
DEVELOPMENT MANAGEMENT 
COMMITTEE 15 OCTOBER 2019 

Case No: 18/01946/FUL  (Full Planning Application) 

Proposal: The erection of three dwellings, change of use of stable 
yard to livery parking area and construction of an 
extension to the access road to the proposed livery 
parking area 

Location: 50 Hamerton Road Alconbury Weston  PE28 4JD 

Applicant: Mr Baker 

Grid Ref: 517643   277104 

Date of Registration:   03.10.2018 

Parish: Alconbury Weston 

RECOMMENDATION  - APPROVE subject to conditions 
and a Bin Unilateral Undertaking. 

This application has been referred to Development Management 

Committee as the Parish Councils recommendation of refusal is 

contrary to the Local Planning Authorities recommendation of approval. 

1. DESCRIPTION OF SITE AND APPLICATION 

1.1 This application relates to No.50 Hamerton Road, Alconbury 

Weston. The application site currently holds an existing 

residential dwelling known as ‘Salix House’, located in a position 

set back approximately 60 metres into the site, as well as a 

stable block and ménage positioned at the northern extent of the 

site. 

1.2 The site forms part of built up area of Alconbury Weston and is 

located within the Conservation Area. The site is surrounded by 

residential dwellings to the south, west and east whilst directly to 

the north is open countryside. 



1.3 The site is located within the village of Alconbury Weston which 

is classified as a small settlement in the Local Plan to 2036 and 

therefore subject to the guidance contained within Policy LP9 of 

the Local Plan. 

1.4 In terms of flood risk, the 2017 Strategic Flood Risk Assessment 

(SFRA 2017) identifies the site as largely being located within 

Flood Zone 1. A small part of the existing front garden is located 

in Flood Zone 2; however no dwelling is proposed to be located 

in this location. Rationale for using the 2017 SFRA is outlined in 

the ‘Flood Risk’ section below. 

1.5 Planning permission is sought for the erection of three dwellings, 

change of use of stable yard to livery parking area and 

construction of an extension to the access road to the proposed 

livery parking area. Salix House will remain as part of the 

proposal. 

1.6 In terms of the size and scale of the dwellings, the following is 

proposed: 

1.7 Plot 1 – Two storey, 5 bedroom dwelling measuring 15.6 metres 

in width by 14 metres in length. In terms of height, the proposal 

will measure 8.6 metres. In regards to materials the dwelling 

would comprise cream render walls, grey slate tiled roof and 

white timber double glazed windows. 

1.8 Plot 2 - Two storey, 5 bedroom dwelling measuring 12.6 metres 

in width by 14 metres in length. In terms of height the proposal 

will measure 8.6 metres. In regards to materials the dwelling 

would comprise soft cream buff brick walls and natural stained 

timber weatherboard, soft red pantile roof and white timber 

double glazed windows. 

1.9 Plot 3 - Two storey, 5 bedroom dwelling measuring 12.6 metres 

in width by 14 metres in length. In terms of height the proposal 



will measure 8.6 metres. In regards to materials the dwelling 

would comprise cream monocouche render walls and natural 

stained timber weatherboard, soft red pantile roof and white 

timber double glazed windows. 

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 National Guidance 

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 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity  
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP34: Heritage Assets and their Settings 

3.2 Supplementary Planning Guidance 

• Huntingdonshire Design Guide (2017) 

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


• Developer Contributions SPD (2011) 

For full details visit the government website Local policies 

4. PLANNING HISTORY 

4.1 None Relevant  

5. CONSULTATIONS 

5.1 Alconbury Weston Parish Council - Recommend Refusal for the 

following reasons: 

• Lack of information available both on the design and style 

of the proposed properties, including building materials 

and finished appearance to establish if they would be in 

keeping with the current built environment and street 

scene. 

• Lack of details on the actual layout within the site for 

where residential parking will be, and how this will work 

with the new properties, existing property and the current 

business that is operating on the site. 

• The location of the site is incorrectly marked on the flood 

map included at appendix 2 of the Planning Statement in 

support of the application 

• Appendix 3 of the Planning Statement is not included in 

the online documents 

• Suitable flood protection/mitigation measures should be 

stated and agreed prior to planning approval. 

