
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   17 JUNE 2019 
 
Case No: 18/01391/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  RETROSPECTIVE APPLICATION FOR THE ERECTION 

OF A TWO STOREY DWELLING REPLACING A FORMER 
DWELLING (NEW DESIGN TO REPLACE TWO 
PREVIOUSLY APPROVED SCHEMES) AND 
ASSOCIATED WORKS 

 
Location:  1 LODGE FARM COTTAGE, LOW ROAD,  LITTLE 

STUKELEY,  HUNTINGDON PE28 4HG 
 
Applicant:  AGRESERVES LTD (MR BENJAMIN CONWAY) 
 
Grid Ref: 520112   273563 
 
Date of Registration:   29.06.2018 
 
Parish:   THE STUKELEYS 
 

RECOMMENDATION  -    APPROVE 
 
This application is referred to the Development Management Committee 
as the development represents a departure from the Development Plan.  
 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to a parcel of land (approximately 0.11 ha)  

located to the west of Low Road, approximately 2.1km south of 
Ermine Street, Lt Stukeley, outside of the built-up area, in the 
countryside.   

 
1.2 The application site lies within Floodzone 3a of the LPA's Strategic 

Flood Risk Assessment (SFRA) mapping. 
 
1.3 The proposal seeks retrospective planning permission for the erection 

of a two storey replacement dwelling and associated works. The 
development represents a revised design to a previously approved 
scheme (16/02705/FUL), which in turn replaced another previously 
approved scheme (0401269FUL). 

 
 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (19th February 2019) 

(NPPF 2019) sets out the Government's planning policies for England 
and identifies three overarching objectives (economic, social and 
environmental) to be pursued in mutually supportive ways in order to 
contribute to the achievement of sustainable development.  

 
2.2 Paragraphs 10 and 11 of the NPPF 2019 identify a presumption in 

favour of sustainable development.   
 
 



3. PLANNING POLICIES 
 
3.1 Huntingdonshire's Local Plan to 2036 

• LP1: Amount of Development 
• LP2: Strategy for Development 
• 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 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP 33: Rural Buildings  

 
3.2 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Cambridgeshire Flood and Water Planning Document 2017 
 
 
4. PLANNING HISTORY 
 
4.1 98/01021/OUT - Erection of replacement dwelling  
 Approved - 11.09.1998 
 
4.2 01/01762/FUL - Erection of dwelling 
 Refused - 12.02.2002 
 Appeal Dismissed: 04.10.2002 
 
4.3 01/02570/S73 - Variation of condition 1 and 2 of permission 98/1021 

to extend period for submission of details and commencement of 
development 

 Approved - 12.02.2002  
 
4.4 0401269FUL - Erection of replacement dwelling 
 Approved - 08.06.2004  
 
4.5 16/02705/FUL - Erection of a two storey dwelling replacing a former 

dwelling (new design to replace previously approved scheme) and 
associated works. 

 Approved - 08.12.2017 
 
 
5. CONSULTATIONS 
 
5.1 The Stukeleys Parish Council: "Recommend approval: Seems to be 

a reasonable development". [COPY ATTACHED] 
 
5.2 Environment Agency: "…no objection to this application, but 

strongly recommend that the mitigation measures proposed in the 



submitted Flood Risk Assessment (FRA), Ref: GCB/Ellerby, prepared 
by Geoff Beel Consultancy, dated September 2017 and the Flood 
Compensatory scheme set out by Mark Ellerby Architects in drawing 
number ASC.18.107 are adhered to in full…" 

 
5.3 Alconbury and Ellington Internal Drainage Board: "Please note 

the Board has no comments to make regarding [this] planning 
application".  

 
5.4 CCC Highways: "…no objections to that proposed. Please append 

[the suggested] conditions to any consent granted". 
 
 
6. REPRESENTATIONS 
 
6.1 None. 
 
 
7. ASSESSMENT 
 
7.1 This report assesses the following: 

• The principle of development;  
• Flooding; 
• Ecology/Biodiversity; 
• The design of the proposal in relation to the street scene and 

the character/appearance of the area as a whole; 
• Accessibility, parking and the impact on highway safety; and 
• The impact on the amenity of neighbours. 

 
 
 The principle of the development 
 
7.2 Policy LP33 outlines the criteria for a replacement building in the 

countryside to be supported. The development conflicts with criteria 
a) i), a) ii) and a) iii) as the former dwelling was removed a number of 
years ago.  

