
DEVELOPMENT MANAGEMENT 
COMMITTEE 20th JANUARY 2020 

Case No:  19/00246/FUL  (Full Planning Application) 
Proposal: Erection of two, three-bedroom dwellings with 

associated landscaping, 1.8-metre-high close 
boarded timber fencing and bin and cycle 
storage alongside demolition of outdoor 
shelter, reconfiguration of pub car park and 0.6-
metre brickwork wall with 1.2-metre close 
boarded timber panels above. 

Location: The Bell Inn  Green End Road  Sawtry  PE28 
5UY 

Applicant:  Punch Partnerships (PML) Ltd 
Grid Ref:  517012   283155 
Date of Registration:   12.02.2019 
Parish:  Sawtry 

RECOMMENDATION  -  APPROVE 

This application is referred to the Huntingdonshire District Council 
Development Management Committee as the proposal is for two 
dwellings, and the officer recommendation of approval is contrary 
to the Parish Council recommendation of refusal.  

1. DESCRIPTION OF SITE AND APPLICATION 

1.1 The application site lies within the village of Sawtry, in 

Cambridgeshire. Sawtry is positioned west of the Fens, halfway 

between Peterborough to the north, and the town of Huntingdon 

to the south. It can be accessed easily and is positioned in a 

sought-after location for commuters, lying just off junction 15 of 

the A1(M).  

1.2 Sawtry benefits from a range of shops and services within the 

village, including two pubs, a community college, butchers, 



veterinary surgery, post office, pharmacy, dentist, junior school, 

car garage and several food takeaways.  

1.3 The Bell Inn public house is accessed from Green End Road, 

whilst the application site (in terms of vehicular access) would be 

accessed also via Green End Road through the pub car park. 

Blind Lane fronts the proposed housing and leads into Louthe 

Way. To the north of the site, there is a bowling green, beyond 

which there is the playing field associated with Sawtry Village 

Academy. The remainder of the area is primarily residential, 

suiting the rest of the built form in Sawtry. 

1.4 The site itself is rectangular in shape. The Bell Inn pub is a two-

storey building, with a rendered and painted brick façade under a 

slate tiled roof with sash windows decorating the external 

elevations of the building. The pub also has an associated 

outbuilding to the rear as well as an enclosed pub garden. The 

site where the proposed dwellings are located is currently an 

enclosed pub garden laid to grass and hosting play equipment 

and a covered seating area.  

1.5 The site is located within the built-up area of the village of Sawtry 

which is classified as a Key Service Centre and therefore subject 

to the guidance contained within Policy LP8 of the Local Plan 

2036. 

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

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

Zone 1.  

1.7 Planning permission is sought for the erection of a pair of three-

bedroom dwellings with associated landscaping, 1.8-metre-high 

close boarded timber fencing and bin and cycle storage 

alongside demolition of outdoor shelter and reconfiguration of 

pub car park. 



1.8 The application is supported by a transport statement, 

topographical survey and a design and access statement, and 

has been amended to respond to concerns regarding design and 

highway access 

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. Planning Practice Guide 

For full details visit the government website National Guidance 

3. PLANNING POLICIES 

3.1 Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019) 

• LP1: Amount of development  
• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management 
• LP8: Key Service Centres 
• 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 

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


3.2 Supplementary Planning Guidance 

• Huntingdonshire Design Guide (2017) 
• Developer Contributions SPD (2011) 
• Huntingdonshire Townscape and Landscape Assessment 

SPD (2007) 
• Cambridgeshire Flood and Water SPD (2017) 
• HDC Annual Monitoring Report (2019) 

 

Local For full details visit the government website Local policies 

4. PLANNING HISTORY 

4.1 07/02680/FUL - Erection of covered areas for outdoor 

recreational purposes, including decking. This application 

specified that this would consist of an area for a barbeque and 

two separate covered areas with basic internal and external 

lighting, constructed using; timber posts and decking, plywood 

with roofing felt, and white painted fascia – APPROVED – 

September 2007 (This structure would be removed as a 

consequence of the proposed scheme). 

