
DEVELOPMENT MANAGEMENT 
COMMITTEE 16th MARCH 2020 

Case No:  19/01127/FUL  (FULL PLANNING APPLICATION) 
 
Proposal: PROPOSED DETACHED DWELLING WITH THREE 

CAR GARAGE, ACCESS AND ANCILLARY WORKS 
 
Location:  LAND AT 19 BURY ROAD  RAMSEY   
 
Applicant:  MR PAUL JACKSON 
 
Grid Ref:  528274   284466 
 
Date of Registration:   12.06.2019 
 
Parish:  RAMSEY 
RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) as Ramsey Town Council’s recommendation of 
refusal is contrary to the officer recommendation of approval, and 
the application is for a dwelling within the conservation area. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site forms part of a large rear garden at 19 Bury Road 

Ramsey. 19 Bury Road is a detached brick-built dwelling within the 
Ramsey Conservation Area. The site is accessed from Bury Road and 
the dwelling is set back from the highway and is partly screened by 
hedging and a number of mature trees along the highway boundary. 
The property has a large well maintained rear garden and a generous 
front garden. The site is within Environment Agency Flood Zone 1, and 
contains a number of trees within the rear garden, along boundaries 
and the boundary with Bury Road. Dwellings on this part of Bury Road 
are generally detached, set back from the highway in large plots, with a 
loose linear arrangement.  

 
1.2 It is proposed to sub-divide the site and to erect a 1.5 storey dwelling 

and detached garage to the rear of the existing dwelling, and to form a 
new vehicle access onto Bury Road to serve the proposed dwelling. 

2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (19th February 2019) (NPPF 

2019) sets out the three objectives - economic, social and 
environmental - of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2019 at 
paragraph 10 provides as follows: 'So that sustainable development is 
pursued in a positive way, at the heart of the Framework is a 
presumption in favour of sustainable development (paragraph 11).'  

 



2.2 The NPPF 2019 sets out the Government's planning policies for 
(amongst other things):   

• delivering a sufficient supply of homes;  
• achieving well-designed places;  
• conserving and enhancing the natural environment;  
• conserving and enhancing the historic environment. 

2.3 Planning Practice Guidance is also relevant and a material 
consideration. 

 
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: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP7: Spatial Planning Areas 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water  
• LP16: Sustainable Travel 
• LP17: Parking Provision and vehicle movement 
• LP25: Accessible and adaptable homes  
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland Hedges and Hedgerows 
• LP34: Heritage Assets and their Settings  

3.2 Huntingdonshire Design Guide Supplementary Planning Document 
(2017): 

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

(2007) 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• Annual Monitoring Report – Part 1 (Housing) 2019/2019 

(October 2019) 
• Annual Monitoring Report – Part 2 (Non- Housing) 2018/2019 

(December 2019) 
• ECAP CCC Waste Management Design Guide (CCC SPD) 

2012 
• Ramsey Conservation Area Character Assessment (December 

2005) 
 

3.3 National Planning Policy Framework (2019) 

 
Local For full details visit the government website Local policies 
 
 
 

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


 
4. PLANNING HISTORY 
 
4.1 0101613OUT - Erection of dwelling – Refused, Appeal 

Dismissed 22nd April 2002 (copies of block plan and appeal 
decision attached)  

 
4.2 18/70043/PENQ - Residential development of 3x bungalows – 

three dwellings would be incongruous to the surrounding area 
and would constitute a dense form of development eroding the 
open space which defines the conservation area. One dwelling 
can be supported subject to design – 18th June 2018 

5. CONSULTATIONS 
 
5.1 Ramsey Town Council: Recommends refusal, not in keeping with 

character of conservation area. Detrimental impact on neighbouring 
properties. Prior application went to appeal which was dismissed. 

 
5.2 CCC Local Highway Authority: Following submission of revised plans, 

no objections subject to conditions relating to gates, access to be to 
CCC specification, on-site parking, and pedestrian visibility splays.  

 
5.3 HDC Conservation Officer: The erection of a single subservient 

building was supported at penq stage. Whilst the dwelling is 
considered acceptably subservient the garage block is excessive in 
scale, a 2 garage no accommodation over arrangement would be less 
intrusive. 

 
5.4 HDC Urban Design Officer: Seek amendments to the treatment of the 

dormer windows and design of the car barn. Broadly acceptable 
subject to input from Conservation and Trees Officers, and conditions 
regarding materials, architectural details and hard and soft landscaping 
are required.  

 
Case Officer Note: Amendments have been made throughout the life of 
the application, to address the comments of Conservation and Urban 
Design and to reduce the scale of the detached garage. 

 
5.5 HDC Trees Officer: Seek to obtain a no dig cellular confinement 

system for the new driveway access. No further objections. 

