DEVELOPMENT MANAGEMENT
COMMITTEE 17 FEBRUARY 2020
Case No:

19/02003/FULTDC (TECHNICAL DETAILS CONSENT)

Proposal:

APPLICATION FOR TECHNICAL DETAILS CONSENT FOR
TWO DWELLINGS PURSUANT TO PERMISSION IN
PRINCIPLE REFERENCE 19/00175/PIP

Location:

LOT 1 AVENUE FARM PADGETTS LANE FENTON

Applicant:

MR AUGSTEIN

Grid Ref:

531831 279596

Date of Registration: 04.10.2019
Parish:

PIDLEY-CUM-FENTON

RECOMMENDATION - APPROVE
This application is referred to the Development Management
Committee (DMC) as it is a Departure from the Development Plan.
At the time of publication of this report the press and site notice
advertising the application as a departure from the development
plan are pending. These advertisements will have expired prior to
the application being considered by Development Management
Committee and the case officer will make the Committee aware of
any representations received as a result, prior to the application
being debated by the Committee.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site measures approximately 0.2 hectares and
currently comprises of an open grassed field, bounded by a mix of
hedgerow and a number of trees, several of which fall outside of the
application site. The site itself contains no strong features and is
largely covered in grass.

1.2

The site is located on land east of Fenton Road, within Fenton, a
cluster of dwellings approximately 240 metres south of Warboys. The
application site is located within a cluster of dwellings outside of the
built-up area of Warboys. To the west of the site is open countryside; to
the immediate south is a single dwelling, and small clusters of
dwellings and farm buildings can be found to the north and east. The
site is accessed via Padgett’s Lane, off Fenton Road. It is proposed to
make use of this existing vehicular access for the proposed
development.

1.3

A Right of Way (Bridleway reference 188/14) runs across the access
from Padgett’s Lane continuing past the north of the site along
Padgett’s Lane.

1.4

The site is in Flood Zone 1 based on the Council’s 2017 Strategic
Flood Risk Assessment (SFRA) and is not considered to have any
other significant constraints. As mentioned above the site is accessed
off Fenton Road via Padgetts Lane.

1.5

The application seeks consent for the technical details for residential
development of two x two-storey dwellings. The dwellings are located
roughly in line with the existing line of development on Fenton Road,
parallel to, and fronting the highway. A garage block is also proposed
to the rear of the dwellings (set back from Fenton Road), to serve both
properties.

1.6

The application is supported by a design and access statement and an
ecological report.

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 Guidance

For full details visit the government website National Guidance

3.

PLANNING POLICIES

3.1

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

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

19/00175/PIP - Residential development (up to 2 dwellings) –
Approved May 2019

5.

CONSULTATIONS

5.1

Pidley cum Fenton Parish Council – Recommend refusal “due to no
provisions for footpath”
Officer comment: The impacts upon the adjacent footpath/bridleway
are addressed in the report below.

5.2

Cambridgeshire County Council Local Highway Authority – No
objections following amendments to the access arrangements.
Conditions requested in relation to surfacing and sealing access for the
first 10m for a width of 5m, and laying out of the parking prior to
occupation.

5.3

Cambridgeshire County Council Asset Information Definitive Map
Officer: No objections to the proposal but requests a number of
informatives are attached to any consent, relating to the legal status of
the Public Bridleway.

5.4

Environmental Health Officer – no objections subject to conditions
regarding contamination.

5.5

Cambridgeshire County Council Archaeologist – No objections subject
to a condition requiring a programme of archaeological investigation
before development takes place.

5.6

HDC Urban Design – No objection following amended plans and
subject to conditions with regards materials, windows, rainwater goods,
fascia and soffits, air extraction, kitchen and bathroom vents, meter
boxes and hard and soft landscaping (including boundary treatments).

5.7

Wildlife Trust – Comments that an ecological survey report has been
provided for the above application. The report has identified no
significant ecological constraints and has made suitable mitigation and
enhancement recommendations, so there are no specific comments to
make.

6.

REPRESENTATIONS

6.1

No representations have been received at the time of publication of this
report.

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
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

Waste

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.

Principle of Development
7.5

As the site is located outside of the built-up area and does not meet
any of the opportunities identified in the current development plan. The
proposal is therefore a departure from the development plan policies
LP2, LP9 and LP10 and has been advertised as such. Whilst the
legislative framework under which that application was determined was
not the same as exists now, permission in principle was granted under
the ‘tilted balance’.

