DEVELOPMENT MANAGEMENT COMMITTEE

19 AUGUST 2019

Case No:

19/00702/OUT (OUTLINE APPLICATION)

Proposal:

CONSTRUCTION OF NEW CHALET BUNGALOW

Location:

STARCROSS DAINTREE ROAD
PE26 2TF

Applicant:

MR & MRS MASSEY

Grid Ref:

525385 289563

RAMSEY ST MARYS

Date of Registration: 24.05.2019
Parish:

RAMSEY
RECOMMENDATION

- REFUSE

This application is referred to the Development Management Committee
(DMC) in accordance with the Scheme of Delegation as it was requested
by Cllr Corney, a local member for Ramsey, that the application be
considered by the DMC if officers recommend refusal.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site is located to the north west of the small
settlement of Ramsey St Marys, upon Daintree Road. Ramsey St
Marys is settlement with housing predominantly located along Herne
Road and Ashbeach Drove, with various cul-de-sacs and closes
located off these two roads. Daintree Road, which is clearly detached
from Ramsey St Marys, is characterised by sporadic development on
the southern side of the road with the site forming an infill plot
between Starcross and Wavendon. There is no strong sense of
character or design upon the road, with the loose knit form of housing
varied in appearance.

1.2

The site is surrounded by open countryside to the north and south
with sporadic linear residential housing to the east and west. Access
for the site is via Daintree Road with an existing access in place to
the site, to provide access for the proposed dwelling. Having regard
to the Huntingdonshire District Council’s Strategic Flood Risk
Assessment Strategic Flood Risk Assessment 2010 (SFRA 2010) in
place for this area, the site is not located in an area liable to flooding
and is noted on the SFRA 2010 maps as being located in Flood Zone
1.

1.3

Planning permission is sought for the erection of one dwelling on the
land located west of Starcross. This application is in outline with
'access' the only matter to be considered in detail at this stage. The
final layout, scale, appearance and landscaping are 'Reserved
Matters' to be considered at a future date (should outline permission
be granted).

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.

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

PLANNING POLICIES

3.1

Huntingdonshire's Local Plan to 2036 – adopted May 2019
• LP1: Amount of Development
• 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
• LP31: Trees, Woodland, Hedges and Hedgerow.

3.2

Supplementary Planning Documents (SPD) and Guidance:
• Huntingdonshire Design Guide SPD (2017)
• Huntingdonshire Townscape and Landscape Assessment
SPD 2007
• Developer Contributions SPD 2011
• Cambridgeshire Flood and Water SPD 2017
• Huntingdonshire Tree Guidance Note 3
• December 2017 Annual Monitoring Review regarding housing
land supply.

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

4.

RELEVANT PLANNING HISTORY

4.1

0502730OUT - Erection of a dwelling – Refused

The following application history is on the plot adjacent to the
application site (i.e. Land Adjacent Starcross), however it is
considered relevant for the current planning application:
4.2

18/01416/FUL - Erection of single storey dwelling with
accommodation in roof. – Approved at a time when a different set of
local policies were in place and when the Local Planning Authority
was in ‘tilted balance’ territory – specifically when this permission was
granted, para. 11 of the NPPF 2019 was engaged. For decisiontaking that meant granting permission in instances where the
Development Plan is absent, silent or relevant policies are out-of-date
unless any adverse impacts would significantly and demonstrably
outweigh the benefits (having regard to the Framework policies taken
as a whole), or specific polices of the Framework indicate
development should be restricted.
Officer Comment: Immediately after the adoption of the
Huntingdonshire's Local Plan to 2036 (in May 2019), the LPA are no
longer in ‘tilted balance’ territory, and this continues to be the case at
the time of writing this report.

5.

CONSULTATIONS

5.1

Ramsey Town Council - Unanimously approved. No impact on
neighbouring amenities.

5.2

Cllr Corney - The reasons I would like to call this in is that I believe it
does fall within the Local Plan, in the Countryside. Ramsey St Marys
as a whole is made up of sporadic, linear hamlets and I feel that this
fits well in this description. It is also a plot that has come forward that
isn't hampered with flood zone 3, which I feel is another reason to
allow planning. As frustrating as it is, we have to abide with the rules
regarding flood zone 3 therefore when such plots come forward that
are not hampered by it I feel it would be sensible to allow it and in turn
not hold back the village from natural growth.
Other applications that are similar to this within sight have been
passed and I would say have set a president, although I know that
this reason is not a planning reason, it does make it hard to justify to
the applicants.
Officer response: Comments will be discussed within the report.

