
DEVELOPMENT MANAGEMENT 
COMMITTEE 16th MARCH 2020 

Case No:  19/02069/FUL (FULL PLANNING APPLICATION) 
 
Proposal: AMENDMENT OF PLOT 8 INTO A PAIR OF 

RESIDENTIAL DWELLINGS AND PLOT 9 INTO A 
PAIR OF DWELLINGS. ALL IN REFERENCE TO 
15/00049/FUL 

 
Location:  LAND AT CHURCH FARM CHURCH LANE  UPWOOD   
 
Applicant: NEW BUILD & RENOVATIONS LTD (MR STEVE 

CORNEY) 
 
Grid Ref:  526013   282605 
 
Date of Registration:   01.11.2019 
 
Parish:  UPWOOD AND THE RAVELEYS 

RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) as the applicant is a District Councillor.  

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to a site located within the built-up area of 

Upwood village. The site originally comprised a collection of farm 
buildings but as a result of permissions on the site these have been 
replaced or converted and several new dwellings have been completed 
with others under construction. 
 

1.2 Planning permission 15/00049/FUL granted consent for 7 new dwellings 
and a change of use (former barns) to 2 dwellings (9 units in total), as 
well as demolition of sheds fronting Church Lane and replacement with 
extension to barn plot 1.  
 

1.3 A subsequent planning application was then approved (17/01728/FUL) 
for an amended application for plots three and four of the development 
of 7 houses and 2 barn conversions.   

 
1.4 The site is bounded by existing residential development. To the main 

road frontage of the site is a group of semi-mature trees that have 
recently been afforded formal protection by a Tree Preservation Order. 

 
1.5 The wider site lies partially within the Upwood Conservation Area but the 

plots that are the subject of the application lie approximately 15m from 
the closest part of Upwood Conservation Area. 

 
1.6 The dwellings on the north side of Church Lane are built in a variety of 

styles. Most do not have the flat frontages that are common in the 



district.  Properties on the Huntingdon Road frontage do though present 
a more consistent flat, symmetrical frontage.    

 
1.7 The application specifically relates to two of the plots on the previous 

permissions (15/00049/FUL and 17/01728/FUL)  - former plots 8 and 9.  
It is proposed to add a dwelling to each plot so that a total of 11 dwellings 
are provided on the original site area. 

 
1.8 Plot 8 is amended to provide a pair of semi-detached 2-bed dwellings 

facing Church Lane, the same as a pair already constructed to the west.  
Plot 9 is amended to replace the approved 5-bed dwelling with two 3-
bed detached dwellings, one of which is accessed from the main 
Huntingdon Road frontage. 

 
1.9 The semi-detached dwellings would be adjacent to and on the same 

building line, as the two dwellings already constructed on the site. 
 
1.10 Several amendments have been made to the submitted scheme to 

address officer concerns.  These changes have included: 
• Improving the housing mix 
• Improving the layout 
• Improving detailed design and elevations of the proposed 

dwellings 

2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (NPPF) sets out the three 

objectives - economic, social and environmental - of the planning system 
to contribute to the achievement of sustainable development. At 
paragraph 10 the NPPF states: '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 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: Amount of Development 
• LP2: Strategy for Development 
• LP3: Green Infrastructure 
• LP4: Contributing to Infrastructure Delivery 
• LP6: Waste Water Management 
• LP9: Small Settlements 

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


• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision 
• LP24: Affordable Housing Provision 
• LP25: Housing Mix  
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland and Hedging 
• LP34: Heritage Assets and their Settings 
• LP37: Ground Contamination and Groundwater Pollution       

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) 2018/2019 (October 

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

(December 2019) 
• ECAP CCC Waste Management Design Guide (CCC SPD) 2012 

 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 17/01728/FUL - Amended planning application for plots three and four 

of the development of seven house and two barn conversions.  
Approved January 2018 

 
4.2 15/00049/FUL - 7 new dwellings and two change of use to dwellings 

barn conversions, including demolition of sheds fronting Church Lane 
and replacement with extension to barn plot 1. Associated garages and 
parking.  Approved February 2016 

5. CONSULTATIONS 
 
5.1 Upwood Parish Council - Councillors agreed to the proposed 

amendments in principle but on condition that there is some variation to 
the building materials utilised on the additional properties (for example 
the sympathetic use of heritage red brick and barge boarding) and that 
the properties are furnished with traditional windows and doors in 
keeping with the original street scene and its environs. Councillors 
commented on the property which remains on the market and suggested 
that the black door and green windows are not aesthetically pleasing 
and not in keeping with the surroundings. Councillors resolved to offer 
their support to this application subject to these conditions. 