6. REPRESENTATIONS 
 
6.1 Representations from 17, 17A, 25 and Glencairn, Bury Rd, and 

88, 90 The Malting, Ramsey have been received at the time of 
writing this report. The material planning objections are 
summarised below: 
- Sets a precedent that would change the character of the Bury 
Road and the conservation area contrary to Policy LP34 
- Development is contrary to the Ramsey Conservation Area 
Character Assessment which states, “Bury Road's principal and 
most important characteristic is its spaciousness deriving from 



the large plots, deep fronted gardens and detached houses” and 
that development should not detract from this character   
- Development would encroach upon the spare land 
- Previous application at the site refused 
- Highway safety impacts as Bury Road is increasingly busy 
- Removal of a healthy mature trees in conservation area for the 
access 
- Other trees on or near the site may be impacted or damaged 
- Overshadowing of garden at 17 Bury Road Ramsey 
- Proposed dwelling will overlook 90 The Malting and 25 Bury 
Road Ramsey 
- Proposed garage would overlook 88 The Malting Ramsey 
- Noise dust and debris of development will disrupt the area 
- Developments in town centres cause traffic issues  
- Developments on the edge of town impact town life with lack of 
infrastructure and parking 
- Vehicle noise and movements from the proposed driveway 
would impact residential amenity 
- The proposed dwelling is not subservient or in character in 
terms of its materials or its scale and size 
- Neighbouring dwellings not consulted 

7. ASSESSMENT  
 
7.1 The report addresses the principal, important and controversial issues 

which are in this case: 
• The Principle of Development; 
• The impact upon the character and appearance of the area and 

heritage assets. 
• The Impact on the amenity of neighbours and future occupiers; 
• Parking and impact upon Highway Safety 
• Impacts on protected trees 
• Biodiversity 
• Water Efficiency 
• Adaptable homes 

 
The Principle of Development: 
7.2 The application proposes the erection of a new dwelling within the built 

up area of Ramsey. Ramsey is defined as a Spatial Planning Area in 
Policy LP7 the Huntingdonshire Local Plan to 2036. Within Spatial 
Planning Areas, residential development will be supported where it is 
appropriately located within the built up area. 

 
7.3 As such the principle of residential development at the site is 

acceptable subject to all other material planning considerations.  
 
Impact upon the character and appearance of the area and impact 
on heritage assets: 
 
7.4 The application site is located to the rear of No 19 Bury Road which is 

within Ramsey conservation area. This part of the conservation area is 
characterised by detached properties, predominantly two stories in 
height and sited within large spacious plots. 



 
7.5 The Ramsey Conservation Area Character Statement states that the 

result of historic development in the Bury Road area is “an 
unsystematic infilling in a wide range of styles with housing becoming 
lower in density further out of the town centre” and that the overall 
impression of the area is one of greenness with ubiquitous front 
gardens and occurrence of mature trees and open spaces. 

 
7.6 The application site is of generous proportions and would allow the 

existing dwelling to retain a large rear garden and a good sized front 
garden. The proposed dwelling would also benefit from a large garden 
and green space surrounding the dwelling, which would retain many of 
the existing mature trees. 

 
7.7 The loosely linear character of development on this section of Bury 

Road is noted, however back land development already exists 
immediately to the south of the application site. As such, it is 
considered that the proposed development would retain the character 
of the area, with detached dwellings unsystematically arranged in large 
green plots.  

 
7.8 The proposed dwelling itself is of a scale that is subservient to the host 

dwelling. As stated within the Ramsey Conservation Area Character 
Statement, dwellings on Bury Road are in a “wide range of styles” and 
so there is no real uniformity in terms of design, age or size, although 
brick predominates in terms of materials. Therefore, the red brick of the 
proposed dwelling is considered to be in keeping with the materials of 
the existing dwelling, and the overall form, and design of the proposed 
dwelling would not be considered out of character with other dwellings 
on Bury Road.  

 
7.9 It is also noted that HDC’s Conservation Officer has no objection to the 

proposed development and considered the design, form and scale of 
the proposed dwelling to be appropriately subservient.  

 
7.10 Amendments have been made to the scale and design of the proposed 

detached garage, reducing it from a 1.5 storey, 3 bay garage to a 
single storey two bay garage to denote its subservience to the main 
dwelling.  

 
7.11 As stated within comments from Ramsey Town Council and residents, 

a previous application at the site (0101613OUT) was refused and 
dismissed on appeal. At this time the site was not designated as being 
within the conservation area. The council’s reasons for refusal were 
centred on the impact of back land development to the character of the 
area, and issues of residential amenity. In determining the appeal of 
0101613OUT, the inspector concluded that a single dwelling at this 
location would not be out of keeping with development to the west or 
back land development to the immediate south. The appeal was 
dismissed on the matter of residential amenity alone. This issue will be 
dealt with in the following section of the report.      