 
7.3 However, the previously approved applications (0401269FUL and 

16/02705/FUL) are material considerations which must be afforded 
substantial weight, particularly the latter which remains extant, 
expiring 08.12.2020.The dwelling represents an increase in 
floorspace of approximately 36m2 or 22.5% (compared to the dwelling 
approved under 16/02705/FUL): 

• 16/02705/FUL floor space (including garage): 160.1m2 
• 18/01391/FUL floor space (including garage): 196.1m2. 

 
7.4 Due to the scale of the application site, coupled with the separation 

distance from the neighbouring property to the east and the land 
available for landscaping, this increase in footprint is, on balance, 
considered to be acceptable.  

 
7.5 An assessment as to whether the development represents a "clear 

and substantial enhancement of the immediate setting" is provided in 
the relevant section below. 

 
 
  



 Loss of agricultural land 
 
7.6 The development would require the excavation of approximately 

300m2 (or 123m3) of land in order to provide a satisfactory 
compensatory flood storage scheme (see paragraph 7.14). The wider 
agricultural unit which surrounds the application site is understood to 
be within the ownership of the applicant. Whilst the provision of a 
satisfactory compensatory flood storage scheme would result in the 
loss of c. 300m2 of grade 2 agricultural land, this loss is not 
considered to be 'significant' in the context of paragraph 170 of the 
NPPF (2019). It should be noted that the threshold for consultation 
with Natural England is set at developments which incorporate 20ha 
(or more) of BMV land. 

 
7.7 Whilst the development conflicts with the provisions of LP33, it is 

considered that the proposal is, on balance, capable of being 
acceptable in principle, subject to an assessment of other material 
planning considerations (below).  

 
 
 Flooding 
 
7.8 Paragraph 100 of the NPPF outlines that inappropriate development 

in areas at risk of flooding should be avoided by directing 
development away from areas at highest risk, but where development 
is necessary, the risk of flooding should not be increased elsewhere. 
Buildings used as dwellinghouses are listed as 'More Vulnerable' in 
the flood risk vulnerability classification table of the NPPF Technical 
Guidance.  

 
7.9 In order to ascertain the acceptability of a proposal in Floodzone 2 

and 3 of the Environment Agency flood maps, the sequential and 
exception tests are applied. Should the development pass the 
sequential test, the flood zone compatibility table indicates that the 
exception test is required.  

 
 Sequential test: 
 
7.10 In applying the Sequential Test for developments of all new and 

additional market housing, the LPA considers that the search area 
should comprise the whole of the district as the demand for market 
housing within Huntingdonshire can be met on sites which are at a 
lower risk of flooding (i.e. within Flood zone 1). As such, the 
development would appear to fail the sequential test.  

 
7.11 However, three factors lead to the conclusion that it is reasonable and 

rational to limit the sequential test search area to the application site: 
1) The fall-back position of the extant planning permission 
(16/02705/FUL);  
2)  The dwelling does not represent an additional unit above what 
was previously approved under 16/02705/FUL (or any of the four 
approvals which preceded the extant planning permission). 
3)  The dwelling represents a revision to the previously approved 
designs, as such; it would appear unreasonable to suggest that the 
dwelling could be located outside of the application site. 



In light of the above, and specifically due to the fact that the 
development does not represent an additional dwelling in an area at 
risk of flooding, it is considered, in this instance, that the sequential 
test is passed. 

 
 Exception test: 
 
7.12 For the exception test to be passed, it must be demonstrated that the 

development provides wider sustainability benefits that outweigh flood 
risk, and a site specific Flood Risk Assessment (FRA) must 
demonstrate that the development will be safe from flooding, will not 
increase flood risk elsewhere and, if possible, reduce flood risk 
overall. 

 
7.13 The submitted FRA (Geoff Beel Consultancy: September 2017) 

indicates a finished floor level of 14.013m AOD and that flood resilient 
techniques will be incorporated into the design/construction up to 
300mm above finished floor level. Additionally, the displacement of 
water from the site is not envisaged to impact the neighbouring 
property/adjacent agricultural land as surface water run-off will be 
discharged to soakaways which have been designed to BRE 365 
design standards/Building Regulations requirements. 

 
7.14 The Environment Agency did not raise an objection, noting that the 

mitigation measures outlined in the FRA should be adhered to in full 
and that the floodplain compensation measures (identified on drawing 
2018 02_PL03) should be secured by condition.  