 

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


5.2 Wildlife Trust - No specific comments to make as the proposed 
amendments do not significantly change the ecological impacts as 
compared to the original application. 

 
5.3 HDC Conservation Officer - The site is partially within the conservation 

area and adjacent to a listed building, this amendment affects land 
outside but adjacent to the conservation area. 

 
The application seeks to replace plots 8 and 9 with four units. 
 
Church Lane forms an attractive approach to the conservation area. 
Whilst there is modern development it is generally set back behind large 
front gardens often defined by hedgerows. The historic Church Farm 
barns provide a focal point for these views. Plot 8 will now be split to 
form plots 8 and 9. Plot 9 will be split to form plots 10 and 11. 

 
The frontage of Plots 6,7,8,9 and part of 10 will be given over entirely to 
unrelieved hard standing and parking this includes the loss of an 
established tree.  

 
The intensification of development, the dumbing down of the 
architectural language and detailing coupled with the hard treatment of 
the edge of the development will cause harm to the setting of the 
conservation area. Whilst this can be considered a material 
consideration there is not a duty to pay special regard to the desirability 
of preserving the setting of a conservation area. 

 
Officer Comment:  These comments were received before the final set 
of amended plans were submitted. 

 
5.4 HDC Housing - Supports the application as the previous affordable 

house is replaced by two smaller more affordable dwellings that are 
more suited to lower income households. 

 
5.5 HDC Trees - No objection subject to pre-commencement conditions. 
 
5.6 CCC Highways - No objections subject to conditions regarding highway 

safety. 
 
5.7 Environmental Health - No objections subject to conditions regarding 

contamination. 
 
5.8 HDC Urban Design - recommends refusal as overall the proposed 

development would fail to accord with Local Plan policy LP11 and LP12 
(parts a, b and c) or meet the aspirations of the Huntingdonshire Design 
Guide.  The following detailed comments are made: 
Plots 8/9 

• Previous UD comments that the eaves and verge details be 
amended to match plot 6 and 7. Drawing updated, however full 
details are unclear on drawing - recommend details be agreed 
via condition on any approval.  

• Little soft landscaping has been introduced to the front as 
previously advised this is unacceptable creating a hard interface 
with Church Lane.  

 
 
Plots 10 /11.  



• Extent of driveway for plots 10 and 11 should be reduced.  
Driveway for plot 10 extends for approximately 13m in width 
across the plot on to the Church Lane frontage.  The extent of 
hardstanding, combined with plots 8 and 9, is detrimental to the 
character of Church Lane.  

• The proposed replacement tree along Church Lane needs a 
planting bed. 

• Extension and garage of No 54 Huntingdon Road should be 
illustrated to allow plot 11 to be considered in context. 

• The extent of close boarded fencing along the driveway to plot 
11 is visible from Huntingdon road and should be replaced with 
hedging to reflect the rural location.  The fencing between plots 
10 and 11 should be set back 1m behind the main front elevation 
so that it is not prominent from the road.  The estate railing on 
the common boundary should be supplemented by hedging.  
Details of the boundary treatment to plot 10 are not known. 

• The driveway to plot 10 does not benefit from surveillance. 
• Location of plot 10 appears to pinch on the northern corner of the 

site. 
• Plot 10 still retains a barn style appearance, as per previous 

comments the design rationale for locating a barn style dwelling 
on the corner of the site is unknown, the converted agricultural 
barns are much further west on the site and this end part of the 
site is more domestic in character.  Eaves remain dominant. The 
elevation fronting Church Lane contains only a door and window 
with the 2-storey element containing only two small windows 
providing minimal natural surveillance or visual interest.  The 
dwelling overall does not relate well to development in the 
immediate vicinity and would be out of keeping. 

• Plot 11 has been designed as a 2-storey dwelling with single 
storey kitchen / porch to the front.  The proposed single storey 
gable projection is dominant and detracts from the host dwelling.  
Whilst it is recognised that some dwellings along Church Lane 
contain single storey projecting elements, plot 11 is considered 
more in context with Huntingdon Road which is characterised by 
traditional flat fronted dwellings. The HDC Design Guide notes 
traditional dwellings being flat fronted, page 130.   