7.6

The permission in principle consent route is an alternative way of
obtaining planning permission for housing-led development which
separates the consideration of matters of principle for proposed
development from the technical detail of the development. The
permission in principle consent route has 2 stages: the first stage (or
permission in principle stage) establishes whether a site is suitable inprinciple and the second (‘technical details consent’) stage is when the
detailed development proposals are assessed.

7.7

Permission in Principle was granted at this site for a dwelling under
reference 19/00175/PIP under the Town and Country Planning

(Permission in Principle) Order 2017 (as Amended) (PIP regulations),
as part of the legislative requirements the principle of two dwellings has
been agreed under the first stage of this process.
7.8

This application has been submitted in accordance with the consented
Permission in Principle and represents stage 2 of the Permission in
Principle consent route, therefore the Council now must assess the
technical details of the development proposals in accordance with
current National and Local Planning Policy.

7.9

Whilst the legislative framework under which the Permission in
Principle was determined was not the same as exists now, permission
in principle (stage 1) has been granted and is extant, it is therefore not
necessary to re-assess the issue of the principle of development in this
instance.

7.10

The technical details being assessed in this instance are:
• Design and Impact upon the character and appearance of the
area
• Impact upon residential amenity
• Highways safety and access
• Ecology

Design and impact on character and appearance of the area:
7.11

It is acknowledged above that development of this currently open site
would have some detrimental effect on the character of the site and the
surrounding area.

7.12

The application site is a modestly sized field bounded on 3 sides by
hedging of mixed density. It is accepted that development on this site
would, by virtue of the loss of an undeveloped site adjacent to the
wider open countryside, create modest harm to the character of the
area. However, this harm must be weighed against the benefits of
development such as the creation of additional market dwellings.

7.13

Nevertheless, it is considered that the proposed layout, form and scale
of the dwellings would not be significantly out of character with the
development in the immediate vicinity. The scheme would continue the
approximate line of residential dwellings that runs to the north and
south of the site along Fenton Road, reflecting the existing pattern of
development in the area.

7.14

The dwellings are appropriately designed and while of generous
proportions, are in keeping with the scale of several nearby dwellings
which in themselves are of fairly large size. The design details of both
dwellings and the site layout have been amended within the life of the
application, following consultation with the Council’s Urban Design
Officer. Amendments included a lowering of the ridge of the rear
extension elements to give them a subservient appearance,
introducing windows in blank elevations to break them up visually, and
introduction of hedge planting in front of the units, adjacent to Fenton
Road.

7.15

The proposed materials are considered to be appropriate to the
character of the area and would be in keeping with those used upon
nearby dwellings. Nevertheless, precise details of materials would be

required by condition to ensure that the finished appearance is
appropriate, and architectural details including colours of fascias and
soffits, stone cills, window reveals, colour, and method of opening
would also be required by condition on any consent.
7.16

A condition requiring further details of hard and soft landscaping will
also be attached to any consent, to ensure that the dwellings are
suitably assimilated into their surroundings.

7.17

On balance, it is considered that the proposed development would not
have any significant detrimental effect on the character and
appearance of the local area in accordance with the requirements of
policies LP11 and LP12 of the Local Plan.

Residential Amenity:
7.18

To the east of the site is Avenue Farm House, the rear garden of which
is situated between the Farm House and the proposed development.

7.19

Plot 1 is sited further to the north of Avenue Farm House and this
relationship is considered to mitigate any significant impacts upon the
residential amenity of the Farm House. The rear elevation of plot 1
would also be approximately 29 metres from the rear elevation of
Avenue Farm House and as such would comply with the guidance
within the Huntingdonshire Design Guide, which advises back-to-back
distances between dwellings should be a minimum of 21 metres to
mitigate significant overlooking impacts.

7.20

At its closest point, the dwelling at Plot 2 is sited approximately 22.6
metres from the closest elevation of Avenue Farm House, and would
therefore also comply with the advice within the design guide regarding
back-to-back distances.

7.21

Furthermore, a hedgerow is currently in place along the northern
boundary of the site, which separates the two sites and provides
additional screening to the rear gardens of the proposed dwellings and
the Farm House.

7.22

Both dwellings are considered to be of sufficient distance from Avenue
Farm that they would not cause a significant loss of light or overbearing
impact upon that dwelling.