5. CONSULTATIONS 

5.1 Sawtry Parish Council (PC) – Recommend REFUSAL –  

• The site has been flooded in the past 
• Garden reduced for families at the pub 
• Inadequate Parking 
• It is an overdevelopment of the site 

5.2 CCC Highways – No objection subject to conditions in relation to 

no gates and on-site parking and turning 

5.3 HDC Urban Design – No objection subject to conditions in 

relation to materials, windows (means of openings), rainwater 

goods, fascia and soffits, air extracts/kitchen and bathroom 

vents, meter boxes and hard and soft landscaping (including 

boundary treatments) 

5.4 Environmental Health – No Objection 

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


6. REPRESENTATIONS 

6.1 FOUR representations have been received stating the following: 

• Highway safety concerns on Blind Lane 
• Parts of Blind Road are prone to flooding with heavy rain 
• Concerns with the reduction in parking at the pub 
• Support the proposal, better use of land and allows the 

pub to continue to operate without the ongoing 
maintenance obligations and costs of looking after this 
land 

• Impact on private residential amenity of College Court 

Officer Comment: The issues raised by the PC, statutory consultees 

and third party representations have been addressed in the main body 

of the report below or through the imposition of necessary planning 

conditions (should planning permission be granted). 

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 principle, important and controversial issues to consider are: 

• The principle of development 
• Impact upon the character and appearance of the area 
• Impact upon residential amenity and partial loss of 

outdoor seating area (of pub) 
• Highways safety and access 
• Ecology 
• Flooding 

The Principle of Development 
7.6 Sawtry is defined as a 'Key Service Centre' in Policy LP8 of the 

Local Plan (2019). The policy states that development on a site 

which is additional to those allocated in the Local Plan will be 

supported where it is located within the built up area. 

7.7 he extents of the settlements' built-up areas are not defined on 

maps, but are to be judged on a site-by-site basis. 

7.8 The Local Plan defines the built up area as a distinct group of 

buildings that includes 30 or more homes. Land which relates 

more to the group of buildings rather than to the surrounding 



countryside is also considered to form part of the built-up area. 

The Local Plan goes on to state that the built up area includes 

“Individual plots and minor scale development opportunities 

which would provide infill and rounding off opportunities on land 

which is physically, functionally and visually related to existing 

buildings”. 

7.9 In this instance there is no disputing that the site is located firmly 

within the built up area of the settlement. The site is bounded by 

residential development to the south, east and west and by the 

Bowling Green immediately to the north. The application site 

therefore falls within the built up area and the proposal for 

residential development on the site purely from a land use 

perspective is considered appropriate and acceptable in 

principle. 

Impact upon the Character and Appearance of the Area  
7.10 The application site comprises part of The Bell Inn public house 

garden and car park. The site itself is rectangular in shape. The 

Bell Inn pub is a two-storey building, with a rendered and painted 

brick façade under a slate tiled roof with sash windows 

decorating the external elevations of the building. The pub also 

has an associated outbuilding to the rear as well as an enclosed 

pub garden. 

7.11 The character of the area is mixed both in terms of the style and 

layout of dwellings with a number of large detached properties on 

the west side of the Green End Road and a mixture of semi-

detached and detached properties on Blind Lane/Louthe Way. 

There are approximately 16 back to back houses located on 

College Court to the north-east of the site. 

7.12 The proposal is to construct a pair of semi-detached three-

bedroom dwellings with associated landscaping, 1.8-metre-high 

close boarded timber fencing and bin and cycle storage 



alongside demolition of outdoor shelter and reconfiguration of 

pub car park. 

7.13 In terms of the size and scale, the dwellings would be semi-

detached and two storeys in height with rear gables to allow for 

increased internal living areas. With regards to materials the 

dwellings would be constructed of buff facing brick, white UPVC 

windows, hardwood door, red clay pan tiles and black UPVC 

rainwater goods. 

7.14 The site would be accessed off Green End Road via the existing 

public house car park towards four private external parking 

spaces and landscaping, details of which would be secured via 

condition. 

7.15 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. 

7.16 The new dwellings have evolved from a scheme for two 

detached dwellings accessed from Blind Lane via a number of 

amendments in consultation with HDC Urban Design officers, to 

a proposal for a pair of modest semi-detached dwellings 

accessed via Green End Road. 

7.17 The pair of dwellings have been designed with a simple 

symmetrical appearance with a flat frontage and a projecting two 

storey rear gable. The scale, appearance and size of the 

dwellings are considered appropriate for the location and subject 

to securing good quality materials as proposed via condition; the 

dwellings would contribute and enhance the character and 

appearance of the area. 



7.18 By virtue of the location of the site in a residential area, it is 

considered to have no significant adverse impact upon the 

existing character of development upon Green End Road, Blind 

Lane or Louthe Way. Although the scheme would change the 

appearance of the site by constructing a pair of semi-detached 

dwellings within part of the existing public house garden, it is 

considered to be acceptable subject to conditions (secure 

appropriate materials and landscaping), and provide an 

opportunity for 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, including the demolition of the outdoor shelter which 

occupies a large portion of the site. 

