
DEVELOPMENT MANAGEMENT 
COMMITTEE 17 FEBRUARY 2020 

Case No: 19/01667/OUT  (OUTLINE APPLICATION) 
 
Proposal: ERECTION OF DWELLING WITH IMPROVED ACCESS TO 

BREACH ROAD WITH ALL MATTERS RESERVED 
(ACCESS, APPEARANCE, LANDSCAPING, LAYOUT AND 
SCALE) 

 
Location: 36 BREACH ROAD GRAFHAM  HUNTINGDON  PE28 0BA 
 
Applicant: MR B FLETCHER 
 
Grid Ref: 516083   269379 
 
Date of Registration:   20.08.2019 
 
Parish:  GRAFHAM 
  

RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee in accordance with the Scheme of Delegation as it was 
requested by Cllr Tysoe, a local Member for Great Staughton, 
under 'call in' powers that the application be considered by the 
Members if officers recommend approval. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site comprises part of the rear garden of No.36 Breach Road 

which is a detached two-storey dwelling with attached double garage.  
The site is bounded by large trees and established hedging and within 
the site are several large trees, sheds and a greenhouse. 

 
1.2 Outline planning permission is sought for the erection of one dwelling 

with improved access to Breach Road with all matters reserved 
(Access, Appearance, Landscaping, Layout and Scale). The double 
garage to the existing dwelling is to be demolished to allow access to 
the rear of the site.  The existing access from Breach Road will be 
altered to serve the proposed new dwelling and the host dwelling (36 
Breach Road). 

 
1.3 The site is not within a Conservation Area, and there are no Tree 

Preservation Orders (TPO) covering any of the trees within the site. 
The site is within Flood Zone 1. A public footpath appears to run 
through from Cedar Close (between No's 6 and 8) and run along the 
southern corner boundary to the site and through the gardens of No's 8 
- 22 Cedar Close. 

 
1.4 A unilateral undertaking has been received to contribute to funding 

wheeled bins. 
 



1.5 This application is for outline planning permission for one dwelling and 
access to be considered in detail at this stage. The final details layout, 
scale, appearance and landscaping are 'Reserved Matters' to be 
considered at a future date (should outline permission be granted). The 
application is accompanied by an 'indicative site plan' showing how the 
application site could be developed and demonstrating that the site is 
capable of accommodating the scale of development proposed (one 
dwelling). The final detailed layout would be established at reserved 
matters stage. 

 
1.6 Although some plans and reports were amended during the lifetime of 

the application, the planning application is supported by the following 
information, plans and reports: 

• Planning Application Form and Ownership Certificate;  
• Site Location Plan  
• Illustrative Master Plan  
• Planning Statement  
• Ecological Impact Assessment  
• Tree Survey and Plan  

 
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 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 
• 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 

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


• 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 
• Annual Monitoring Report, October 2019 regarding housing 

land supply.  
 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 15/02369/OUT - erection of dwelling and replacement garage for 36 

Breach Road - REFUSED, 15 April 2016. 

4.2 16/01106/OUT - Erection of Dwelling with improved access to Breach 
Road - Refused 17.08.2016 - Allowed on Appeal 17.02.2017 (Copy 
attached) 

5. CONSULTATIONS 
 
5.1 Grafham Parish Council - recommends refusal of this application 

(Copies attached). 
 
5.2 Cambridgeshire County Council Highways - No objections subject to 

conditions controlling the erection of any gates (removal of PD rights), 
minimum width of access, access construction, parking layout details 
and retention of parking spaces, visibility splays and drainage. 
Comments were also received in regards to the indicative layout in 
regards to parking for the host dwelling, in that only two spaces may be 
viable and not three. 

 
5.3 Cambridgeshire County Council (CCC) - Public Rights of Way - No 

objections and commented - Having looked at the map, there is indeed 
a public right of way on the land that planning permission has been 
applied for. Although there is no visible sign of Grafham Public 
Footpath No. 5 on the ground at present it does not mean that the 
County Council may not look to ensure it is open and available for use 
in the future to ensure the public's statutory rights are available. This 
would mean that there would need to be a clear and open 1m wide 
path along that area of the land. If they wished to extinguish or move 
the Public Footpath, that may be possible, but it would be at cost to the 
landowner and be dependent on any objections the public may make, it 
would not be a certainty. 
Recommends that the land where the right of way runs is not to be built 
on or come within 3m of any planned building. 