 
7.12 Paragraph 192 of the NPPF 2019 states that development proposals 

affecting heritage assets should either sustain or enhance the 
significance of the asset. The proposed development is considered to 
preserve the character and significance of the conservation area, for 
the reasons set out above.  



 
7.13 This would be subject to conditions added requiring submission of 

samples of proposed materials, architectural details relating to colours 
of fascias and soffits, locations of meter boxes and window reveals, 
and details hard and soft landscaping, to ensure the proposal is 
satisfactorily assimilated into the area. 

 
7.14 Subject to the above conditions, the proposed development is 

considered to be acceptable in terms of its impact upon the character 
and appearance of the area and heritage assets and would comply 
with the NPPF 2019 and Policies LP11, LP12 and LP34 of the 
Huntingdonshire Local Plan to 2036.  

 
Impact on Residential Amenity:  
7.15 While at its closest point the proposed dwelling would be 7 metres from 

the shared boundary with 10 Biggin Lane, that dwelling benefits from a 
long garden, with the dwelling itself approximately 85 metres from the 
rear boundary with the application site. The proposed dwelling would 
be approximately 20 metres from the shared boundary with 88 The 
Malting. As such the proposed dwelling is considered to be separated 
sufficiently from neighbouring boundaries and dwellings as to mitigate 
any significant overbearing or overshadowing/loss of light impacts. 

 
7.16 While the design of the garage initially submitted with first floor 

windows and an external stair and platform would likely have resulted 
in overlooking impacts towards 88 The Malting, the design has been 
amended to reduce the garage to single storey with no rear-facing 
windows. The reduction to single storey height would also reduce its 
prominence within views from 88 The Malting, and combined with the 
3.1 metre distance from the shared boundary would mitigate any 
significant overbearing or loss of light impacts to that dwelling. It is also 
noted  

 
7.17 Application reference 0101613OUT for a single dwelling and access, in 

a similar position to that proposed currently, was refused and an 
appeal was dismissed on 22.04.2002. The inspector’s report stated 
that the access to the proposed dwelling was too close to the garden 
and living room windows on the south elevation of the host dwelling at 
no.19. It was considered that the vehicle movements and comings and 
goings of occupants and visitors along the access would cause “an 
undue  impact on living conditions in terms of noise, disturbance and 
lack of privacy” and that the proposal would not provide “adequate 
aural privacy” for the occupants of no.19. 

 
7.18 This previous appeal decision is a material consideration, and as such 

it must be demonstrated that material changes have been made within 
the current proposal that adequately address the concerns set out in 
the inspector’s decision on 0101613OUT. 

 
7.19 The development proposed in the present application is broadly similar 

in terms of its layout. However, the proposed access has been moved 
further away from the side elevation of no.19. The proposed access 
would be 6.9m from no 19 at its closest point while the access for 
0101613OUT was approximately 3.5 metres from no.19. Additional 
measures are proposed between the access and no.19, including a 2-
metre-high acoustic fence, with hedge planting on either side to act as 



a further buffer. A noise reducing surface has also been proposed for 
the driveway itself.  

 
7.20 The proposed driveway would still pass relatively close to the existing 

dwelling at no.19, however when taking the above mitigation into 
account, the additional vehicle movements associated with a single 
dwelling are not considered to be so substantial that they would result 
in a significant noise and disturbance impact upon neighbouring 
dwellings.  Furthermore, any planning consent would be conditioned to 
ensure that the proposed driveway is surfaced in a bound material to 
limit noise disturbance to neighbouring dwellings. 

 
7.21 Given the location of the application site within a residential area a 

condition will be imposed on any consent to limit the hours of work. 
 
7.22 The proposed development therefore complies with Policy LP14 of the 

Huntingdonshire Local Plan to 2036.  
 
Parking and Impact upon Highway Safety: 
 
7.23 Concerns from residents regarding safety of the access are noted. 

Following consultation with Cambridgeshire County Council Local 
Highways Authority, no objections have been raised to the siting of the 
additional access onto Bury Road, subject to conditions. These 
conditions require any gates to be 6m from  the edge of the 
carriageway, the access to be constructed in accordance with CCC 
specifications, the parking to be paid out prior to first use, and 
pedestrian visibility splays to be kept free of obstruction over 0.6m in 
height. These conditions are considered reasonable and will be added 
to any consent granted in the interests of highway safety. 

 
7.24 The Huntingdonshire Local Plan to 2036 contains no minimum parking 

standards however the proposed development would provide adequate 
space for parking and turning within the site and is considered to be 
acceptable for the size and scale of the development.  