 
Officer comment:  These comments were received before the final set 
of amended plans were submitted. 

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

the planning application. 
 
6.2 In addition, the application has been advertised by means of both site 

and press notice as affecting the setting of listed buildings and the 
conservation area. 

 
6.3 No representations have been received to date. 

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 the 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 (2018). 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) 
• Huntingdon Neighbourhood Plan (2019) 
• Houghton and Wyton neighbourhood Plan (2018) 
• Godmanchester Neighbourhood Plan (2017) 
• St Neots Neighbourhood Plan 2014 - 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 land.  It has been confirmed that whilst the 
NPPF does not change the statutory status of the Development Plan, it 
is a material consideration and significant weight is given to it in 
determining applications. 

 
7.5 The main issues to consider in assessing this application are whether 

there is any conflict with Development Plan policies. If there is any 
conflict, whether the application can be considered to be in accordance 
with the Development Plan when taken as a whole. If the application is 
not in accordance with the Development Plan, whether there are any 
material considerations, including emerging policies in the Local Plan 
and the NPPF, which indicate that planning permission should be 
granted.  

 
7.6 It is considered that the principal, important and controversial issues in 

this case are: 
• Whether the principle of development is acceptable 
• Whether the proposal complies with housing policies 
• Whether access and highway issues are acceptable  
• Whether the impact upon the character of the area is acceptable 
• Whether the impact on heritage assets is acceptable 
• Whether the detailed design is adequate 
• Whether the development appropriately addresses residential 

amenity 
• Whether the development has an acceptable impact on 

protected trees 
• Whether the development has an acceptable impact on 

biodiversity 
 

 



Principle of the Development 
7.7 Upwood is designated as a small settlement with policy LP9 of the Local 

Plan to 2036.  This policy states that a proposal that is located within the 
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.  

 
7.8 The site falls within the built-up area of the village and planning 

permission has previously been granted for residential development on 
the site for 9 dwellings. The application site is exactly the same as for 
the original permission which is extant and partially constructed. On this 
basis it is considered that the increase in the number of dwellings in the 
areas identified, increasing from two dwellings to four dwellings, is 
acceptable in principle and would accord with criteria a) and b) of Policy 
LP9 of the Local Plan to 2036. The application will be considered against 
criterion c) of Policy LP9 within the proceeding sections of this report. 

 
Housing Policies 
7.9 Policy LP24 of the Local Plan to 2036 states that a proposal will be 

supported where: 
a. it delivers a target of 40% affordable housing on a site where 11 
homes or more are proposed; 
b. it provides approximately 70% of the new affordable housing units as 
social or affordable rented properties with the balance made up of other 
affordable tenures; 
c. affordable housing is dispersed across the development in small 
clusters of dwellings; and 
d. it ensures that the appearance of affordable housing units is externally 
indistinguishable from that of open market housing. 

 
7.10 Policy LP25 states that a proposal for major scale residential 

development (10 or more homes for residential development) will be 
supported where it provides a mix of sizes, types and tenures that help 
achieve sustainable, inclusive and mixed communities.  The policy also 
states that all dwellings should meet the optional Building Regulation 
standard with regard to accessible and adaptable dwellings and water 
efficiency. These include design features that enable mainstream 
housing to be flexible enough to meet the current and future needs of 
most households, including in particular older people and those with 
disabilities, and also families with young children.  

 
7.11 The proposed development seeks to increase the number of dwellings 

from nine to eleven, by virtue of proposing two additional dwellings, 
meaning that both of these policies (LP24 and LP25) are relevant to the 
proposal. The original planning permission on the site was approved 
under a different affordable housing policy, prior to the adoption of the 
Local Plan to 2036. As such, at the time of the determination of the 
previous application, three of the nine dwellings were secured to provide 
affordable housing.  A S106 agreement was entered into reflecting that 
level of provision.  