 
5.4 CCC Archaeology - No objections or conditions required. 
 
5.5 HDC Trees - No objections subject to conditions. 

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


5.6 The Wildlife Trust - Commented: I have no specific comments to make 
regarding ecological impacts of the above application. The Ecological 
Impact Assessment report has identified no significant ecological 
constraints and has made suitable mitigation and enhancement 
recommendations. 

 
6. REPRESENTATIONS 
 
6.1 In addition to the site notice displayed in front of the site, nine 

neighbours were consulted, and the application was advertised in the 
Hunts Post due to the proposal affecting a right of way. 

 
6.2 Representations have been received objecting to the proposal from the 

owners/occupiers of 5, 8, 12,14 & 16 Cedar Close, 10 Field Close and 
34 Breach Road for the following reasons: 

*Out of character with the area/outside Grafham's area of 
development 
*Detracts from the established visual appearance of the area 
*No material benefit to the amenity of the village 
*Highway safety impact and traffic hazard 
*Surface/foul water drainage issues, flooding, run off 
*Sales particulars suggest more than one dwelling and other 
details not included in this application which cause concern for 
the further development of the site. 
*Not desirable, sustainable or viable, setting a precedent for 
backland development 
*Impact on residential amenity, loss of privacy, noise 
*Loss of ecology and impact on protected species Salamanders 
and Newts 
*Contrary to Policy 
*Archaeology 

 
6.3 Councillor Tysoe - Objected to the proposals on the following grounds: 

*Backland development  
*Application is too vague in its current form - number of houses 
on this plot is important as it will affect the overlooking, height, 
light, amenity, and access, location and height etc of the new 
garage is not stated 
*The effect on the character of the immediate locality and the 
settlement as a whole 
*Drainage issues already evident in neighbouring properties 

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

• The principle of development;  
• Impact on the character and appearance of the area; 
• Access, Parking and Highway Safety; 
• Residential amenity; 
• Ecology; 
• Trees; 

 



Background 
 
7.2 Outline Planning permission was refused by Huntingdonshire District 

Council on 15th April 2016 for the erection of a dwelling and 
replacement garage under reference 15/02369/OUT.  The proposals 
were deemed to result in development that would be incongruous to 
the linear form of frontage development and have an adverse impact 
on the character and appearance of the area. 

 
7.3 Outline Planning Permission was again refused by Huntingdon District 

Council under reference 16/01106/OUT on 17th August 2016.  The 
proposals were deemed to result in 'non-essential development outside 
of the built-up area of the settlement' and because it 'would be 
incongruous to the linear form of frontage development on the west 
side of Breach Road'. 

 
7.4 Following an Appeal, the inspector overturned the Council's decision 

(16/01106/OUT) and allowed the appeal and Outline Planning 
Permission was granted on 17th February 2017 for the erection of a 
dwelling with improved access to Breach Road (attached to this 
report).  

 
7.5 The indicative plan submitted under the approved application showed a 

dwelling with an identical footprint to the current proposal. 
 
7.6 The inspector concluded in paragraphs 10 and 11 of the appeal 

decision that the character of the site is that of a residential garden and 
related more to the built-up area of the settlement than to the 
surrounding countryside.  Paragraph 25 of the report concluded ''that 
the site is an appropriate location for a dwelling'' and that the proposal 
would make ''efficient use of land and would make a small but positive 
contribution to the housing stock of the District whether or not the 
Council can identify a five-year deliverable supply of housing land''.  
''There would be a small economic benefit arising from employment 
during construction and future occupiers could make a small 
contribution to the local economy and support the rural community''.  
On this basis the inspector concluded that the proposal would amount 
to sustainable development in accordance with the development plan 
and the Framework. 

 
7.7 The appeal was allowed subject to several conditions, with condition 3 

allowing a period of 3 years from the date of the permission for the 
submission of reserved matters by 17th February 2020. 

 
7.8 The permission is therefore currently extant and could be implemented 

(subject to any required approval of conditional matters). 
 
The Principle of the Development 
7.9 Grafham is designated as a Small Settlement under Policy LP9 of 

Huntingdonshire's Local Plan to 2036. Policy LP9 states 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. 