5.3

CCC Local Highway Authority (LHA): comments summarised
below:
* Applicant will need to provide visibility splays of 2.4m x 215m.
* Question the sustainability of development within this location

5.4

Environment Agency (EA) – No objection, comments summarised
below:
* Comments made with regards to the sequential test (EA advised
LPA to apply the sequential test)

5.5

HDC Urban Design - Recommend Refusal on principle of
development. The adjacent consented scheme is likely to result in

future overbearing impacts and loss of daylight to the proposed
dwelling. Further comments summarised within the report below.
6.

REPRESENTATIONS

6.1

No comments received.

7.

ASSESSEMNT

7.1

As set out in the Planning and Compulsory Purchase Act 2004
(Section 38(6)) and the Town and Country Planning Act 1990
(Section 70(2)) in dealing with planning applications the Local
Planning Authority shall have regard to the provisions of the
development plan, so far as material to the application, and to any
other material considerations. This position is repeated in the NPPF.
The development plan is defined in Section 28(3)(b) of the 2004 Act
as “the development plan documents (taken as a whole) that have
been adopted or approved in that area” – See Planning Policy section
above).

7.2

The report addresses the principal, important and controversial issues
which are in this case:
• Principle of development and sustainability
• Flood Risk
• Impact on the character of the area
• Residential Amenity
• Access and Transport
• Ecology
Principle of development and sustainability

7.3

Ramsey St Mary’s, located some distance to the south of the
application site, is designated a Small Settlement under policy LP9 of
the Huntingdonshire Local Plan to 2036. Following on from this, the
Huntingdonshire Local Plan to 2036 defines the built up area as a
distinct group of buildings that includes 30 or more homes. The Local
plan goes onto state areas of fragmented and ribbon development
which are physically and visually detached from the main built form
should be excluded from built up areas. The application site is among
properties on Daintree Road which are less than 30 in total and are
visually and physically detached from the built up area of Ramsey St
Mary’s. Whilst the impact on the rural character of the area will be
discussed in greater depth below, the site is considered to be located
within the countryside.

7.4

Cllr Corney has commented on the proposal disagreeing with the
comments above stating the application site is within the built up area
given the village is made up of sporadic linear development. However
officer’s position is that the site is within the countryside in
accordance with the built up area criteria within the recently adopted
Huntingdonshire Local plan to 2036.

7.5

Policy LP10 of the Local Plan to 2036 states that development within
the countryside will be restricted to the limited and sporadic
opportunities as provided for in other policies of the plan. Amongst

other requirements, development must protect the intrinsic character
and beauty of the countryside and not give rise to noise, odour,
obtrusive light or other impacts that would adversely affect the use
and enjoyment of the countryside by others.
7.6

It is considered that the development would not be ‘isolated’ (referred
to in para 79 of the NPPF) as it is adjacent to other development.
However, the proposed development does not meet any of the
exception criteria set out in the local policies regarding development
in the countryside such as an agricultural need or exceptional design
quality.

7.7

In terms of the settlement hierarchy, there are many settlements
across Huntingdonshire that have limited or no services or facilities
available. Such settlements are identified as Small Settlements. Small
Settlements are less sustainable than, for example markets towns,
larger Spatial Planning Areas or Key Service Centres, due to the
need to travel to access services and facilities elsewhere on a regular
basis. As such the Local Plan makes no allocations for development
in Small Settlements. However, the strategy does set out a role for a
limited amount of sustainable development in contributing to the
social and economic sustainability of Small Settlements and in
supporting a thriving rural economy. Given the variation in size and
availability of services and facilities between Small Settlements, it is
recognised that varying levels of development could sustainably be
accommodated depending on nature of the individual Small
Settlement.