7.23

It is noted that a thick leylandii hedge borders the site to the south,
providing a good measure of screening between the site and Clayfield
Cottage. In addition, the side elevation of plot 2 would be over 30
metres from that of Clayfield Cottage and as such Officers consider
that the proposed development would not result in a significant adverse
impact upon that property in terms of loss, of light, overlooking or
overbearing impact.

7.24

It is therefore considered that there would be no significant loss of
amenity to neighbouring residents as a result of the development, in
accordance with the requirements of policy LP14 of the Local Plan.

Highway Issues
7.25

The detailed access arrangements have been amended following
consultation with the Local Highway Authority. The Local Highway
Authority now has no objections to the application, subject to
conditions relating to the access layout and retention of parking
spaces. It is considered that appropriate space for the parking of
vehicles, and to allow visitor parking, is provided within the site.

7.26

Details of bin and bike stores (to provide 1 secure cycle space per
bedroom) would be required by condition.

7.27

Subject to the above, it is not considered that the proposed
development would have any significant detrimental effect on highway
safety in accordance with policies LP16 and LP17 of the Local Plan.

Rights of Way
7.28

The Parish Council has objected to the application on the basis of
there being no provision for the footpath/bridleway along Padgett’s
Lane. This bridleway is designated as Public Bridleway No. 14 Pidley
cum Fenton.

7.29

No objections have been received by the County Council in respect of
impact of the proposed development the bridleway, and it has been
confirmed by the planning agent for the application that the land within
the red line site boundary is within the ownership of the applicant.
However, should permission be granted the applicants will be
reminded of the legal status of the bridleway, through a informative that
will be added to the decision notice should the application be
approved.

Ecology
7.30

The applications site is bordered by trees and hedging, but the majority
of the site itself is grass with no other features; as such the ecological
report submitted with the application confirms the site is of low
ecological value.

7.31

However the addition of native tree and shrub planting, and the
installation of bird and bat boxes is considered necessary to ensure
that a net gain in the biodiversity of the site is achieved, as required by
Policy LP30 of the Local Plan. These measures are in accordance with
the recommendations of the applicant’s Ecological Appraisal, parts 5.1
and 5.2.

7.32

The Wildlife Trust has been consulted and offers no objection to the
application, stating that the submitted report makes appropriate
mitigation and enhancement suggestions.

7.33

A condition would be imposed upon any permission to secure these
ecological enhancements. As such it is considered that that ecology
issues are appropriately addressed, and that the development of the
site will result in a net gain in biodiversity in accordance with policy
LP30 of the Local Plan.

Water Efficiency:
7.34

Policy LP12 of the Local Plan to 2036 states that new dwellings must
comply with the optional Building Regulation requirement for water
efficiency set out in Approved Document G of the Building Regulations.
The agent for the application has confirmed that the proposed dwelling
would comply with these standards and would therefore satisfy the
requirements of LP12. A condition will be attached to any consent to
ensure compliance with the above.

Housing Mix and Accessible and adaptable homes:
7.35

Policy LP25 of the Local Plan states that proposals for new housing will
be supported where they meet the optional Building Regulation
requirement M4(2) ‘accessible and adaptable homes’ unless it can be
demonstrated that site specific factors make this impractical or
unviable.

7.36

The agent for the application has confirmed that the proposed
dwellings would comply with the above standards and would therefore
satisfy the requirements of LP25. A condition will be attached to any
consent to ensure compliance with the above.

Infrastructure Requirements and Planning Obligations
7.37

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

7.38

Statutory tests set out in the Community Infrastructure Regulations
2010 (Regulation 122) require that S106 planning obligations must be:
Necessary to make the development acceptable in planning
terms;
Directly related to the development; and
Fairly and reasonably related in scale and kind to the
development

Community Infrastructure Levy (CIL):
7.39

As this planning application is for a minor development, the
development will be CIL liable in accordance with the Council's
adopted charging schedule; CIL payments will cover footpaths and
access, health, community facilities, libraries and lifelong learning and
education.

Other issues:
7.40

A completed Unilateral Undertaking for wheeled bins was submitted as
part of the application.

CONCLUSION
7.41

The NPPF has at its heart the presumption in favour of sustainable
development that seeks to ensure that development proposals achieve
economic, social and environmental gains.

7.42

This proposal would result in development outside of the built-up area
of the settlement and would conflict with policies LP2, LP9 and LP10 of
the Local Plan. However, in this instance the acceptance of application
19/00175/PIP is a significant material consideration and weighs heavily
in favour of this application.