 
7.10 The Local Plan defines a 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 states 
there are development opportunities which would provide infill and 
rounding off opportunities on land, which is physically, functionally and 
visually related to existing buildings which relate more to the 
surrounding buildings than nearby countryside can also form part of the 
built-up area.  

 
7.11 Pockets of undeveloped land exist in some locations which relate to 

nearby buildings, often well contained by existing hedgerows or tree 
belts and the character of such land is influenced by the buildings such 
that it is not perceived to be part of the surrounding countryside but 
relates primarily to the built form of the settlement. Small parcels of 
land such as this can offer opportunities for organic growth of 
settlements. 

 
7.12 Importantly, the Local Plan also includes existing commitments for 

residential sites which are physically/functionally related to the 
settlement within the built-up area. Where development for residential 
use has commenced or has outstanding planning permission the 
principle of development has been approved. The principle of 
residential development for the erection of a dwelling has already been 
established through the granting of Outline Planning Permission 
reference 16/01106/OUT at the site, whilst a reserved matters 
application has not been received to date the permission is considered 
to be extant at the time of receipt of this application and at the time of 
writing this report.  This extant permission carries significant weight in 
the determination of this application. It is acknowledged that the extant 
permission is due to expire on Committee day however, insofar as the 
principle of development is concerned, the adopted local plan 
specifically allows for these development opportunities with its more 
permissive policies. 

 
7.13 Paragraph 4.85 (Page 53) of Huntingdonshire's Local Plan to 2036 

provides implementation guidance on the built-up area which 
specifically includes individual plots and minor scale development 
opportunities which are physically, functionally and visually related to 
existing buildings. The guidance goes on to state that the built-up area 
will include elements of the grounds of large curtilages that relate 
closely to the buildings and includes formal gardens as in this instance.    

 
7.14 Representations have been received from the Parish Council and 

neighbours that the proposal is not within the built-up area, is not 
allocated as part of the development plan and so should therefore be 
refused. The Local Plan provides guidance on sites that can be 
included within the built-up area. In light of the position (on the 
definition of built up areas)  in the up to date Huntingdonshire Local 
Plan to 2036, the application site is considered to relate more to the 
built up area of Grafham than the countryside, and is therefore 



considered to be within the built up area of Grafham. Therefore, 
notwithstanding the current extant outline planning permission for a 
dwelling on this site, the principle of development is accepted as the 
site is considered to be within the built-up area of Grafham. 

 
7.15 The principle of the proposal is therefore supported and would be in 

accordance with Policies LP2 and LP9 of Huntingdonshire's Local Plan 
to 2036, subject to the material planning considerations below. 

 
Impact on the Character and Appearance of the Area 
7.16 This part of Breach Road is characterised by residential dwellings that 

front the road. The site forms part of the residential garden of No.36. 
Whilst it is acknowledged that the character of the built-up area is 
predominantly of linear form along the west side of Breach Road 
however, there are other properties such as those at the end of The 
Wyvern, that front onto shared private drives and a dwelling behind 
No.36 would have a similar relationship and setting.  

 
7.17 It is considered that the proposal could be single storey and 

reminiscent of an outbuilding structure and would not have a significant 
adverse impact on the character and appearance of the existing area.  

 
7.18 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 Plan has been provided to demonstrate 
the potential location of the dwelling. 

 
7.19 The submitted indicative plan demonstrates that a dwelling could be 

satisfactorily accommodated on the site and shows that existing 
vegetation on the boundaries which provide a landscape buffer would 
be retained. Notwithstanding this, the scale would be carefully 
considered in detail as part of the relevant reserved matters 
submission and alongside details such design and layout and 
landscaping.  

  
7.20 Ultimately, the proposed development is considered to be acceptable 

with regards to the impact upon visual amenity and the character of the 
area. Whilst a future reserved matters application would be submitted 
assessing further details such as scale, layout materials and 
landscaping, should the current application be approved it is 
considered reasonable and necessary to add a levels condition to the 
planning permission to ensure the visual amenity can be controlled in 
the future. Subject to the above, the application is considered to be in 
accordance with Policies LP9, LP11 and LP12 of Huntingdonshire's 
Local Plan to 2036. 

 
Access, Parking and Highway Safety  
7.21 Paragraph 109 of the NPPF states that development should only be 

prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe. 