• Data quoted within the reports is 20 years old 

• Within the Flood Risk Assessment, a recommendation is 

made to restrict post development discharge from the site 

into Alconbury Brook.  These should be set higher than 

the bare minimum of mitigation measures due to the 

recent and ongoing risk of surface water runoff flooding 

caused to properties along Hamerton Road. 

5.2 Environment Agency – No Objection - Refer to standing advice 

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


5.3 Internal Drainage Board – No Objection 

5.4 CCC Highways – No objection 

5.5 HDC Urban Design – No objection - Conditions 

5.6 HDC Landscape Officer – No objection – Conditions 

5.7 HDC Conservation – No objection 

5.8 Wildlife Trust – No objection 

6. REPRESENTATIONS 

6.1 Four objections have been received stating the following… 

• Increased flood risk 

• Conifers appear to be removed – could lead to 

overlooking of 3 Willow Farm Close 

• Hedging and planting belonging to 1 – 3 Willow Farm 

Close cannot be removed 

• Car park could impact privacy of 3 Willow Farm Close 

7. ASSESSMENT  

7.1 When determining planning applications it is necessary to 

establish what weight should be given to each plan’s policies in 

order to come to a decision. The following legislation, 

government policy and guidance outline how this should be 

done.  

7.2 As set out within 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 have provisions of 

the development plan, so far as material to the application, and 

to any other material considerations. This is reiterated within 



paragraph 47 of the NPPF (2019). The development plan is 

defined in Section 38(3)(b) of the 2004 Act as “the development 

plan documents (taken as a whole) that have been adopted or 

approved in that area”.  

7.3 In Huntingdonshire the Development Plan consists of: 
• Huntingdonshire’s Local Plan to 2036 (2019) 

• Cambridgeshire & Peterborough Minerals and Waste  

Development Plan Core Strategy (2011) 

• St Neots Neighbourhood Plan 2014-2029 

• Godmanchester Neighbourhood Plan (2017) 

• Houghton and Wyton Neighbourhood Plan (2018) 

• Huntingdon Neighbourhood Plan (2019) 

7.4 The statutory term ‘material considerations’ has been broadly 

construed to include any consideration relevant in the 

circumstances which bears on the use or development of the 

land: Cala Homes (South) Ltd v Secretary of State for 

Communities and Local Government & Anor [2011] EWHC 97 

(Admin); [2011] 1 P. & C.R. 22, per Lindblom J. Whilst accepting 

that the NPPF does not change the statutory status of the 

Development Plan, paragraph 2 confirms that it is a material 

consideration and significant weight is given to this in 

determining applications.  

7.5 The main issues to consider are: 

• The principle of development 

• Impact upon the character and appearance of the 

conservation area 

• Impact upon residential amenity 

• Highways safety and access 

• Ecology 

• Flooding 



The Principle of Development 
7.6 The proposed site is considered to be within the built up area of 

the small settlement of Alconbury Weston. Therefore Policy LP9 

of the Local Plan to 2036 states that 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 

7.7 Alconbury Weston is supported by no services or facilities, 

however due to its proximity to Alconbury it has easy access to a 

good range of amenities such as a school, public house, doctors, 

shop, pharmacy and sports and social facilities. In this instance 

the site is considered to be within the built up area of the village 

and represents a suitable and efficient use of the land, having 

regard to the availability of the limited services and other facilities 

(as mentioned above) in Alconbury Weston. The proposal does 

not require the demolition of the existing dwelling (No.50) and 

allows for three new units to be constructed in a suitable and 

sustainable location, the principle of which is acceptable within 

the built up area of the small settlement of Alconbury Weston. 

Impact upon the Character and Appearance of the Conservation 
Area  
7.8 The site currently holds a large two storey detached dwelling and 

forms a spacious plot with extensive garden to both the front and 

rear of the dwelling. Despite the extensive grounds surrounding 

the dwelling, the site is well contained with residential 

development to the east and west with Hamerton Road and 

further housing to the south. The extent of the site is terminated 



by the stables to the north that form a boundary to the open 

countryside.  

7.9 In detail planning permission is sought for the erection of three 

dwellings, change of use of stable yard to livery parking area and 

construction of an extension to the access road to the proposed 

livery parking area.  

7.10 The proposal places plot 1 to the south of the Salix House 

(No.50 Hamerton Road) in a position adjacent to the access 

driveway fronting towards Hamerton Road, to create an active 

frontage along the street scene. The dwelling is set back from 

the road to maintain an element of spaciousness and keep the 

dwelling outside of the flood zone.  