7.8

Policy LP9 goes onto state a proposal for development on land wellrelated to the built-up area may be supported where it accords with
the specific opportunities allowed for through other policies of this
plan. Proposals for development on land well-related to the built-up
area will be considered subject to the provisions of policies LP 10
'The Countryside', LP 19 'Rural Economy', LP 22 'Local Services and
Community Facilities', LP 23 'Tourism and Recreation', LP 28 'Rural
Exceptions Housing', LP 33 'Rural Buildings' and LP 38 'Water
Related Development'. The proposal for a single market dwelling in
this countryside location is not considered to meet any of the above
‘other opportunities’.

7.9

The proposed residential development is considered to be located
within the countryside and the proposed development is not identified
as a ‘specific opportunity’ which other policies allow for. Ultimately,
having regard to all the issues outlined above, the proposal is a
departure from the relevant policies in the adopted Local Plan to
20136 and is therefore not acceptable in principle as it is in conflict
with policy LP9 and LP10 of the Huntingdonshire Local Plan to 2036.
Impact on the character of the area

7.10

Whilst the application is in outline form, to allow full evaluation and
consideration of the development and to determine whether the
proposed amount of development can be satisfactorily
accommodated on the site, an indicative site layout has been
provided to demonstrate the potential location of residential
development.

7.11

Draintree Road is characterised by a linear form of development on
the southern side of the road. There is no strong sense of design,
with the loose knit form of housing being varied in appearance and
scale. The site is surrounded by open countryside to the north and
south with sporadic linear residential houses to the east and west. It
is considered that the proposed dwelling would be located outside of
the built up area, given it lies to the east of Herne Road and is
detached from the built up area of Ramsey St Marys as discussed
within the principle section above. Unlike the adjacent consented
scheme (18/01416/FUL) which was approved under the ‘tilted
balance’, the proposed development would be assessed against
relevant policies in the recently adopted Huntingdonshire Local Plan
to 2036.

7.12

The amended site plan shows the proposed dwelling occupying
almost the entire width of the plot and is located approximately
1000mm from the western boundary and approximately 3224mm
from the eastern boundary. These are only small adjustments from
the original site plan. This arrangement, together with the
arrangement of the adjacent consented scheme would result in two
detached dwellings with narrow breaks between units. This is likely to
result in local harm due to the cramped appearance that would fail to
respond to the loose grain and sporadic pattern of development that
exists along Draintree Road.

7.13

It is accepted whilst the scheme would be visible from the public
realm there would not be prominent public views of the development.
However development encroaching out of the built up area would still
cause harm to the rural character in this location. Given the Council
has an adopted local plan, and whilst it is accepted the 5 year supply
of housing is a minimum standard, the benefits of on additional
market unit in this location is not considered to be able to justify
encroachment into the countryside.

7.14

It is concluded therefore that the proposed residential dwelling and
encroachment into the countryside would cause harm to the rural
character. It would therefore be harmful to the character and
appearance of the area contrary to policies LP9, LP10, LP11 and
LP12 of the Huntingdonshire Local Plan to 2036.
Flood Risk

7.15

The site is within the Environment Agency’s Flood Zone 3, Flood
Zone 3 in the Council’s 2017 Strategic Flood Risk Assessment
(SFRA), however Flood Zone 1 in the Council’s 2010 SFRA – which
is the SFRA relevant for this area. The National Planning Policy
Framework states that the SFRA will provide the basis for applying
the sequential test and the SFRA 2017 follows the guidance in the
Government’s Planning Policy Guidance. Existing raised defences,
which the 2017 SFRA specifically does not take account of, provide
some protection to existing properties in this area.

7.16

In September 2017 the Huntingdonshire District Council Development
Management Planning Committee agreed the following:

7.17

Some villages, including some of the Ramsey villages, are entirely
within Zone 3 in the 2017 SFRA. New development within

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 (not relevant here as Ramsey St Marys and
surrounding area is awash in Flood Zone 3a in the 2017 SFRA).
7.18

The submitted FRA states that when taking into account the 2010
data, the site is within Flood Zone 1. The Council’s 2010 SFRA maps
consider the proposed dwelling within flood zone 1.

7.19

The Environment Agency has no objection to the development on
Flood Risk grounds due to the distance from the nearest main river
under the Environment Agency’s jurisdiction. The Environment
Agency had technical advice following the submission of the FRA
which can be found in the consultee response.

