyran 
Cottage site which may offer potential habitat for great crested newts. 
However, the current application is not accompanied by a Preliminary 
Ecological Assessment.  

 
7.23 In the absence of a survey (and any mitigation measures that may be 

required), the applicant has not demonstrated that the proposed 
development will not harm protected species or their habitat.  The 
applicant has therefore failed to demonstrate that the development 
protects or enhances biodiversity, contrary to policy LP30 of 
Huntingdonshire’s Local Plan to 2036 (2019) and paragraph 7 of the 
NPPF.  

 
7.24 Biodiversity enhancement, such as indigenous landscaping and bird 

boxes could have been conditioned but would not overcome the 
concern about the lack of a Preliminary Ecological Assessment. 

 
7.25 To sum up, it is considered that the proposal has not had appropriate 

regard to protected species (especially great crested newts and their 
habitat) and is contrary to the best practice guidance of 
BS42020:2013 'Biodiversity. Code of practice for planning and 
development' as no surveys have been undertaken. There is a 
possibility that protected species are present at the site and could be 
disturbed by the proposed development. The proposal is therefore 
contrary to policy LP30 of Huntingdonshire’s Local Plan to 2036 
(2019) and there is inadequate information to conclude that the 
proposal will not entail an adverse impact on protected species, 
contrary to paragraph 175 a) of the National Planning Policy 
Framework 2019 and the overarching sustainability aims of the 
National Planning Policy Framework 2019 which seek (in para 8.c) to 
‘help to improve’ biodiversity rather than harm it. 

 
 
 
 



 Other Issues: 
 
7.26 Development Obligations - Part H of the Developer Contributions 

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

 
7.27 A Unilateral Undertaking was submitted as part of the application. 

The proposal therefore does meet the requirements of Policy LP4 of 
the Local Plan (2019).  

    
 Conclusion 
 
7.28 The NPPF has at its heart the presumption in favour of sustainable 

development. To be sustainable, development must, as noted in 
paragraph 8 of the NPPF, strike a satisfactory balance between the 
economic, environmental and social considerations.  

 
7.29 In terms of the economic dimension of sustainable development, the 

proposal would make a small contribution towards economic growth, 
including job creation - during the construction phase and in the 
longer term through the additional population assisting the local 
economy through spending on local services / facilities.  

 
7.30 In terms of the environmental dimension of sustainable development, 

the proposal is considered to result in harm to the historic 
environment, natural environment and highway safety and potential 
harm to a protected species.  

 
7.31 In terms of the social dimension, the proposal would increase the 

supply of market housing.  
 
7.32 Overall, the proposal is not considered to be sustainable development 

on environmental grounds. 
 
7.33 Having regard to applicable national and local planning policies, and 

having taken all relevant material considerations into account, it is 
recommended that the application be refused for the reasons set out 
in this report. 

 
 
8. RECOMMENDATION  - REFUSAL for the 

following reasons 
 

1. The proposed dwellings by reason of their siting, scale and 
massing would create a visually intrusive and harmful form of 
development which fails to respect local historic character and 
distinctiveness and would fail to conserve the setting of The Poplars, 
a grade II Listed Building. This harm, whilst less than substantial, 
would not be outweighed by any public benefit in accordance with 
paragraph 196 of the NPPF. As such the proposal is contrary to 
paragraph 196 and section 16 of the NPPF 2019, The Planning 
(Listed Buildings and Conservation Areas) Act 1990 and policies 
LP11, LP12 and LP34 of the Huntingdonshire Local Plan to 2036 
(2019). 
 
2. This application does not contain any suitable supporting 
arboricultural information and it has therefore not been possible to 



assess the arboricultural implications of the proposal. The applicant 
has failed to demonstrate that the proposal is acceptable in this 
regard, accordingly the proposal is considered contrary to the 
guidance contained within Section 15 of the NPPF 2019 and policy 
LP31 of the Huntingdonshire's Local Plan to 2036 (2019). 
 
3. Due to insufficient information, the application has failed to 
demonstrate that a safe and adequate vehicular access can be 
achieved. The proposal is therefore considered contrary to section 9 
of the NPPF 2019, and policies LP16 and LP17 of the 
Huntingdonshire's Local Plan to 2036 (2019). 
 
4. The proposal has not had appropriate regard to protected species 
(especially great crested newts and their habitat) and is contrary to 
the best practice guidance of BS42020:2013 'Biodiversity. Code of 
practice for planning and development' as no surveys have been 
undertaken. There is a possibility that protected species are present 
at the site and could be disturbed by the proposed development. The 
proposal is therefore contrary to policy LP30 of Huntingdonshire’s 
Local Plan to 2036 (2019) and there is inadequate information to 
conclude that the proposal will not entail an adverse impact on 
protected species, contrary to paragraph 175 a) of the National 
Planning Policy Framework 2019 and the overarching sustainability 
aims of the National Planning Policy Framework 2019 which seek (in 
para 8.c) to ‘help to improve’ biodiversity rather than harm it. 

 
 
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 Karina Adams Development Management 
Officer 01480 388405 
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