 
7.22 The main issue is whether there would be any severe adverse effects 

on highway safety and traffic flow arising from the proposed 
development of one dwelling.  In determining whether the development 



would have severe residual cumulative impacts or highway safety 
impacts, Cambridgeshire County Council (CCC) Highways has been 
consulted.  The access is considered to be acceptable and Officers are 
satisfied that a safe access and parking can be achieved within the 
site. Whilst the indicative parking layout for the host dwelling (No.36) is 
shown to fall outside of the site, it shows that sufficient off-road parking 
can be achieved for the host dwelling within the front garden and would 
not require planning permission.  The proposals are supported by CCC 
Highways who have no objections to the proposals, subject to 
conditions as listed below.  

 
Public Footpath 
7.23 The application has been assessed in consultation with CCC 

Footpaths who raise no objections but have commented that they may 
wish to re-open the footpath at some point in the future to the cost of 
the landowner and that the footpath shouldn't be built on or any 
building within 3m. 

 
7.24 Public footpath (No's 4 & 5) run through from Cedar Close (between 

No's 6 and 8) and run along the southern corner boundary to the site 
and through the gardens of No's 8 - 22 Cedar Close. Whilst it was not 
evident from within the site or surrounding areas that the footpath 
crosses the land.  This is a matter for the landowner and therefore 
some informatives would be attached to the decision notice making 
them aware of this matter. 

 
7.25 Notwithstanding the required conditions, it is considered that the 

proposed means of accessing and circulating within this site is 
acceptable and therefore the proposal are considered to comply 
Policies LP16 and LP17 of Huntingdonshire's Local Plan to 2036. 

 
Residential Amenity 
7.26 The NPPF and the LP14 of Huntingdonshire's Local Plan to 2036 

seeks to protect the amenity of neighbouring occupiers.  The policy 
also seeks to ensure that residential amenity is not harmed as a result 
of development; the NPPF within the core principles states that 
planning should "create places that are safe, inclusive and accessible 
and which promote health and well-being, with a high standard of 
amenity for existing and future users''. 

 
7.27 As this is an outline application testing the principle of the development 

of a single dwelling and access only, no details have been submitted in 
respect of detailed design layout, scale or form of the proposed 
dwelling.  

 
7.28 The indicative layout shows the proposed dwelling will be detached in 

terms of its relationship with surrounding residential properties and is 
unlikely to cause any significant impact in regard to impacts upon the 
private residential amenity of the neighbouring dwellings in terms of 
outlook, overshadowing, overbearing impact. 

 
7.29 In terms of its relationship with neighbouring properties, there is also a 

good level of boundary treatment in the form of existing mature 
shrubs/trees/hedgerow planting to the boundaries. In this sense it is 
unlikely that there will be any significant impact on the private 
residential amenity of the neighbouring dwellings to the south. 



 
7.30 The indicative layout is considered to provide enough private amenity 

space in the form of private garden areas when viewed against the size 
of the property proposed and the host dwelling will retain a useable 
sized garden space. The car parking is to be located in a suitable 
location, so to not impact unduly upon neighbouring amenity.   

 
7.31 Officers need to be satisfied at this stage that the site is capable of 

accommodating the amount of development proposed without having a 
detrimental impact on neighbour's amenity, and that satisfactory 
standards of internal and external living environments and outdoor 
areas can be provided for existing and future occupiers. As discussed 
above it is considered the site is able to accommodate a 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. It is however accepted that the quantum of 
development sought could be accommodated by the application site 
without significant harm to residential amenity, by virtue of the 
separation distances to neighbouring properties and boundary planting.   

 
7.32 Representations were received raising concerns over the location of 

the proposed driveway close to the boundaries of neighbouring 
gardens and the potential for noise disturbance from the movement of 
vehicles.  Officers consider that the potential vehicle movements would 
not be significant for one dwelling and any associated noise would be 
minimal.  Noise impacts could be mitigated by a suitable driveway 
surface.  These details would be considered through the submission of 
hard and soft landscaping details at detailed application stage 
(reserved matters). A condition to this effect will be added to the 
decision notice.  

 
7.33 Overall, it is considered that the development will not lead to a 

significant loss of amenity to the adjoining properties and 
notwithstanding the recommended conditions it is considered the 
proposal is capable of meeting the aims and objectives of Policy LP14 
of Huntingdonshire's Local Plan to 2036 and Huntingdonshire Design 
Guide SPD (2017) in regard to amenity impacts. 