 
7.15 With the imposition of conditions to secure these details, coupled with 

the low energy, sustainable design of the dwelling and the 
understanding that the development represents a modest contribution 
to the housing needs of the district, the development is, on balance, 
considered to pass the exception test. 

 
 
 Ecology/Biodiversity 
 
7.16 The application site comprised an area of unmade ground, with 

footings from 0401269FUL having been created. As such, the 
ecological potential of the site was considered to be limited and it 
must be noted that the LPA has no record of any protected/important 
species being recorded within the vicinity of the application site. 

 
7.17 Given the existing ground conditions, it is considered unlikely that any 

unrecorded protected habitats or species are/were present.    
 
7.18 The proposed Landscaping plan (PL2A) has been revised to accord 

with the comments from HDC Landscape and indicates that a mixed 
native hedge will be planted along the boundaries of the application 
site, interspersed by five trees along the south and west.  

 
7.19 With the imposition of a condition to ensure the hard/soft landscaping 

scheme and planting is completed in accordance with the submitted 
plans, the development is considered to provide sufficient mitigation 
in this regard, which could eventually lead to an overall increase in 
the ecological capacity of the site.  

 



The design of the proposal in relation to the street scene and the 
character/appearance of the area as a whole 

 
7.20 The dwelling comprises a relatively simple, traditional form (wide 

frontage and shallow plan) which is set back from the highway by 
approx. 14.8m and reaches a ridge height of approx. 7.24m.  

 
7.21 The dwelling has been finished in untreated Siberian Larch cladding 

laid in a weatherboard style across all elevations, with a dark blue 
engineering brick plinth detail, dark grey artificial roof tiles, black 
uPVC rainwater goods, black soffits/eaves boards and green 
aluminium windows/doors. The result is considered to be a modern, 
clean appearance which sits comfortably within the context of the 
surrounding area and does not create an unacceptable detrimental 
impact upon the interpretation of the street scene or the 
character/appearance of the area as a whole.  

 
7.22 Policy LP33 of Huntingdonshire's Local Plan to 2036 identifies that a 

replacement building in the countryside should "lead to a clear and 
substantial enhancement of the immediate setting".  

 
7.23 As the application site was not untidy or in a condition which 

significantly detracted from the countryside setting, the development 
is not considered to result in a 'clear and substantial enhancement', 
given the intrinsic aesthetic qualities of an 'undeveloped' countryside 
setting. However, the visual impacts which could arise from the 
previously approved applications must be taken into account as a fall-
back position, along with the positive aspects of the development 
(simple design, high quality materials palette, potential of the 
proposed landscaping scheme). 

 
7.24 It is understood that the landscaping of the site is yet to be 

completed. To accord with the comments of HDC Landscape, the 
Agent for the application has confirmed that the trees to be introduced 
to the site will be 2.5m in height, rather than the indicative 1.2-1.5m 
outlined on the Site Layout and Landscaping plan (PL2A). With the 
remaining details secured by condition, the development is 
considered to be acceptable in this regard.  

 
 
 Accessibility, parking and the impact on highway safety 
 
7.25 The Site Layout plan provides independently workable, effective off-

street parking space for the dwelling and adequate space to facilitate 
turning/manoeuvring of both private vehicles and small rigid delivery 
vehicles to enter and leave the site in a forward gear. 

 
7.26 The limited availability of services/facilities in the immediate vicinity is 

noted. It is accepted that the development will be highly likely to lead 
to an increase in traffic generation, as it is anticipated that the future 
occupants of the dwelling would rely upon private means of transport 
to access employment opportunities and services/amenities. 

 
7.27 However, given the anticipated movements typically associated with a 

single dwelling (and noting that the development would not result in 
an additional dwelling above what has been approved previously), the 
development is, on balance, considered to be acceptable with 



reference to NPPF 2019 and policies LP16 and LP17 of 
Huntingdonshire's Local Plan to 2036, subject to the imposition of a 
number of conditions to ensure the safety of the highway.  

 
 
 The impact on the amenity of neighbours 
 
7.28 The neighbouring property (Lodge Farm Cottage) is located approx. 

14m to the east of the application site. Due to the scale and mass of 
the dwelling, coupled with the separation distance between the 
buildings, the development is not considered to result in an 
unacceptable detrimental impact in terms of a loss of light or by way 
of being overbearing. 