 



7.12 An additional affordable home is now required, such to ensure 40% 
affordable housing would be provided across the scheme totalling 11 
homes, in accordance with Policy LP24 of the Local Plan to 2036. The 
Applicant has agreed to this. It is proposed that all four of the affordable 
homes would be provided in the two pairs of semi-detached dwellings 
facing Church Lane; with one pair having already been built.  While these 
properties are not dispersed across the development in small clusters 
as set out in criteria c) of Policy LP24 of the Local Plan to 2036, it is 
considered impractical and unnecessary to do that in this instance where 
only 11 units in total are being provided and this application is seeking 
to solely increase the number of dwellings by two. While the affordable 
homes appear different to the other dwellings that are provided, it is 
considered that this is to a degree inevitable given that two of the 
dwellings are barn conversions.  In these circumstances it is not 
considered that ensuring that the appearance of the affordable housing 
units is externally indistinguishable from that of the open market housing 
can be practically achieved given that there will always be a difference 
in the size of the dwellings. The dwellings are all clearly part of one small 
development and some differences in appearance between the 
buildings is considered inevitable and acceptable. In addition, the 
provision of these smaller more affordable units is supported from a 
practical point of view as being more affordable than the previously 
approved detached affordable dwelling. 

 
7.13 Taking the above into account it is considered that, on balance, the 

proposed development does sufficiently accord with the requirements of 
criterion d of Policy LP24 of the Local Plan to 2036. 

 
7.14 With regards to Policy LP25 of the Local Plan to 2036, the originally 

approved mix of dwellings was: 
• Two 2-bed affordable dwellings 
• Six 4-bed dwellings (one of which was affordable) 
• One 5-bed dwelling 

 
7.15 The proposed mix is now 

• Four 2-bed affordable dwellings 
• Two 3-bed dwellings 
• Five 4-bed dwellings 

 
7.16 The development has been improved by changing a bedroom to a study 

on plot 10 and by providing a large family bathroom instead of a dwelling 
on plot 11.  The proposed changes to the original approval that are 
sought are considered reasonable given the stated issues with lack of 
demand for a 5-bed dwelling and affordability issues with the detached 
4-bed affordable home.  

 
7.17 The amended plans show a change on plots 10 and 11 from four to three 

bedrooms. Therefore, the proposed development would revise the 
housing mix to provide more smaller units in accordance with the 
identified housing needs for the District as detailed within the Cambridge 
sub-region Strategic Housing Market Assessment. Taking the above into 
account, it is considered that the proposed development sufficiently 
accords with the requirements of criteria a) to e) of Policy LP25 of the 
Local Plan to 2036 and the proposed mix is acceptable. 

 



Highways 
7.18 Paragraph 109 of the NPPF (2019) states that development should only 

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

 
7.19 The amended scheme results in a new access for a single property (Plot 

11) on to Huntingdon Road. 
 
7.20 Access to the three other dwellings that are the subject of this application 

are all taken directly from Church Lane. 
 
7.21 The proposals have been assessed by Cambridgeshire County Council 

Highways and they raise no objection to the application, subject to 
conditions to secure adequate drainage, visibility splays, access 
surfacing specification, provision and retention of parking and removing 
permitted development rights for the installation of gates. 

 
7.22 All dwellings have exclusive private amenity areas, as such, details of 

cycle parking can be secured by condition. It is therefore considered that 
the proposed development accords with the requirements of policy LP17 
of the Local Plan to 2036.  

 
Impact on the Character of the Area 
7.23 Policy LP11 of the Local Plan to 2036 states that a proposal will be 

supported where it is demonstrated that it responds positively to its 
context and has drawn inspiration from the key characteristics of its 
surroundings to help create distinctive, high quality and well-designed 
places. 

 
7.24 Policy LP12 of the Local Plan to 2036 states that a proposal will be 

supported where it can be demonstrated that it contributes positively to 
the area's character and identity, creates attractive and appropriately 
scaled built frontages and enables the wider area to achieve a coherent 
and integrated built form. 

 
7.25 Part of the larger site (as per applications 15/00049/FUL and 

17/01728/FUL) lies within the Upwood Conservation Area, two of the 
dwellings are a converted barn.  The four plots (through the subdivision 
of former plots 8 and 9) that are the subject of the application lie to the 
east of the site further from the Conservation Area. The impact of the 
development upon heritage assets is addressed below. 

 
7.26 Despite several detailed design issues being addressed by amended 

plans, the Urban Design officer has a number of concerns regarding the 
proposed development and these are outlined above. Further amended 
plans have been received since the Urban Design officer commented 
that do further address the concerns raised. The amended plans 
received add soft landscaping to Church Lane, improve the design of 
plot 10 and remove the front kitchen extension to plot 11, so that it now 
has a symmetrical flat frontage to Huntingdon Road such to accord with 
appearance of other dwellings when viewed in context.   