7.19 Overall it is considered that the proposal would enhance the 

immediate locality and wider area in accordance with policies 

LP11 & LP12 of the Local Plan to 2036. 

Impact upon Neighbouring Residential Amenity and partial loss of 
outdoor seating area (of public house) 
7.20 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".  

7.21 The proposal is considered to accord to the character and 

appearance of the locality, but is also considered to respect 

neighbouring residential amenity. The proposal is considered to 

be of a good design, scale, form and would appear similar in 

scale when compared to neighbouring properties within the 

locality, in particular the neighbouring public house and 

properties along Blind Lane/College Court. 



7.22 In terms of its relationship with neighbouring properties, the 

proposed dwellings would sit at depth into the site in a similar 

fashion to the public house and Nos 1 and 2 College Court. 

There are no windows at first floor level on either of the side 

elevations, thus eliminating any direct overlooking towards the 

public house or the properties on College Court. In terms of 

boundary treatment, the majority would be fencing and brick wall; 

this is considered appropriate however full details will be secured 

via a hard and soft landscape condition. 

7.23 The proposal is considered to have acceptable levels of private 

amenity space in the form of a private 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. 

7.24 Despite representations from a resident of College Court, it is 

considered that 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 (in particular College Court), it is deemed that there 

will be no significant impact in regards to overlooking or 

overshadowing from the proposal. It is noted that the proposal 

entails bringing residential development closer to the public 

house however HDC Environmental Health officers have been 

consulted and consider the proposal to be acceptable in terms of 

noise and do not have any conditions to attach to the decision. 

7.25 The proposed parking area would be positioned to the rear of the 

properties, defined by material changes in the hard-surfacing of 

the carpark. The parking area is modest in size and includes 2 

spaces per property.  

7.26 Due to the location of the dwellings within close proximity to 

neighbouring residential properties, details of finished floor levels 



will be secured via condition to ensure no adverse impacts upon 

amenity. 

7.27 The Parish Council has raised concerns regarding the partial 

loss of the outdoor seating area at the public house. While the 

existing grassed seating area would be reduced in size, it would 

not be totally lost and the proposal would still retain a smaller 

grass garden and paved area to allow outdoors seating for 

customers. 

7.28 Furthermore at present the garden area is in relatively close 

proximity to 4 dwellings to the east at College Court. Removal of 

the part of the pub garden closest to these dwellings may result 

in a modest improvement to residential amenity for those 4 

properties. 

7.29 Considering the above the partial loss of the pub garden is not 

considered sufficient reason to warrant refusal of the application 

in its own right. 

7.30 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  
7.31 In terms of highway safety, access and parking, the development 

proposes a retained and continued access for the proposal from 

Green End Road. This is the same access that currently serves 

the car park of the public house. 

7.32 CCC Highways have been consulted on the proposal and state 

that the access has an established use and the vehicle 

movements associated with that proposed would be minimal. 

The access is already of a suitable width to cater for two way 



movement, therefore it is considered acceptable subject to 

conditions.  

7.33 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 2 spaces per property. 

Representations have been raised in regards to the small loss of 

parking for the public house, however given its sustainable 

location within the built up area of Sawtry, it is considered that 

the remaining 12 spaces would be acceptable. 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 
7.34 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. 

7.35 Policy LP30 of the Local Plan to 2036 states that new 

development should provide a net gain in biodiversity where 

possible. Given the minimal biodiversity potential at the current 

site, it is considered that a net gain would be achievable in this 

instance.  

7.36 Subject to a condition to secure details of ecological 

enhancements, officers consider that the development is capable 

of resulting in a very moderate enhancement to its existing 

biodiversity and that the proposal would be in accordance with 

Paragraph 170 of the NPPF, and LP30 of the Huntingdonshire 

Local Plan to 2036. 

Flood Risk 
7.37 Despite representations regarding possible flooding upon Blind 

Lane in events of heavy rainfall, the 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 

additional surface water run-off impacts. 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 
7.38 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 to design and build the 

whole proposed scheme to the M4(2) standards with a proportion 

developed to M4(3) standards, unless it can be demonstrated 

that site-specific factors make achieving this impracticable or 

unviable. 

7.39 The Agent has confirmed that the proposed development will be 

designed and built to building regulation M4(2) standards. This 

will be secured by condition to ensure this standard is met in 

accordance with Policy LP25 of Huntingdonshire’s Local Plan to 

2036. 

Water Efficiency 
7.40 Criteria j. of Policy LP12 requires all new dwellings to conform 

with the optional building regulation for water efficiency as set out 

in Approved Document G. This will be secured by condition to 

ensure this standard is met in accordance with Policy LP12 of 

Huntingdonshire’s Local Plan to 2036. 