 
7.29 The dwelling includes fenestration (serving a bedroom) at first floor 

level on the east elevation which faces toward the neighbouring 
dwelling. However, due to the aforementioned separation distance, 
the development is not considered to result in an unacceptable 
detrimental impact in terms of a loss of privacy/overlooking.  

 
 Infrastructure Requirements and Planning Obligations 
 
7.30 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 development. 

 
7.31 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 
 
 Residential Wheeled Bins 
 
7.32 A Unilateral Undertaking to secure the contribution for wheeled bins 

was received under the previously approved application 
(16/02705/FUL). It is understood that wheeled bins are already in use 
on the site.  

 
 Community Infrastructure Levy (CIL) 
 
7.33 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: 
 
7.34 At the heart of the NPPF is a presumption in favour of sustainable 

development, that is, development which strikes a satisfactory 
balance between economic, environmental and social considerations. 



 
7.35 This development lies outside of the built-up area of Little Stukeley 

and conflicts with LP33 of Huntingdonshire's Local Plan to 2036. 
 
7.36 However, given the material considerations explored above, a 

balancing exercise has to be undertaken to weigh the benefits of the 
scheme against its disadvantages. 

 
7.37 Economic: The development would contribute toward 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.  

 
7.38 Environmental: The development would result represents a minor and 

localised environmental impact; however, this impact can be 
adequately mitigated through a sympathetic landscaping scheme. 
With regard to accessibility, the limited services and employment 
opportunities in the immediate vicinity are noted, however due to the 
scale of the proposal and the previously approved applications for 
planning permission, any issues around accessibility would be difficult 
to substantiate at appeal particularly as the Highway Authority raised 
no objection with reference to the safety or capacity of the local 
highway network.  

 
7.39 Social: The development represents an increase in the supply of 

market housing by a single unit and amounts to a modest benefit in 
terms of providing a greater flexibility to the supply of housing. 

 
7.40 As such, whilst the development represents a departure from the 

development plan, the LPA considers that material considerations 
and the NPPF 2019 indicate that planning permission should be 
granted.  

 
7.41 As the scheme is contrary to the provisions of the Development Plan, 

and is recommended for approval for the reasons set out in this 
report, it is advertised as a Departure from the Development Plan. 
Resolution is sought from the Committee to delegate the final 
decision to the PSM/Head of Development once the consultation 
exercise has been completed, provided that no new significant 
material planning considerations are raised as a result of this 
consultation. 

 
 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Development in accordance with plans 
• Permitted Development rights A, B and E removed 
• Permitted Development rights relating to gates, fences and 

walls (Part 2 Class A) removed 
• Flood proofing measures as detailed in the Flood Risk 

Assessment  
• Flood compensatory scheme as per approved plan 
• Landscaping scheme as per approved plan 
• On-site parking area shall be laid out prior to the first 

occupation of the development and thereafter retained  
• Access to be to CCC construction specification 



 
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 James Lloyd Senior Development 
Management Officer 01480 388389 
 



Huntingdonshire
D I S T R I C T  C O U N C I L

Pathfinder House     St Mary’s Street     Huntingdon     PE29 3TN

Tel 01480 388388      Fax 01480 388099                   mail@huntsdc.gov.uk     www.huntsdc.gov.uk
                                                                                                                                                                                            

Head of Planning Services
Pathfinder House
St. Mary’s Street
Huntingdon
Cambridgeshire PE 29 3TN

APPLICATION NUMBER: 18/01391/FUL CASE OFFICER: James Lloyd

PROPOSAL: 
Proposal: Erection of a two storey dwelling replacing a former dwelling 
(new design to replace 2 previously approved schemes see 
16/02705/FUL) and associated works.

LOCATION: 1 Lodge Farm Cottage Low Road Little Stukeley

OBSERVATIONS OF THE STUKELEYS PARISH COUNCIL

 APPROVE

Recommend approval: 

Approve: Seems to be a reasonable development.

Ms Ramune Mimiene, Clerk to The Stukeleys Parish Council.

Date: 25 July 2018
 
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.

PLANNING SERVICES dcparish.rtf
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Studio 15, Glove Factory Studios, 1 Brook Lane, Holt, Bradford on Avon. BA14 6RL
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Project: Low Rd., Little Stukeley, Huntingdon. PE28 4HG
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