7.43

In addition, the site relates well to neighbouring development to the
north and east and there would be minor economic and social gains
from the development of the site. The proposed development is not
likely to result in a significant adverse impact upon wildlife at the site,
and so the environmental impact will be neutral, however with
biodiversity enhancements proposed (to be secured by condition), it is
considered that there will be a very modest environmental gain.

7.44

Furthermore, the application site is located approximately 230 metres
to the south of the built-up area of Warboys. Warboys is a Key Service
Centre and as such has a good range of services and facilities that
meet many of the day to day needs of its residents and to some extent
those of other nearby settlements. There is a lack of a footpath to
either Pidley-cum-Fenton or Warboys from the application site,
however it is considered that Warboys is within cycling distance of the
site on Fenton Road; cycling would at least provide an alternative to
private motor vehicle usage for future occupants travelling to Warboys.

7.45

Taking all material considerations into account it is considered that
while the proposal does not conform to the requirements of the
development plan it is, on balance, considered sustainable
development. The additional weight that is appropriately given to the
previous decision means that overall, the harm identified is not
considered to outweigh the scheme’s benefits when assessed against
the policies in the NPPF taken as a whole. This is a significant material
consideration which outweighs the conflict with the Development Plan
and therefore it is recommended that the technical details of the
application are acceptable.

8.

RECOMMENDATION
conditions to include the following
•
•
•
•
•
•
•
•
•
•
•
•
•

APPROVAL subject to

Time limits
Approved Plans
Samples of materials
Details of windows (reveal and means of opening), rainwater
goods, fascia and soffits, air extraction, kitchen and bathroom
vents and meter boxes (location and colour)
Hard and soft landscaping (including boundary treatment)
Ecological enhancements
Parking and turning area laid out prior to occupation
Sealing of access for 5x10 metres
Archaeological investigation
Tree Protection Plan
Contamination
Accessible and adaptable homes
Water efficiency

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 Luke Waddington, Senior Development
Management Officer 01480 388143

From:
To:
Subject:
Date:

DMAdmin
DevelopmentControl
FW: Planning Permission Consultation - Lot 1 Avenue Farm Padgetts Lane (ref 19/02003/FULTDC)
14 November 2019 08:27:44

From: Pidley cum Fenton <pidleycumfenton@gmail.com>
Sent: 14 November 2019 07:33
To: DMAdmin <Development.ManagementAdmin@huntingdonshire.gov.uk>
Subject: Re: Planning Permission Consultation - Lot 1 Avenue Farm Padgetts Lane (ref
19/02003/FULTDC)

Hi,
This was rejected by our councillors due to no provisions for footpaths.
Kind regards
Louise
On Wed, 16 Oct 2019, 13:06 , <Dmadmin@huntingdonshire.gov.uk> wrote:
Dear Parish Clerk,
Please find correspondence from Development Management at Huntingdonshire District
Council
attached to this email in relation to the following application for planning permission.
Proposal: Proposed residential development of 2 dwellings in pursuant to planning
application reference 19/00175/PIP - approving the principle of a residential
development.
Site Address: Lot 1 Avenue Farm Padgetts Lane
Reference: 19/02003/FULTDC
Opting out of email correspondence
-------------------------------------------------------We are continually striving to improve the service we deliver to our customers. As part
of this we are now contacting our customers by email where possible in an effort to
provide a faster, more efficient service.
If you would prefer not to receive correspondence from us via email you have the right
to opt out. If you wish to opt out please contact us at the address provided below so that
we can remove your email details from our records.
Keeping safe on the internet
--------------------------------------------You should never open a file attached to an email when you do not trust the sender's
authenticity.
We will only contact you via email when you have already contacted us in relation to
this specific application (or one directly related to it) and provided your email address as

a contact - we will not transfer your contact details between unrelated applications.
If you have any doubts or concerns relating to this email please contact us directly, our
contact details are provided below.
Development Management
Huntingdonshire District Council
T: 01480 388388
E: dmadmin@huntingdonshire.gov.uk
Disclaimer
The information contained in this communication from the sender is confidential. It is intended solely
for use by the recipient and others authorized to receive it. If you are not the recipient, you are
hereby notified that any disclosure, copying, distribution or taking action in relation of the contents of
this information is strictly prohibited and may be unlawful.
This email has been scanned for viruses and malware, and may have been automatically archived

Development Management Committee

o
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Application Ref: 19/02003/FULTDC
Location: Pidley-cum-Fenton
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