7.20

The Environment Agency did state that the development should be
subject to the Sequential Test in accordance with Paragraph 158 of
the NPPF. However as discussed above, the Council consider the
site to fall in flood zone 1, therefore the sequential test is not
considered necessary in this instance. A condition will be added to
ensure the flood risk measures are in accordance with the submitted
flood risk assessment.

7.21

The proposal is therefore in accordance with the relevant paragraphs
in the NPPF and Policy LP5 of the Huntingdonshire Local plan
(adopted May 2019)
Residential Amenity

7.22

The application has been submitted in outline form, with all matters
reserved apart from access, therefore any proposed layouts are
indicative only. Officers need to be satisfied at this stage that the site
is capable of accommodating the amount of development proposed
without having a significantly detrimental impact on neighbour’s
amenity. As discussed above, it is considered the site is able to
accommodate a single dwelling. In terms of built development, the
reserved matters application(s) will fully assess the impacts of
matters such as overlooking, overshadowing and loss of privacy.

7.23

Urban Design did comment on concerns with loss of light for a newly
approved dwelling 18/01416/FUL. The adjacent consented scheme
was for a narrow/deep plan unit that also occupies almost the entire
width of the plot (located just 990mm from the eastern boundary and
800mm from the western boundary). This approved dwelling is 14.4m

in depth with an additional 6.3m single storey element to the rear and
rises to 1.5 storeys.
7.24

The amended site plan (Drawing No 02) is illustrative and now shows
the consented scheme to the west. Urban Design were concerned
that the considerable depth of the neighbouring unit, extending
approximately 10.2m beyond the rear of the proposed dwelling
together with the 1.5 storey height could result in future overbearing
impacts to the rear garden and loss of light to the ground floor
windows on the rear elevation of the proposal. Windows on the rear
elevation of the proposal are likely to fall within 45 degrees measured
in plan and elevation of the adjacent consented scheme and would
need to be assessed against the ’45 degree rule of thumb’ set out
within the BRE Site Layout Planning for Daylight and Sunlight: A
guide to good practice). However the amended site plan
demonstrates that the proposed first floor windows and ground floor
windows to the right of the rear elevation on the proposed dwelling
would not be significantly impacted by the adjacent scheme (app ref
18/01416/FUL) above single storey level.

7.25

With regards to future occupants of the current scheme, given the
application is at an outline stage, there is flexibility for the internal
layout to be designed so that habitable ground floor rooms would not
be significantly impacted from the recently approved dwelling to the
west, in terms of overbearing and loss of light. In terms of the private
amenity space, whilst the relationship between the two dwellings is
far from perfect, on balance given the modest 1 and a half storey
height of the adjacent approved dwelling, the lack of rear
development on the boundary to the east, this impact of overbearing
and loss of light is not considered significant enough for a refusal.

7.26

Due to the size of the proposed development and the proximity of
current residents to the site, it is recommended that construction
times and deliveries during the construction and demolition/clearance
phases are restricted in line with HDC guidance and Environmental
Health legislation to predominantly business hours and Saturday
mornings. This condition is considered reasonable and necessary
and meets the statutory tests if the application were to be approved.

7.27

The proposal is therefore considered to accord with the NPPF, and
policy LP14 of the Huntingdonshire Local Plan to 2036 Proposed
Submission 2017.
Access and Transport

7.28

The Cambridgeshire County Council Local Highway Authority has
commented on the proposal and did not raise any objections in
principle. However they did comment and explained that the
applicants need to provide a plan that details the access being sealed
and drained away from the highway. The plan should also detail
suitable vehicle to vehicle visibility splays in accordance with the
posted speed limit with no obstruction over 0.6m. (2.4m x 215m). This
information has yet to be received by the Council. Therefore due to a
lack of information the Council cannot ascertain for certain that the
proposed dwelling would not contravene highway safety.

7.29

The proposal is also considered to be able to have the capacity to
provide adequate parking; however this would be subject to further
details as part of a future reserved matters application.