 
Ecology  
7.34 Paragraph 170 of the NPPF states Planning policies and decisions 

should contribute to and enhance the natural and local environment. 
 
7.35 The application has been assessed in consultation with the Wildlife 

Trust who have raised no objections to the proposals and have 
commented that the supporting Ecological Impact Assessment report 
has identified no significant ecological constraints and has made 
suitable mitigation and enhancement recommendations.  Whilst it is 
acknowledged that several neighbours have raised concerns in regard 
to the loss of ecology in their neighbour representations, the 
consultation with the Wildlife trust forms the basis of the assessment in 
regards to the ecological impacts of the proposal and officers are 
satisfied that the proposals would be unlikely to cause any adverse 
impacts on designated sites or protected species and that suitable 
mitigation and enhancement measures could be achieved as part of 
the proposals meeting the requirements of national planning policy. 

 



7.36 Should permission be granted, conditions will be added to the decision 
in this regard. The proposals are therefore considered to meet the aims 
and objectives of paragraph 170 of the NPPF and Policies LP30 and 
LP31 of Huntingdonshire's Local Plan to 2036. 

 
Trees 
7.37 The site is bounded by mature hedging and trees and there are several 

trees within the site. The application is supported by an Arboricultural 
survey and has been assessed in consultation with the HDC Tree 
Officer in regards to the impacts of the proposals on the existing trees.   

 
7.38 The Tree Officer is satisfied with the findings of the updated 

arboricultural information submitted and has no objections to the 
proposals and landscaping will be considered at the reserved matters 
stage.  Should permission be granted a condition to this effect will be 
added to the decision notice.   

 
7.39 Notwithstanding the required landscaping condition, the proposals are 

considered to meet the aims and objectives of policy LP31 of 
Huntingdonshire's Local Plan to 2036 which seeks to protect existing 
trees and hedgerows from the impacts of development and to halt the 
loss of trees in Huntingdonshire. 

 
Flooding and Drainage 
7.40 The overall approach to flooding is given in paragraphs 155-164 of the 

NPPF, these paragraphs set out a sequential, risk-based approach to 
the location of development. This approach is intended to ensure that 
areas at little or no risk of flooding are developed in preference to 
areas at higher risk. It involves applying a Sequential Test to steer 
development away from medium and high flood risk areas (Flood Zone 
2 and Flood Zone 3 land respectively), to land with a low probability of 
flooding (Flood Zone 1).  

 
7.41 The application site falls within Flood Zone 1 as designated within the 

Strategic Flood Risk Assessment 2017 and the Environment agencies 
flood maps, which represents the lowest flood risk of flooding from 
rivers and sea.  

 
7.42 Third party representations have commented on drainage/flooding 

concerns with run off issues in the locality. Suitably worded conditions 
can be attached to the decision in this regard should permission be 
granted.  

 
7.43 To ensure that the development makes efficient use of energy, water 

and other resources all new homes have to comply with building 
regulations (Approved Document G) for water efficiency a condition will 
be added to the decision notice meeting the requirements of Policy 
LP12 (j).  

 
7.44 It is therefore considered that subject to conditions, the development 

can be made acceptable in flood risk terms and the proposal would be 
in accordance with Policy LP5, LP6, LP12(j) and LP15 of 
Huntingdonshire's Local Plan to 2036. 

 



Infrastructure Requirements and Planning Obligations 
7.45 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 

 
7.46 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 
 
7.47 The application is accompanied by a satisfactory completed unilateral 

undertaking for the provision of wheeled bins.  The proposals therefore 
are in accordance with the Developer Contributions SPD (2011) - part 
H. 

 
Community Infrastructure Levy (CIL): 
7.48 Due to the nature and scale of the development proposal, 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.  

 
Accessible and Adaptable Dwellings 
7.49 Policy LP25 of the Huntingdonshire's Local Plan to 2036 seeks to 

ensure that all housing developments in the district offers a genuine 
choice of Accessible and adaptable dwellings that meet the 
requirements of residents:   
f. ensuring 100% of new dwellings, across all tenures provided, meet 
Building Regulation requirement M4 (2) 'accessible and adaptable 
dwellings' (or replacement standards). 

 
7.50 The proposals are supported by a Statement by Simon Tindle of Brown 

& Co. Barfords dated 18.10.2019 stating that as the application is 
outline in nature matters relating to Policy LP25 will be dealt with at 
reserved matters stage.  