 
7.27 It is important to take into account that permission already exists for two 

large dwellings on these plots.  Any impact on the character of the area 
must take the existing extant planning permission into account as this 



forms a realistic fallback position. The latest amendments that have 
been received do go a significant way to addressing the concerns that 
have been raised. While further amendments to the siting and design of 
the dwelling on plot 10 would be desirable it is not considered that the 
scheme, as now proposed, would have such a detrimental effect on the 
character of the area as to warrant refusal of the application. 

 
7.28 On balance it is considered that the scheme sufficiently accords with the 

requirements of Policies LP9 criterion c, LP11 and LP12 of the Local 
Plan to 2036 such that the scheme would not have a significant 
detrimental effect on the character of the area.  

 
Impact on Heritage Assets 
7.29 Policy LP34 of the Local Plan to 2036 states that great weight and 

importance is given to the conservation of heritage assets and their 
settings.  The policy states that a proposal affecting the setting of or 
affecting views into or out of a conservation area should preserve, and 
wherever possible enhance features that contribute positively to the 
areas character, appearance and setting as set out in character 
statements or other applicable documents.  Where there is less than 
substantial harm this will be weighed against the public benefits of the 
proposal.  It goes on to state that a proposal should minimise negative 
impact on the townscape through retention of existing street patterns, 
historic building lines and land form.  A proposal should also retain and 
enforce local distinctiveness with reference to scale, massing, form. 

 
7.30 In this instance, the site will be read in the streetscape in the context of 

the Conservation Area.  
 
7.31 The HDC Conservation Team confirms that Church Lane forms an 

attractive approach to the Conservation Area and that whilst there is 
modern development, it is generally set-back behind large front gardens 
often defined by hedgerows. The historic Church Farm barns provide a 
focal point for these views.  

 
7.32 As a result of the latest amendments to the scheme, the frontage of plots 

6 to 10 on to Church Lane will now be relieved by an area of tree and 
shrub planting. 

 
7.33 It is considered that the intensification of development, the dumbing 

down of the architectural language and detailing coupled with the hard 
treatment of the edge of the development will cause some limited harm 
to the setting of the setting of the Conservation Area. This is considered 
a material consideration.  The fact that there is an extant permission on 
site which has been partially implemented, is also a material 
consideration.  

 
7.34 As the harm to the setting of the conservation is only limited, it is 

considered that the public benefits of the scheme, that include the 
provision of an additional affordable dwelling and making the existing 
third affordable dwelling on the site more affordable through a reduction 
in size, outweigh that limited harm. 

 
7.35 It is therefore considered that the scheme sufficiently accords with policy 

LP34 of the Local Plan to 2036 and the aims of Section 16 of the NPPF 



(2019) and the limited harm to the setting of the Conservation Area 
would be outweighed by public benefit.  

 
Detailed Design 
7.36 Policy LP11 states that a proposal will be supported where it is 

demonstrated that it responds positively to its context and has drawn 
inspiration from the key characteristics of its surroundings to help create 
distinctive, high quality and well-designed places. 

 
7.37 Policy LP12 states that a proposal will be supported where it can be 

demonstrated that it contributes positively to the area's character and 
identity, creates attractive and appropriately scaled built frontages and 
enables the wider area to achieve a coherent and integrated built form. 

 
7.38 In this instance the detailed design has been improved considerably 

since the application was first submitted.  Most importantly, as outlined 
above, the front kitchen extension to plot 11 has been removed so that 
it now has a symmetrical flat front in keeping with other houses on the 
Huntingdon Road frontage.  In addition, windows have been added to 
the Church Lane gable of plot 10 and soft landscaping added to the 
Church Lane frontage. 

 
7.39 It is considered that as a result of these further improvements to the 

detailed design of the proposed development, the scheme now accords 
sufficiently with the requirements of policies LP11 and LP12 of the Local 
Plan to 2036 and paragraph 127 of the NPPF (2019). 

 
Residential Amenity 
7.40 Policy LP14 of the Local Plan to 2036 states that a proposal will be 

supported where a high standard of amenity is provided for all users and 
occupiers of the proposed development and maintained for users and 
occupiers of neighbouring land and buildings. A proposal will therefore 
be required to ensure the physical relationships arising from the design 
and separation of buildings are not oppressive or overbearing, and in 
particular will not result in overlooking causing loss of privacy. 

