
DEVELOPMENT MANAGEMENT 
COMMITTEE 16th MARCH 2020 

Case No: 19/02051/FULTDC  (TECHNICAL DETAILS CONSENT) 
 
Proposal: PLANNING PERMISSION FOR THE ERECTION OF 4 

DWELLINGS IN PURSUANT OF PERMISSION IN PRINCIPLE 
APPLICATION - 18/02025/PIP 

 
Location: LAND ADJACENT SEATONHURST BLUNTISHAM ROAD  

COLNE   
 
Applicant: MR CHAPMAN 
 
Grid Ref: 537080   275637 
 
Date of Registration:   10.10.2019 
 
Parish:  COLNE 
 

RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) as it is a Departure from the Development Plan.  

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site measures approximately one third of a hectare and 

currently comprises scrub planting, small trees and hedgerows to 
boundaries, grassed areas and hardstanding.  It has the appearance of 
being vacant and overgrown.  The site is located on land west of 
Bluntisham Road adjacent to the built-up area of Colne. It is bounded by 
open countryside to the west, a small field to the south beyond which is 
residential development and by residential development, some of it 
relatively recently constructed, to the north and east beyond the 
highway. 

  
1.2 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.  The site is accessed from Bluntisham Road. 

 
1.3 The application seeks consent for the technical details for residential 

development of four two-storey 4/5-bed dwellings.  The dwellings are 
located symmetrically on the site - two to the front and two to the rear 
either side of the central access road.  Each dwelling has a detached 
double garage. The dwellings at the frontage are of a more traditional 
design, faced in buff brick and the two to the rear are more contemporary 
and have the same brick at ground level with white render at first floor 
level.  All four have pitched slate roofs.  The dwellings on plots 1 and 2 
are set back by 3.5m from the highway. 



1.4 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. 

 
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  
• LP31: Trees, Woodland, Hedges and Hedgerows 

 
3.2 Supplementary Planning Documents: 

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

(2007) 
• HDC Annual Monitoring Report (2019) 
• 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 

 

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


 
Local For full details visit the government website Local policies 
 
4. PLANNING HISTORY 
 
4.1 18/02025/PIP - Residential development (up to 4 dwellings) - Accepted 

December 2019 
 
4.2 1402092OUT - Residential Development - Refused May 2015 
 
5. CONSULTATIONS 
 
5.1 Colne Parish Council - Recommend approval as the Council agree the 

layout is an improvement on the previous application (which was 
originally submitted for up to 8 dwellings).  However, the Council would 
prefer a mix, with some smaller dwellings to support policy LP9 Smaller 
Settlements, the reasoning for which states that the potential benefits of 
promoting growth within small settlements includes helping to create a 
more balanced and diverse local population; enabling young people to 
stay in the communities they grew up in, and providing opportunities for 
older people seeking to move into more accessible housing within the 
community.  It can also help sustain the available services and facilities 
by maintaining population numbers helping to address the particular 
challenge of declining rural populations relating to falling household 
sizes.  A mix of dwellings would also support policy LP25 Housing Mix, 
the reasoning for which states that the majority of older people live in 
general housing as opposed to specialist housing.  Certain general 
housing types and sizes, such as smaller bungalows, can play a role in 
providing appropriate accommodation into old age.  Using the SHMA 
(Strategic Housing Market Assessment) and other documents identified 
in the policy as a guide, proposals should demonstrate how the types 
and sizes of homes being proposed will address the changing age 
structure of Huntingdonshire's population. 

 
Officer comment: Policy LP25 Housing Mix relates to major 
developments (10 or more units) only and so is not relevant to this 
application for just four dwellings.  Policy LP9 Smaller Settlements does 
not specifically refer to the size of proposed dwellings and so cannot be 
used to justify the provision of a specific mix of dwellings on this site.  
The issue of effect on the character of the settlement, which is 
specifically part of the policy, is dealt with below. 

 
5.2 Cambridgeshire County Council Local Highway Authority - No objections 

following amendments to the access arrangements. 
 
5.3 Environmental Health - no objections subject to conditions regarding 

contamination. 
 
5.4 County Archaeologist - No objections subject to a condition requiring a 

programme of archaeological investigation before development takes 
place. 

 
5.5 HDC Urban Design - No objection following amended plans and subject 

to conditions in regarding materials, windows, rainwater goods, fascia 
and soffits, air extraction, kitchen and bathroom vents, meter boxes and 
hard and soft landscaping (including boundary treatments).  