 
7.51 To ensure that the development can meet these standards a condition 

will be added to the decision in this regard.    
 
7.52 Notwithstanding the above recommended condition, the proposals are 

considered meet the aims and objectives of Policy LP25 of 
Huntingdonshire's Local Plan to 2036.  

 
Archaeology 
7.53 The proposals have been assessed in consultation with 

Cambridgeshire County Council Archaeology who have no objections 
or requirements for this site.  This consultation forms the main 
assessment regarding the potential for archaeology at this site. 

 



OTHER MATTERS: 
 
Self-Build and Custom Housebuilding 
7.54 The applicant has stated within the Planning Statement that this 

scheme could come forward as a self-build plot, whilst planning 
permission was not granted by the inspector securing this. Whilst there 
is support for this type of development and Policy LP25 gives weight 
and support for self-build and custom housebuilding, this application is 
not an application for a specific self-build plot and has therefore not 
been assessed as such.  

 
Sales Documentation 
7.55 Miscellaneous points form the representations include comments about 

sales documentation stating that the site could be developed further, 
however this application seeks outline permission for a single dwelling 
and alterations to the access only.  The proposals have therefore been 
assessed as such.  Further dwellings would be required to be 
assessed via a separate application for planning permission and would 
be assessed on their own merits. The sales documentation is not a 
material consideration in this instance and does not demonstrate that 
planning permission would be agreed for such. 

 
Conclusion 
 
7.56 Having regard to applicable national and local planning policies and 

having taken all relevant material considerations into account, it is 
therefore recommended that outline planning permission should be 
granted. 

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 

• Approval of details (Appearance, Layout, Scale and 
Landscaping). 

• Approval of reserved matters before the expiration of three 
years from the date of this permission. 

• Commencement of development not later than expiration of two 
years from the date of the approval of the last reserved matters 
to be approved. 

• Compliance with approved plans. 
• External materials 
• Access min width of 5m for a distance of 6m 
• Remove PD rights for gates across access 
• Vis splays 
• Hard and soft landscaping 
• Implementation of hard and soft landscaping 
• Finished floor levels and land levels 
• Access laid out and constructed in accordance with an 

approved scheme to be agreed 
• Details of on-site parking and turning within the site to enable 

vehicles to Enter, turn and leave the site in a forward gear, park 
clear of the public highway and retained for that specific use 

• Access with adequate drainage measures 
• Tree protection measures 



• Ecology measures /biodiversity enhancement 
• Surface water drainage details 
• Accessible and adaptable dwellings 
• Energy, Water and other resource efficiency measures 
• Use of power operated machinery/timings restrictions for 

construction works 
• Footpath informative 

  
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 Debra Bell Senior Development Management 
Officer 01480 388139 

 
 
 





PLANNING APPLICATION RE: 16/01667/OUT

The Grafham Parish Council voted unanimously to recommend the refusal of the above Outline 
Planning Application in respect of the property at 36 Breach Road Grafham for the erection of a 
dwelling with improved access to Breach Road. 

This is the third application to be made in relation to development on this site, the second being 
approved on appeal.  The purpose of this application would seem largely to extend the time for a full 
application to be made, and, as such Huntingdon District Council might consider it appropriate to 
refuse the application.

The Parish Council bases its vigorous opposition to the application on four considerations:

1. The application is outside planning policy

The Parish Council remain concerned that this application will create a precedent of “backland” 
development that will make it harder to resist the further development of gardens in Grafham.  
Many properties in Grafham have large gardens and the development of these areas would alter 
the nature of our village which is enjoyed by the large majority of residents.  We believe that 
Planning Policies exist to protect them and avoid such situations.

As previously decided by the District Council, “The proposal would result in development that 
would be incongruous to the linear form of frontage development on the west side of Breach 
Road and would have an adverse impact on the character and appearance of the area”

The application’s supporting statement suggests that the existing Cedar Close and Wyvern could 
be considered as “backland” development but this is not the case.  These sites are completely 
different.

Grafham is covered by Huntingdonshire’s Local Plan to 2036 and is defined as a small 
settlement.

The Planning Inspector previously decided that the proposed development relates more to the 
built‐up area of Grafham rather than the countryside.

However, policy LP9 of the Local Plan requires that development is sustainable in relation to:

a) The level of service and infrastructure provision within the settlement
b) The 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) The effect on the character of the immediate locality and the settlement as a whole.