7.11 The property will be the main feature readily viewable from the 

public road, as such the property is proposed to be a simple 

design with rendered walls and a grey slate roof tiles to blend 

into the appearance and form of the locality and accord to the 

character of the conservation area. 

7.12 Plot 2 is to be located to the rear of Plot 1 and to the east of the 

existing dwelling (Salix House) and is orientated to front 

southwards with the eastern side elevation alongside the 

driveway.  

7.13 Plot 3 would be located to the rear of the existing dwelling (Salix 

House) and positioned in a secluded position to the south of the 

stables. Both plot 2 and 3 would have a neutral impact upon the 

setting of the conservation and are therefore acceptable in this 

regard. 

7.14 In terms of access (in a conservation context), the site benefits 

from an existing vehicular access onto Hamerton Road that 

would be retained. The character of the street scene would 

therefore remain unaltered in this sense.  



7.15 In regards to materials, plot 1 would comprise cream render 

walls, grey slate tiled roof and white timber double glazed 

windows. Plot 2 would comprise soft cream buff brick walls and 

natural stained timber weatherboard, soft red pantile roof and 

white timber double glazed windows and plot 3 would consist of 

cream monocouche render walls and natural stained timber 

weatherboard, soft red pantile roof and white timber double 

glazed windows. The pallet of materials is considered 

acceptable; however samples of materials would be secured via 

condition to ensure suitability. 

7.16 In Conservation terms, it is considered that the Salix House 

property does not make a favourable contribution to the quality of 

the Conservation Area, principally because the building is dated 

and sits in grounds with little landscaping or planting. This 

contrasts markedly with the surrounding properties which are 

well hedged and scattered with specimen trees and abundant 

garden planting. The frontage with Hamerton Road is weak, with 

interrupted hedging failing to sufficiently screen the main house 

in views from the road. It is considered that development of the 

site is likely to enhance the character and appearance of the 

Conservation Area through reinforcing the street frontage, 

screening the bulk of Salix House and by introducing additional 

planting and landscaping.   

7.17 Turning to urban design and landscaping impacts, HDC Urban 

Design and Landscape Officers have scrutinised the proposal 

and have no objection to the proposal subject to conditions. 

7.18 Policies LP11 and LP12 of the Local Plan to 2036 expect 

developments to be designed sympathetically and in keeping in 

their surroundings, in terms of the detailed design and the 

resultant curtilage size. It is considered that the proposal accords 

to these policies. 



7.19 By virtue of the location of the 3 additional dwellings, it is 

considered to have no significant adverse impact upon the 

existing linear character of development upon Hamerton Road or 

cause any harm to the Conservation Area. Although the scheme 

would change the appearance of the site, this would result in an 

enhancement to this section of the street scene and is therefore 

considered to be acceptable subject to conditions (secure 

appropriate materials and landscaping), and provide an 

opportunity for more efficient use of land within the confines of 

the settlement. The proposal is considered to result in a minimal 

loss of openness given the nearby buildings and the existing 

situation on site. 

7.20 By virtue of the location of the proposal it is considered to have 

no significant adverse impact upon the existing character or 

appearance of the area and cause no harm to the setting of the 

conservation area. Although the scheme would change the 

appearance of the site, it is considered that the proposed 3 

dwellings and sensitive redevelopment results in a more 

comprehensive and coherent development that will enhance the 

immediate  locality and wider area in accordance with policies 

LP11, LP12 & LP34 of the Local Plan to 2036. 

7.21 It is considered necessary to add a materials condition and a 

landscape condition to ensure the proposed materials are 

appropriate to their surroundings and the boundaries are 

acceptable with sufficient hard and soft landscaping. 

Impact upon Neighbouring Residential Amenity 
7.22 The NPPF and the Council’s planning policy LP14 of the Local 

Plan to 2036 seeks to protect amenity of neighbouring users. 

The policy also seeks to ensure residential amenity is not 

harmed as a result of development; the NPPF within the core 

principles states that planning should "always seek to secure 



high quality design and a good standard of amenity for all 

existing and future occupants of land and buildings".  