 
7.41 The proposed development has been amended to address initial 

concerns and it is now considered that the proposed development 
accords with the requirements of Policy LP14 of the Local Plan to 2036 
and paragraph 127(f) of the NPPF (2019) by ensuring a high standard 
of amenity for future occupiers of the development and occupiers of 
neighbouring properties. 

 
7.42 The HDC Environmental Health Team has requested conditions relating 

to contamination, given the former use of the site for agricultural 
purposes. A condition to ensure no residential contamination from the 
previous use is therefore recommended. Subject to this, it is considered 
that the proposal would accord with Policies LP14 and LP37 of the Local 
Plan to 2036 and the NPPF (2019) in this regard. 

 
Trees 
7.43 Policy LP31 of the Local Plan to 2036 states that a proposal will only be 

supported where it seeks to conserve and enhance any existing tree that 
would be affected by the proposed development.  Loss, threat or 
damage to any tree of visual, heritage or nature conservation value will 



only be acceptable where it is addressed firstly by seeking to avoid the 
impact, then to minimise the impact and finally, where appropriate, to 
include mitigation measures or there are sound arboricultural reasons to 
support the proposal.  

 
7.44 In this instance, the trees within the site are protected by Tree 

Preservation Order, as they significantly enhance the visual character of 
the area as a grouping of trees marking this gateway site into the 
Conservation Area. The development has been amended in accordance 
with advice from the Council's arboricultural officer and it is now 
considered that the scheme is acceptable in principle, subject to the 
imposition of pre-commencement conditions to secure the submission 
of a tree protection plan, an Arboricultural Method Statement and details 
of any facilitating tree works. Subject to such conditions, the proposal is 
considered acceptable with regards to the impact upon the TPO 
protected trees and would accord with policy LP31 of the Local Plan to 
2036. 

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

NPPF (2019).  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 
zones 2 and 3 respectively), to land with a low probability of flooding. 

 
7.46 The application site falls within flood zone 1 as designated within the 

Strategic Flood Risk Assessment 2017 and the Environment Agency’s 
flood map, which represents the lowest level of flood risk from rivers and 
sea. The proposed development is therefore acceptable with regards to 
flood risk and would accord with Policy LP5 of Huntingdonshire’s Local 
Plan to 2036 and the NPP (2019) in this regard. 

 
Biodiversity  
7.47 Policy LP30 of the Local Plan to 2036 requires a proposal to 

demonstrate that all potential adverse impacts on biodiversity have been 
investigated and that a proposal will ensure no net loss of biodiversity 
and will provide a net gain where possible. 

 
7.48 The Wildlife Trust has assessed the application and has no specific 

comments to make, as the proposed amendments do not significantly 
change the ecological impacts as compared to the original application. 

 
7.49 The amount of landscaping on the site has been increased since the 

Wildlife Trust made these comments and the trees on the Huntingdon 
Road boundary are now protected by a Trees Preservation Order, 
ensuring their retention and therefore their continued biodiversity value. 

 
7.50 It is considered therefore, that given the circumstances of the 

application, which is for the replacement of two larger buildings with four 
smaller buildings, the proposal would ensure no net loss in biodiversity 
in accordance with Policy LP30 of the Local Plan to 2036. Details of 
ecological enhancement measures have not been provided. It is 
therefore recommended that these be secured by condition to contribute 
towards achieving a net gain in biodiversity in accordance with Policy 



LP30 of the Local Plan to 2036 and paragraph 170 (d) of the NPPF 
(2019). 

 
Infrastructure Requirements and Planning Obligations 
7.51 The Infrastructure Business Plan 2013/2014 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. 

 
7.52 Statutory tests set out in the Community Infrastructure Regulations 2010 

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. 
 
7.53 An existing S106 agreement covers the three existing affordable 

houses.  The applicant has agreed to enter into an updated agreement 
covering the additional affordable home and the open space 
contributions resulting from the increase in the size of the development 
on the wider site from 9 dwellings to 11 dwellings.  

 
Community Infrastructure Levy 
7.54 Due to the scale and nature of the development proposal, the 

development will be CIL liable in accordance with the Council's adopted 
charging schedule.  CIL payments will cover infrastructure matters 
including access and footpaths, health and community facilities, 
libraries, lifelong learning and education. 

 
7.55 The proposals are therefore considered to be in compliance with policy 

LP4 of the Local Plan to 2036. 
 