The Parish Council contends that the proposed development has a detrimental impact on the 
character of the village and that access to services, especially for elderly people as referred to in 
the supporting statement, are very limited.  This is discussed further below.

2. Grafham is a rural village which is not suited to developments for the elderly

This application implies that the proposed development will accommodate elderly residents.  
The Parish Council is concerned that Grafham, a rural village, has very limited services making it 
very difficult for elderly people to live in the village without support.

a) Public transport is very limited 
b) The nearest doctors’ surgery is in Buckden



c) There is only a small community shop which has limited stock
d) There are no organised support groups for elderly people
e) Access to other local areas relies totally on one’s ability to cycle, walk or drive.

3. The area of the proposed building, access drives and hardstanding will create a surface 
water drainage issue

The application states that surface water will be dealt with by using soakaways.  The proposed 
site covers an area of heavy clay where soakaways do not work.  The application does not make 
an appropriate proposal for dealing with surface water.

Policy LP9 of the Local Plan requires that “on a site that is at risk of flooding of any form, where 
there are critical drainage problems the proposal will only be supported where a site‐specific flood 
risk assessment has been produced.”

4. The extent of the proposed development is not constrained

The application is in outline with all matters reserved.  There are no garages shown for either 36 
Breach Road or the proposed dwelling.  The size of the proposed building is very limited.  The 
Parish Council is concerned that the development will increase in size during the full application 
process or afterwards by using the provision of subsequent permitted development.

If the application is approved (not our recommendation) then planning conditions should be 
imposed to constrain

 the height and footprint of any development
 and to deny the use of future “permitted development” planning provisions to extend 

the development

and, as suggested in the planning statement

 to require in perpetuity that the window in the side elevation of 36 Breach Road be 
obscurely glazed.

The Parish Council requests that this application be considered by the Planning Committee 



From: Bell, Debra (Planning)
To: Darren Tysoe (Cllr)
Subject: RE: 19/01667/OUT Grafham
Date: 13 September 2019 16:47:00
Attachments: image001.png

Dear Cllr Tysoe
Thank you for your email, I have not had chance to assess the application yet, once I have I’ll update
you.
 
Kind Regards
 
Debra Bell
Senior Development Management Officer
Development Services
Huntingdonshire District Council
Pathfinder House, St Marys Street
Huntingdon
PE29 3TN
DD 01480 388139
 
I am in the office Monday to Friday. 
 
Please visit the Planning Pages of our new website at
http://www.huntingdonshire.gov.uk/planning for all planning related enquiries, including full
details of the pre-application services we are providing.
 
Any comments represent the informal opinion of an officer of Huntingdonshire District Council. These
comments are made without prejudice to any eventual determination through the planning process.
 
cid:image003.png@01D104E4.9BCCF450

 
 

From: Darren Tysoe (Cllr) <darren.tysoe@huntingdonshiredc.org.uk> 
Sent: 12 September 2019 14:58
To: Bell, Debra (Planning) <Debra.Bell@huntingdonshire.gov.uk>
Subject: 19/01667/OUT Grafham
 
Dear Debra
 
I have had a few emails from residents expressing concern with this application.  It would be
useful to have your thoughts on the proposal once you are in a position to confirm.  I have not
yet studied this in detail yet, so would appreciate an update once you have firmed up your
recommendation.
 
Many thanks
 
Darren
 

mailto:Debra.Bell@huntingdonshire.gov.uk
mailto:darren.tysoe@huntingdonshiredc.org.uk
http://www.huntingdonshire.gov.uk/planning



 
 
Councillor Darren Tysoe
Representing Great Staughton Ward (Great Staughton, Perry, Grafham, Hail Weston and Ellington)
Executive Councillor for Digital and Customer
Huntingdonshire District Council
Follow me on Twitter @darrentysoe and twitter.com/darrentysoe
Receive my updates on Facebook - www.facebook.com/cllrdmtysoe
Email: darren.tysoe@huntingdonshire.gov.uk
Phone: 01480 388310

http://twitter.com/darrentysoe
http://www.facebook.com/cllrdmtysoe
mailto:darren.tysoe@huntingdonshire.gov.uk
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Jonathan Hazell BSc. FArborA.
Independent Arboricultural Consultancy

Tel: 07501 059 566
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