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


 
5.6 Wildlife Trust - Commented on the recent application 18/02025/PIP that 

the proposal would not directly impact on designated nature 
conservation sites or known areas of priority habitat.  Based on the 
location, scale and nature of the proposed development, there are 
unlikely to be ecological issues which would make it inappropriate to 
determine this application as a permission in principle.  Should 
permission in principle be granted, potential ecological impacts must be 
addressed at the technical details stage, through provision of an 
ecological assessment, providing information on existing habitats, 
potential for protected species, and any necessary mitigation measures 
and in line with national planning policy, the detailed designs at technical 
detail stage should provide a net gain in biodiversity.  

 
Officer comment:  The applicant has submitted an ecological appraisal 
that confirms that the site is low in ecological value and that with 
appropriate planting and habitat provision the site would be enhanced 
for local biodiversity.  

 
 
6. REPRESENTATIONS 
 
6.1 The occupiers of seven neighbouring properties have been notified of 

the original application and the amended plans. 
 
6.2 The application has also been advertised by means of both site and 

press notices. 
 
6.3 Two representations have been received with regards to the proposal 

which are summarised below. 
* Loss of daylight/sunlight. 
* Overshadowing and loss of privacy. 
* Lack of visitors parking. 
* The site is agricultural land. 
* The site is beyond the built-up area and whilst on the edge of 
the settlement it relates more to the countryside for planning 
purposes.  Therefore, new dwellings should be resisted. 
* Detrimental to the rural character of the adjacent dwelling. 
* Detrimental to the rural character of the area and will merge the 
villages of Colne and Bluntisham. 
* The previous report (on application 18/02025/PIP) incorrectly 
argued that development would improve disused buildings on the 
site. 
* The application incorrectly states that there are no trees or 
hedges on or adjacent to the site. 
* Loss of highway safety. 
 

Officer comment: In terms of issue raised that the site is agricultural land, 
although it cannot be determined that the site is agricultural land there 
is no doubt that it has not been used for agricultural purposes for many 
years, in addition Environmental Health records show that the site had 
previous industrial use and there is evidence of hardstanding on the site. 
Other issues are addressed in the main body of the report. 

 
6.4 In response to the latest amended plans a further objection has been 

received stating that the proposed balcony to plot 1 results in 
overlooking and loss of privacy and that the introduction of a 1.7m high 



screen does not sufficiently reduce this problem that can only be solved 
by removing the balcony. 

 
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.  

 
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 
LP1, 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 in-
principle 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 four dwellings under 

reference 18/02025/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 residential (in the 
form of 4 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: 

• Impact on character and appearance of the local area 
• Design 
• Residential Amenity 
• Highway Issues 
• Ecology 
• Infrastructure Requirements and Planning Obligations 

 
Impact on character and appearance of the local area 
7.11 Currently the site is in a poor visual state, it is overgrown, unfarmed and 

unmaintained.  There are mounds of soil covered in vegetation and the 
site is not considered to enhance the character or appearance of the 
local area.  Although it cannot be determined that the site is agricultural 
land there is no doubt that it has not been used for agricultural purposes 
for many years and is now considered unsightly and detracts from the 
appearance of the local area.  Nevertheless, it is accepted that 
development on this site would, by virtue of the loss of an open site 
adjacent to the wider open countryside, create modest harm to the 
character of the area.  However, as the site is considered to relate well 
to existing development, this harm must be weighed against the benefits 
of the development such as the creation of additional market dwellings. 

 
7.12 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.  This must be balanced against the improvement to 
the appearance of the site that would result from its development.   

 
7.13 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.  

 
Design 
7.14 The design and appearance of the proposed dwellings has considered 

neighbouring development.  The two dwellings to the front of the site are 
more traditional in design being symmetrical and predominantly flat 



fronted apart from bay windows at ground floor.  The two dwellings to 
the rear are more contemporary in design but all four dwellings use 
materials that are typical of the area - buff brick, white render and slate 
roofs.  The scheme has been considered by Urban Design officers and 
the layout has been improved as a result.  Specifically, this has included 
the following measures: 

* setting the dwellings back from the road frontage in common 
with new development in the immediate surrounding area: 
* reducing windows that might have resulted in loss of privacy 
and overlooking of neighbouring properties: 
* increasing the size of the gardens; 
* reducing the amount of hard landscaping on the site; 
* requiring a screen to the balcony on plot 1. 

 
7.15 It is considered that the design of the proposed development is 

acceptable in accordance with the requirements of both the 
requirements of the NPPF and policies LP11 and LP12 of the Local Plan. 