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

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

residential development.   

7.42 A Unilateral Undertaking was submitted as part of the application 

dated 16th September 2019. The proposal therefore meets the 

requirements of Policy LP4 of the Local Plan to 2036 and the 



Developer Contributions SPD. There are no other material 

planning considerations which have a significant bearing on the 

determination of this application. 

Community Infrastructure Levy (CIL): 
7.43 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. 

7.44 There are no other material planning considerations which have 

a significant bearing on the determination of this application. 

Conclusion 
7.45 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 is of acceptable design and 

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. 
• The proposal would provide for the required infrastructure  
• There are no other material planning considerations which 

have a significant bearing on the determination of this 
application. 

7.46 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  - APPROVAL subject to 
conditions to include the following 

• Time Limit 3 years 

• Approved Plans 

• Materials (provide sample of facing brick and roof tiles to 

the LPA)  

• Details of windows (means of opening), rainwater goods, 

fascias and soffits, air extracts/kitchen and bathroom 

vents, meter boxes (location and colour) 

• Hard and soft Landscape details (including boundary 

treatment)  

• Biodiversity net gain 

• Permitted Development rights for gates removed 

• Parking and turning area laid out prior to occupation  

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  

CONTACT OFFICER: 

Enquiries about this report to Luke Waddington Senior Development 
Management Officer 01480 388143 

 

 



1

From: Diane Davis - Sawtry Parish Council <Clerk@sawtry-pc.gov.uk>

Sent: 28 February 2019 16:17

To: Control, Development (Planning)

Subject: Comments on application - 19/00246/FUL - The Bell, Green End Road

19/00246/FUL – The Bell, Green End Road

Recommend refusal:

 It is an overcrowding of the site
 There are a vast number of errors in the supporting documents
 Accurate figures regarding actual parking spaces, local shops, transport are required –

submitted figures out of date – eg Co-op supermarket 150m, whereas the shop moved to 
the other end of the village several years ago

 Garden reduced for families at the pub

Sawtry Parish Council

              
In accordance with the law, Sawtry Parish Council (SPC) only collect a limited amount of information. The personal information 
you provide (name, address, email address, phone number), will be processed and stored so that it is possible to contact you 
and respond to your correspondence and provide information. SPC do not use your data for purposes other than those 
specified. SPC do not use profiling, sell or pass on your data to third parties. SPC ensure your data is stored securely and delete 
all information deemed to be no longer necessary. SPC constantly review Privacy Policies-copy available on 
request.                                       
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larch lap fencing.
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boundary
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House
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Stained timber
cladding

Stained
timber doors
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Hard Landscaping

Soft Landscaping
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to LA approval.

Indicates existing
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External Materials

Buff facing brickwork to LA approval.

White UPVC casment windows and folding/sliding doors.

Stained hardwood front door.

Red clay pantile roof tiles.

White painted timber fascias, soffits and bargeboards.

Black UPVC rainwater goods.

Reconstituted stone window cills.

Contrasting red brickwork window heads and feature band.

White painted timber entrance canopy.

Notes: -

Denotes obscured glazing

2.

3.

4.

5.

6.

7.

8.

8.

Part M4(2) Notes

All external doors to provide step-free access.

External entrance lighting to be provided which uses
diffused luminaires activated automatically by a dusk to
dawn timer or by detecting motion.

Walls, ducts and boxings to the WC, bathroom and
en-suite to be strong enough to support grab rails, seats
and other adaptations that could impose a load of up to
1.5kN/m².

Switches, sockets, stopcocks and controls to have their
centre line between 450mm and 1200mm above floor
level and a minimum of 300mm (measured horizontally)
from an inside corner.
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NOTES

GENERAL NOTES:
1. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH THE OTHER RELEVANT
CONSULTANTS DRAWINGS.
2.ALL FINISHES ARE  TO CONFORM TO THE CURRENT BUILDING REGULATIONS.
3. REFER TO A SEPARATE DOCUMENT FOR THE DESIGNERS RISK ASSESMENT.
4. ALL WORKS OR MATERIALS INDICATED ON THIS DRAWING ARE TO BE TO THE
LATEST RELEVANT BRITISH STANDARDS AND CARRIED OUT IN ACCORDANCE
WITH THE BRITISH STANDARDS CODES OF PRACTICE OR RECOGNIZED
INSTITUTE OR TRADE ASSOCIATION RECOMMENDATIONS AND PUBLICATIONS.

The Bell Inn
Green End Road, Sawtry
Huntingdon
PE28 5UY

House 1 & 2
Proposed Plans & Elevations
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