7.30

Given the lack of visibility splay information as stated above, proposal
is therefore considered to be contrary to the relevant paragraphs in
the NPPF and policies LP16 and LP17 of the Huntingdonshire Local
Plan to 2036.
Ecology

7.31

The application site has no record of any protected species and is
considered to be of low biodiversity potential. There has been no
representation with regards to biodiversity from any third party or the
Council. Subject to conditions (to secure planting and landscaping)
officers consider the development is capable of resulting in a very
moderate enhancement to its existing biodiversity, through the
creation of new residential gardens which could be planted with
native flora and additional (although this element would have to be
demonstrated as part of a future reserved matters application should
this outline application be approved). Subject to a condition, the
proposal would therefore be in accordance with Paragraph 170 of the
NPPF, and LP30 of the Huntingdonshire Local Plan to 2036.
Infrastructure Requirements and Planning Obligations

7.32

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

7.33

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
Community Infrastructure Levy (CIL):

7.34

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

7.35

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.

7.36

In terms of the economic dimension of sustainable development, the
proposal would very modestly contribute 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. There will also
be Council Tax receipts arising from the development. The loss of this
relatively small parcel of agricultural land is outweighed by the
modest positive economic benefits of this development, in this
location.

7.37

Regarding the social dimension, the site itself appears to have no
significant physical constraints and is deliverable. It would also
marginally increase the supply of housing, although the Council can
demonstrate a 5 year supply of deliverable housing land, the
provision of one market dwelling on the application site is afforded
very limited weight. The proposal would be within cycling distance of
the limited facilities of Ramsey St Marys including the primary school,
post office and a public house. However given the lack of other viable
sustainable transport options, future residents would be reliant on
increased private car use to access further facilities. The lack of
visibility splay evidence to ensure the proposal would have an
adverse impact on highway safety and also weighs against the
proposal.

7.38

In terms of the environmental dimension of sustainable development,
there is environmental harm on the rural character of the area due to
part of the site encroaching into the countryside. The visual impact of
the proposal would intensify the sporadic nature and openness within
the countryside. As a result, the development would have an adverse
impact on the rural character of the area.

7.39

Having assessed all three dimensions of sustainable development;
economic, environmental and social within this report it is concluded
that the proposal is considered to result in environmental harm, and
the applicant has failed to demonstrate that safe and adequate
vehicular, cycle and pedestrian access can be achieved. There is
only a minor benefit of one unit of market accommodation. However,
section 38(6) of the Planning and Compulsory Purchase Act 2004
requires that planning applications be determined in accordance with
the development plan unless material considerations indicate
otherwise.

7.40

The scheme would therefore conflict with the NPPF which states that
it does not change the statutory status of the development plan as the
starting point for decision making. Officers consider that the creation
of an additional dwelling here would not accord with the above
mentioned policies of the up-to-date Huntingdonshire Local Plan to
2036, and, as outlined in the preceding sections of this report, there
are no other material considerations which would provide an
overriding reason to disregard the development plan. Accordingly, it
is recommended that planning permission should be refused for the
following reasons:

8.

RECOMMENDATION
following reasons

-

REFUSAL

for

the

1. The proposed residential development would represent an
encroachment of built development in the countryside outside the
built up area of Ramsey St Marys in an unsustainable location. The
proposal does not meet any of the other specific opportunities
identified with in the Huntingdonshire Local plan to 2036 and the
proposal would therefore be contrary to the NPPF 2019, and Policy
LP9 and LP10 of the Huntingdonshire Local Plan to 2036.
2. The proposed residential dwelling would intensify the existing
sporadic and ribbon residential development within the countryside
outside the village of Ramsey St Marys. This would have a harmful
impact on the rural character and sporadic nature of development in
the vicinity. The proposal is therefore considered to be contrary with
policies LP9, LP 10, LP11 and LP12 of the Huntingdonshire Local
Plan to 2036.
3. Due to insufficient information, the application has failed to
demonstrate that a safe and adequate vehicular, cycle and pedestrian
access can be achieved. The proposal is therefore considered
contrary to paragraph 109 of the NPPF and Policies LP16 and LP17
of the Huntingdonshire Local Plan to 2036.
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 Will Tysterman Senior Development
Management Officer 01480 388411
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DevelopmentControl
Comments for Planning Application 19/00702/OUT

Planning Application comments have been made. A summary of the comments is provided below.
Comments were submitted at 1:41 PM on 14 Jun 2019 from Mr Gary Cook.

Application Summary
Address:

Starcross Daintree Road Ramsey St Marys Huntingdon
PE26 2TF

Proposal:

Construction of new chalet bungalow

Case Officer: Will Tysterman
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. No impact on
neighbouring amenities.
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