7.23 The proposal has developed through a number of amendments 

and consultation with the HDC Urban Design officers to result in 

a proposal of only three dwellings that not only accords to the 

character and appearance of the conservation area, but is also 

considered to respect neighbouring residential amenity. The 

proposal is considered to be of a good design, scale, form and 

would appear considerably similar in scale when compared to 

neighbouring properties along Hamerton Road. 

7.24 In terms of its relationship with neighbouring properties, the 

dwellings will sit at depth into the site in a similar fashion to the 

neighbouring dwellings at Willow Farm Close and Spires End. In 

terms of boundary treatment, the majority will remain as existing. 

Landscaping, including boundary treatment will be secured via 

condition to ensure it accords to the appearance of the area and 

provides effective screening to retain private residential amenity 

of the neighbouring properties. 

7.25 A number of concerns have been raised from neighbouring units 

Willow Farm Close in regards to potential impacts upon their 

private residential amenity. It is confirmed that a full landscape 

scheme will be secured via condition, including details of 

boundary treatment in order to protect neighbouring residential 

amenity in terms of overlooking. 

7.26 The unit that is considered to have the greatest impact upon 

Willow Farm Close is plot 2, however this dwelling is orientated 

southwards with the principle windows facing towards Hamerton 

Road. The eastern elevation does contain two windows at first 

floor level, however these windows serve a bathroom and an en-

suite and would be obscure glazed eliminating any possible 

overlooking opportunities. Furthermore the back to back distance 

between plot 2 and Nos 2 and 3 Willow Farm Close is 



considered acceptable and unlikely to cause unacceptable harm 

to their private amenity, especially considering the trees and 

boundary treatment along this section of the site.  

7.27 The relationship with the neighbouring properties is 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 from the increase in dwellings. 

7.28 The car park adjacent to the stables is also highlighted as a 

potential impact to the amenity of 3 Willow Farm Close, however 

the parking area is already in place and the area of the site can 

be parked on by vehicles at present. It is unlikely that its 

formalisation will have a significant detrimental impact upon the 

amenity of 3 Willow Farm Close.  

7.29 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 east, west and internally on site. 

7.30 The proposed dwellings are considered to have acceptable 

levels of private amenity space in the form of a private front and 

rear gardens when viewed against the general character and 

form of the surrounding area. There is sufficient space on site for 

bin stores and cycle store areas and it is considered that the 

gardens are more than sufficient to enable usable rear amenity 

space. 

7.31 Details of hard and soft landscaping and finished floor levels will 

be secured via condition to help bolster and improve the existing 

levels of landscaping.  

7.32 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 LP14 of 

the Local Plan to 2036. 

Highway Safety  
7.33 In terms of highway safety, access and parking, the development 

proposes to retain the existing access. Off street parking will be 

in the form of in excess of 2 spaces per unit plus a double 

garaging which accords to the councils size standards. 

7.34 The access will remain at a width of 6 metres for a depth of at 

least 12 metres which is deemed appropriate for the proposed 

development. It is considered that the site can be accessed 

safely. CCC Highways have been consulted on the proposal and 

offer no objection and no conditions are requested.  

7.35 There are no maximum or minimum parking standards that need 

to be applied to developments as per the requirements of the 

NPPF. It is shown on the submitted plans that adequate parking 

is provided on site in the form of in excess of 2 spaces per 

property including additional garage parking whilst having regard 

to the 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. 

Ecology 
7.36 The accompanying preliminary ecological assessment by Skilled 

Ecology Consultancy Ltd has been analysed by the Wildlife Trust 

who considered the findings acceptable, and confirmed that the 

site is of limited ecological interest. The proposal will follow the 

mitigation measures set out in the ecological assessment and 

result in net gain in biodiversity …?. The recommendations, 

enhancements and precautionary measures should be carried 

out in full and secured via condition. 



7.37 The proposal is therefore acceptable and complies with policy 

LP30 of the Local Plan to 2036. 

Flood Risk 
7.38 The majority of the developable application site is in Flood Zone 

1 as confirmed by the SFRA 2017, which means it has a low 

probability of flooding. It is deemed that there should be no 

significant additional surface water run-off impacts due to the 

lack of additional hardstanding. The Environment Agency have 

been consulted on the proposal and state that only standing 

advice should be followed and therefore they have no comments 

to make on the proposal.  

7.39 It is noted that part of the southern section is located within Flood 

Zone 2 due to the close proximity of the Alconbury Brook on the 

southern section of Hamerton Road; however no dwelling is 

proposed to be situated in this location.  