 
Residential Amenity 
7.16 Regarding residential amenity the existing northern boundary of the site 

is subject to significant tree and conifer planting that is almost entirely 
within the gardens of the two neighbouring dwellings concerned.  This is 
appropriately supplemented by proposed additional planting within the 
application site.  The closest two thirds of this boundary to the highway 
constitutes an existing 3m high solid leylandii hedge that effectively 
screens one site from the other.  On the rear third the proposed dwelling 
would be a minimum of 4.4m from the common boundary.  Although the 
nearest proposed dwelling is angled towards the boundary the distances 
involved and extensive existing planting mean that there would be no 
significant overlooking of, or loss of privacy to, the closest neighbouring 
dwelling.  It is considered that the balcony screening to plot 1 shown on 
the amended plans removes the potential for overlooking or loss of 
privacy to the adjacent property. 

 
7.17 Internal interface distances are such that there is no issue with future 

amenity for occupiers of the proposed development.   
 
7.18 Ultimately, having regard to the above, it is 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 
7.19 The detailed access arrangements have been amended and the local 

highway authority has no objections to the application.  It is considered 
that appropriate space for the parking of vehicles, and to allow visitor 
parking, is provided. 

 
7.20 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. 

 



Ecology 
7.21 Whilst there are no buildings on the site and there is much vegetation it 

is predominantly scrub and the ecological report submitted with the 
application confirms the site is of low ecological value. 

 
7.22 In addition to native tree and shrub planting the installation of bird and 

bat boxes is considered necessary to ensure that a net gain in the 
biodiversity of the site is achieved. 

 
7.23 Subject to a condition to secure ecological enhancements 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. 

 
Infrastructure Requirements and Planning Obligations 
7.24 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 

 
7.25 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 

 
7.26 The agent has submitted a Unilateral Undertaking with regard to bin 

provision. 
 
Community Infrastructure Levy (CIL): 
7.27 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.  

 
CONCLUSION 
7.28 The NPPF sets out a presumption in favour of sustainable development 

that requires proposals to achieve economic, social and environmental 
gains; as such a balancing exercise must be undertaken to weigh the 
benefits of the scheme against its disadvantages. 

 
7.29 With regard to environmental sustainability in relation to the loss of land 

outside the built up area (for residential in the form of market dwellings) 
the weight of evidence is that the site was previously developed even if 
it was also used at some point for agricultural purposes.  In its current 
state it is unlikely to be capable of productive agricultural use and it has 
a detrimental visual impact on the local environment.  Development 
would detract from its open character, but the ecological report confirms 
that a net gain to biodiversity would be achieved.  Taking all the above 
into account it is considered that, on balance, the development of the 
site for four houses would be environmentally sustainable. 

 



7.30 With regard to economic sustainability the provision of four new 
dwellings would give rise to employment during the construction phase 
of the development and has the potential to result in an increase in the 
use of local services and facilities, both of which will be of benefit to the 
local economy. 

 
7.31 With regard to social sustainability, the proposal would make a very 

modest contribution to the supply of market housing in the district. 
 
7.32 Given that this proposal is required to meet all three elements of the 

definition of sustainability as set out in the NPPF, if it is to be considered 
acceptable there is a need to consider the range of facilities in Colne 
available to the occupants of the proposed scheme and the impact of 
the scheme on the capacity of public services that serve the village. 
Colne is supplied by a limited amount of local services which include a 
public house, village hall and church, which all provide modest 
employment opportunities.  However, the village and site are within 
walking and/or cycling distance via the B1050 to Somersham, a 'Key 
Service Centre' as well as the village of Bluntisham.  Cumulatively the 
villages have a good range of services, including local shops, a post 
office, primary school, doctors' surgery (in Somersham), public houses, 
churches and a village hall.  It is acknowledged that due to the rural 
nature of this part of the district, there would be a modest increase in 
private car use. However, the proximity of local services and facilities at 
least provides a feasible alternative to increase car use. Therefore, 
taking the above into account, it is considered that development of the 
site is socially sustainable. 

 
7.33 In conclusion, the acceptance of the principle of development under 

application 18/02025/PIP is considered a material planning 
consideration of considerable weight in favour of the positive 
determination of the current application which is submitted as the 
technical follow up to that previous application. 

 
7.34 This proposal would result in development outside of the built-up area of 

the settlement and would conflict with policies LP7, LP9 and LP10 of the 
Local Plan. The site relates well to neighbouring development to the 
north and east and there would be economic, social and environmental 
gains from the development of the site.  In this instance the acceptance 
of application 19/02025/PIP is a significant material consideration in the 
determination of this application. 

 
7.35 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 significantly 
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  - APPROVAL subject to 

conditions to include the following 
• 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 
• Archaeological investigation 
• Contamination 

 
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 Development Management Officer, Tim 
Hartley, 01480 388829 
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