Accessible and Adaptable Dwellings and Water Efficiency 
7.56 Policy LP25 of the Local Plan to 2036 seeks to ensure that all housing 

developments in the district offer a genuine choice of accessible and 
adaptable dwellings that meet the current and future needs of most 
households. As such, this policy states that proposals for 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. 

 
7.57 The Agent has confirmed that the dwellings would meet the Building 

regulation standards outlined above. To ensure that the development 
would meet these standards a suitably worded condition is proposed, to 
ensure compliance with this aspect of Policy LP25 of the Local Plan to 
2036. 

 
7.58 Policy LP12 criteria j. of the Local Plan to 2036 requires new homes to 

comply with the optional Building Regulation requirement for water 
efficiency in Approved Document G. To ensure that the development 
would meet these standards a suitably worded condition is proposed, to 
ensure compliance with this aspect of Policy LP12 of the Local Plan to 
2036. 

 



CONCLUSION 
7.59 The NPPF has at its heart the presumption in favour of sustainable 

development (para 11) and requires the approval of development 
proposals that accord with an up-to-date development plan without 
delay. The presumption in favour of sustainable development requires 
proposals to achieve economic, social and environmental gains; as such 
a balancing exercise has to be undertaken to weigh the benefits of the 
scheme against its disadvantages. When considered in the round, the 
proposal would contribute to the economic, environmental and social 
dimensions of sustainability.  

 
7.60 In terms of the economic dimensions of sustainable development, the 

proposal would contribute towards economic growth, including job 
creation - during the construction phase and in the longer term through 
the additional population assisting the local economy through spending 
on local services / facilities. There will also be very limited economic 
benefits from Council Tax and New Homes Bonus receipts arising from 
the development.   

 
7.61 Regarding the social dimension, the site appears to have no significant 

constraints and is already being developed for housing. The proposal 
would increase the supply of housing through the provision of two 
additional homes. There is a local and district identified need for private 
and affordable housing, to which the proposed development would 
contribute. The proposal would also make provision for contributions 
towards community facilities through the Community Infrastructure Levy.  

 
7.62 In terms of the environmental dimension of sustainable development, 

the proposal would result in replacement of two large dwellings with four 
smaller ones, providing a net increase of two dwellings, and would result 
in no loss in biodiversity and retain the protected trees within the site. 
The application site constitutes a sustainable location for the scale of 
development proposed in respect of access to local employment 
opportunities and services and facilities within the area. 

  
7.63 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.  

8. RECOMMENDATION - APPROVAL  - subject to prior 
completion of a S106 Obligation or Deed of Variation relating 
to affordable housing, green space, wheeled bins  and 
subject to conditions to include the following: 

• Time limit 
• Compliance with approved plans 
• Details of external materials 
• Highway conditions 
• Removal of permitted development rights 
• Contamination 
• Hard and soft landscaping 
• Tree protection  
• Accessible and adaptable dwellings 
• Biodiversity enhancement measures 
• Surface water drainage details 



• Cycle Parking 
• Water efficiency measures 

 
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: 
Enquires about this report to Tim Hartley, Development Management 
Officer 01480 388829 
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From: developmentcontrol@huntingdonshire.gov.uk

Sent: 06 December 2019 17:56

To: DevelopmentControl

Subject: Comments for Planning Application 19/02069/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 5:55 PM on 06 Dec 2019 from Mrs Carol Bilverstone.

Application Summary

Address: Land At Church Farm Church Lane Upwood 

Proposal:
Amendment of Plot 8 into a pair of residential dwellings 
and Plot 9 into a pair of dwellings. All in reference to 
15/00049/FUL 

Case Officer: Peter Baish 

Click for further information

Customer Details

Name: Mrs Carol Bilverstone

Email: parishclerk@upwood.org

Address: 9 Meadow Road, Upwood, Huntingdon PE26 2QJ

Comments Details

Commenter 
Type:

Officer of the Council

Stance:
Customer made comments in support of the Planning 
Application

Reasons for 
comment:

Comments: Councillors agreed to the proposed amendments in 
principle but on condition that there is some variation to 
the building materials utilised on the additional 
properties (for example the sympathetic use of heritage 
red brick and barge boarding) and that the properties 
are furnished with traditional windows and doors in 
keeping with the original street scene and its environs. 
Councillors commented on the property which remains 
on the market and suggested that the black door and 
green windows are not aesthetically pleasing and not in 
keeping with the surroundings. Councillors resolved to 
offer their support to this application subject to these 
conditions.
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