7.40 It was highlighted that there are flooding events upon Hamerton 

Road near the brook, however the site is located on higher land 

and set considerably back from the brook. 

7.41 In conclusion the proposed development involves the 

construction of 3 additional dwellings on the garden of Salix 

House with the site largely contained within Flood Zone 1. As a 

result the finished floor levels of the new dwellings will be 18.65m 

or above which is 740mm above the 1 in 100 year flood level and 

325mm above the 1 in 100 year flood level plus 65% climate 

change allowance. The proposal is therefore considered 

acceptable and complies with policies LP5 and LP15 of the Local 

Plan to 2036. 

Housing Mix – accessible and adaptable homes 
7.42 Policy LP25 of the Local Plan to 2036 provides guidance on 

accessible and adaptable homes and states that all proposals for 

housing should include a commitment either in the Planning 



Statement or Design and Access Statement acknowledging their 

intention to design and build the whole proposed scheme to the 

M4(2) standards. 

7.43 The application does not include any information on how the 

proposal will be designed and built to building regulation M4(2) 

standards, however as this is a requirement a condition would be 

placed on any permission to require this standard to be met. 

Other Issues 
7.44 Development Obligations - Part H of the Developer Contributions 

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

residential development.   

7.45 A Unilateral Undertaking will need to be submitted to meet the 

requirements of Policy CS10 of the Core Strategy 2009.  

7.46 There are no other material planning considerations which have 

a significant bearing on the determination of this application. 

Community Infrastructure Levy (CIL): 
7.47 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. 

7.48 There are no other material planning considerations which have 

a significant bearing on the determination of this application. 

Conclusion 
7.49 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 principle of the development of this site for residential 
purposes is acceptable. 

• The proposal is acceptable in terms of flood risk. 
• The proposed development 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. 
• The proposal would safeguard wildlife on site. 
• There are no other material planning considerations which 

have a significant bearing on the determination of this 
application. 

7.50 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 – Approve subject to a satisfactory Bin 
UU received and conditions to include those listed below. 

• Time Limit 

• Approved Plans 

• Materials 

• Architectural details 

• Accessible and Adaptable homes M4(2) 

• Levels 

• Hard and soft landscaping including boundary treatments 

• Tree Plan 

• In accordance with Ecology Report 

• In accordance with Flood Risk Assessment 

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: Alison Benfield <parishclerk@alconburywestonparishcouncil.co.uk>

Sent: 24 October 2018 21:13

To: DevelopmentControl

Cc: Lindsay, Sheila (Plan. Serv.)

Subject: 18/01946/FUL - Alconbury Weston response

Alconbury Weston Parish Council make the following comments on 18/01946/FUL The erection of three dwellings. 50 
Hamerton Road Alconbury Weston Huntingdon PE28 4JD

Recommend refusal of the application on the following grounds:-
 Lack of information available both on the design and style of the proposed properties, including building 

materials and finished appearance to establish if they would be in keeping with the current built environment 

and street scene.

 Lack of details on the actual layout within the site for where residential parking will be, and how this will work 

with the new properties, existing property and the current business that is operating on the site.

 The location of the site is incorrectly marked on the flood map included at appendix 2 of the Planning 

Statement in support of the application

 Appendix 3 of the Planning Statement is not included in the online documents

 Suitable flood protection/mitigation measures should be stated and agreed prior to planning approval.

 Data quoted within the reports is 20 years old

 Within the Flood Risk Assessment, a recommendation is made to restrict post development discharge from 

the site into Alconbury Brook. These should be set higher than the bare minimum of mitigation measures due 

to the recent and ongoing risk of surface water runoff flooding caused to properties along Hamerton Road.

Kind regards

Alison Benfield BA(Hons) FSLCC
Parish Clerk
Alconbury Weston Parish Council
Turves Barn
Whitepost Road South
Eye
Peterborough
PE6 7SW
Tel: 01733 223002
www.alconburywestonparishcouncil.co.uk

Please note I work part time and so there may be a delay in my responding to both email and telephone calls.

The information in this message should be regarded as confidential and it is intended for the addressee only unless 
otherwise stated. If you received this message in error, please delete it and notify the sender. Any views expressed 
in this message are personal and not necessarily those of Alconbury Weston Parish Council, unless otherwise stated.
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