 
7.25 Taking the above into account, the proposed development is 

considered to provide satisfactory parking and access and would 
comply with Policy LP17 of the Huntingdonshire Local Plan to 2036.  

 
Trees and Hedges: 
7.26 The application site hosts a number of trees. Although none of the 

trees are subject to a specific Tree Preservation Order, due to the 
location of the site within the conservation area, any trees within the 
site with a trunk diameter of 75mm or over are protected. 

 
7.27 The application initially proposed the removal of a lime tree (category 

B2) growing adjacent to the footpath of Bury Road, to facilitate a new 
access. Following discussion with the council’s Trees Officer, the 
proposed access has been re-located to the north, further away from 
this tree, to allow its retention. Other trees to be removed are 
designated category U Trees and no objections to their removal have 
been received from the council’s Trees Officer. However given that the 
character of the site and the wider area is identified as being green 
with good tree cover, details of replacement trees to be provided within 
the site will be required via condition. 



7.28 Sections of the driveway which impinge on the root protection area of 
adjacent trees will be constructed using a cellular no-dig system as 
requested by the Trees Officer and specified on the summited tree 
protection plan. 

 
7.29 The proposed tree protection measures are considered to be 

acceptable following consultation with the Trees Officer, and 
compliance with them will be a condition of any consent granted.  

 
Biodiversity: 
7.30 Policy LP30 of the Local Plan requires proposals to demonstrate that 

all potential adverse impacts on biodiversity and geodiversity have 
been investigated. 

 
7.31 The application site is a well maintained domestic garden within the 

built up area of Ramsey. As such officers consider that the site offers 
relatively low potential in terms of wildlife habitat, and there are no 
records of protected species within the site on the council’s mapping 
system. 

 
7.32 Nevertheless a Preliminary Ecological Appraisal (PEA) has been 

requested in order to demonstrate this, in accordance with LP30. At the 
time of writing this report, the PEA has not been submitted to the LPA. 

 
7.33 It is fully expected that the proposals would not result in a net loss of 

biodiversity however an update will be provided to members following 
receipt of the PEA. 

 
7.34 There is also an opportunity to provide some degree of biodiversity 

enhancement within the proposed development, in terms of 
landscaping or through bird boxes etc. A condition will be attached any 
consent requiring submission of details for ecological enhancement 
measures alongside landscaping details, in accordance with Policy 
LP30 of the Local Plan to 2036.       

 
Accessible and Adaptable Homes: 
7.35 Policy LP25 of the Local Plan to 2036 requires proposals that include 

housing to meet the optional Building Regulation requirement 
M4(2)”Accessible and adaptable dwellings” unless it can be 
demonstrated that site specific factors make this unachievable.  

 
7.36 The applicant’s planning agent has confirmed via email that the 

proposed development is designed in accordance with, these 
regulations and will be built in accordance with the M4(2) standards. 

 
7.37 A condition will be imposed upon any consent to ensure that the 

development is built in accordance with these standards and that they 
are maintained for the life of the development. 

 
Water Efficiency: 
7.38 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. 
A condition will be attached to any consent to ensure compliance with 
the above standards in accordance with Policy LP12. 



Community Infrastructure Levy (CIL): 
7.39 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. 

 
7.40 There are no other material planning considerations which have a 

significant bearing on the determination of this application. 
  
Conclusion 
7.41 The proposed development is considered to be compliant with relevant 

national and local planning policy as:  
* The scale and location of the development is not considered to have 
an overly detrimental impact upon the surrounding area or Ramsey 
Conservation Area. 
* It would not have a significant detrimental impact on the amenity of 
neighbours. 
* It is acceptable in terms of highway safety 
* It would not adversely impact trees or biodiversity at the site 
* There are no other material planning considerations which lead to the 
conclusion that the proposal is unacceptable. 

 
7.42 Taking national and local planning policies into account, and having 

regard for all relevant material considerations, it is recommended that 
planning permission be granted, subject to the imposition of 
appropriate conditions be granted, subject to the imposition of 
appropriate conditions. 

8. RECOMMENDATION  - APPROVAL subject to 
conditions to include the following 

• Time Limit 3 years  
• In accordance with plans 
• Hours of work 
• Details of hard and soft landscaping including replacement 

trees  
• Driveway in bound material 
• Samples of external materials 
• Details of ecological enhancement 
• Compliance with Tree Protection Plan 
• Maintenance of visibility splays 
• Gates set back 6m  
• Access in accordance with CCC Specification 
• Parking laid out prior to first use 
• Compliance with Building Regulation M4(2) 
• Compliance with Water efficiency (Approved Document G) 

 
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 
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