
 
 
          
 
 
AGENDA ITEM NO. 
 
 
DEVELOPMENT MANAGEMENT PANEL                  25 February 2013 

 
APPEAL DECISIONS 

(Report by Planning Services Manager (Development Management)) 
   

              
 
WRITTEN REPRESENTATIONS  
 
1. Appellant:  Mr C Yilmaz 
 Agent:   SLR Architectural LLP 
 
    Erection of a two storey rear extension Dismissed 
    following demolition of existing rear  12.12.12 
    extension and outbuildings 
    96 High Street, Upwood 
     
                   
2. Appellant:  Mr and Mrs R Lee 
 Agent:   Woods Hardwick Planning Ltd 
 
    Erection of detached garage and Dismissed 
    office/playroom over  17.12.12 
    75 Perry Road, Buckden 
 
 
3. Appellant:  Mr and Dr M Owen-Smith 
 Agent:  David Mead    
     
    Erection of double garage for  Dismissed 
    a property under construction -  18.12.12 
             re submission 
    5 Old Houghton Road, Hartford 
 
 
4. Appellant:  Mr Gary Wallace   
 Agent:  G C Planning Partnership Ltd 
 
    Construction of two bedroom granny Dismissed 
    annex on footprint of previously granted 21.12.12 
    garage 
    Longacres, Colne Road, Bluntisham    
    
                                    
       
5. Appellant:  Mr M Gainsborough-Field   
 Agent:  GamPlan Associates 
 
    Approval of access, appearance,  Dismissed 
    landscaping, layout and scale for the  24.12.12 
    erection of two dwellings 
    Land at and including Cullum Farm, 
    London Road, St Ives 

 
 



 
 
  
 
 
 
 
 
 
6. Appellant:  G.L.S. Developments   
 Agent:  Partners In Planning 
 
    Erection of bungalow  Allowed 
    Land at 9 Manor Close, Yaxley 28.12.12 
 
 
 
7. Appellant:  Abbotsley Golf Club   
 Agent:  Partners in Planning 
 
    Change of use of land to form Dismissed 
    camping and touring caravan site 31.12.12 
    Land north of Club House, 
    Abbotsley Golf Club Ltd, 
    Potton Road, Abbotsley  
  
 
8. Appellant:  Mr David Wilcock   
 Agent:  None 
 
    Demolition of existing dwelling and Dismissed 
    replace with retirement apartments 31.12.12 
    (14 units) 
    6 London Road, Yaxley 
 
 
9. Appellant:  D Davey and Sons Limited   
 Agent:  D H Barford and Co 
 
    Change of use of 4 office units Allowed 
    to 4 residential flats.  Provision 7.1.13 
    of amenity areas including bin and 
    cycle storage areas 
    31A St Neots Road, Eaton Ford 
    Application for Costs Against  
    the Council  Allowed 
   
 
      
10. Appellant:  Interveg Ltd     
 Agent:           None 
 
    Change of use of existing brick Dismissed 
    buildings from agricultural to B1 8.1.13 
    (office) 
    Common Farm, Chapel Road, 
    Ramsey 
 
 
 
 

 
 



 
 
 
 
 
     
      
   
11. Appellant:  Mr and Mrs C Langley     
 Agent:    Partners in Planning 
 
    Erection of dwelling and additional Dismissed 
    car parking spaces for existing bed 21.1.13 
    and breakfast  
    Cheriton House, Mill Street, 
    Houghton    
 
 
12. Appellant:  Mr M Woolcott     
              Agent:  East Midlands Design Assoc 
 
   Replacement dwelling  Dismissed 
   Sherwood House, Chapel  28.1.13 
   Road, Ramsey  
                   
       
      
All appeal decisions can be viewed in full via Public Access.  The most notable 
decisions are summarised below.   
 
                                          
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



 
 
 
 
WRITTEN REPRESENTATIONS 
 
 
 5.     1101180REM Approval of access, appearance, landscaping, 

layout and scale for the erection of two dwellings  
                                    Land at and including Cullum Farm, London Road   

St Ives 
        Mr Gainsborough-Field 
    

Approval of Reserved Matters was refused by Development Management Panel at its 
meeting held on 27 February  2012 in accordance with officer advice but contrary to the 
recommendation of the Parish Council for the following reason:-  

 
1. The inappropriate scale, site layout, design and appearance of the dwellings 

would fail to reflect the character of the site and the surrounding area, and would, 
thereby adversely affect the appearance and visual amenities of this part of St 
Ives. The proposal is therefore contrary to Development Plan Policy and 
Huntingdonshire Development Management DPD Proposed Submission 2010. 
 

The Inspector’s Reasons  
 

      Two existing industrial buildings would be removed and the proposed 
dwellings would be built on the northern part of the site close to the access 
and near other buildings in the group. The Inspector considered that taking 
into account the significant screening by the existing hedge and small trees, 
the proposed dwellings would not appear over-dominant or harmful to the 
character and appearance of the area from London Road. She was 
satisfied that there would be no material harm to the hedgerow and trees. 
However, she found that the southern boundary is largely open and the 
group of buildings is highly visible from the public footpath in the field to the 
south. The two dwellings would be staggered and would be viewed in the 
context of the existing group but with insufficient space and separation 
between them. From the south they would appear as a continuous mass of 
building with an elongated and unbroken roof line.  

 
       Although the Inspector was aware that the height of the dwellings would be 

less than the lowest height parameter indicated at outline stage she found 
the design of the overall building mass was unacceptable.   

 
The appeal was dismissed.  

 
7.    1200012FUL Change of use of land to form camping and touring 

caravan site  
   Land North of Club House, Abbotley Golf and Squash 

Club Ltd, Potton Road, Abbotsley 
   Abbotsley Ltd 
    

Planning permission was refused by Development Management Panel at its meeting 
held on 16 April 2012 in accordance with officer advice but contrary to the 
recommendation of the Parish Council for the following reason:-  
 
1. The applicant has failed to provide justification for the need of this type of 

development in such an unsustainable location and the scale of the proposal 
would be significantly detrimental to the open character and appearance of the 
open countryside. The proposal is therefore contrary to Development Plan Policy 
and Huntingdonshire Development Management DPD Proposed Submission 
2010. 
 

 
 



 
 
The Inspector’s Reasons  
 

       The appeal site is a large field in a prominent countryside location. The 
area is very rural in character with fields interspersed with occasional, low 
scale groups of buildings. The proposed use would be intensive, with 55 
pitches laid out in a formal arrangement over about half of the site. The 
remainder of the site would be for tents, informal caravan pitches and open 
space. The Inspector had no doubt that the site would be highly visible from 
Potton Road and the surrounding fields. The larger complex of leisure uses 
is dispersed throughout a large area in a parkland setting which allows the 
associated hotel and holiday chalets to be assimilated into the countryside. 
She concluded that the large scale of the proposed scheme and its 
significantly harmful effect of the landscape would outweigh any economic 
benefits to the appellant.  

 
The appeal was dismissed 
 

 
9.    1200438FUL Change of use of 4 office units to 4 residential 

flats. Provision of amenity area including bin and 
cycle storage areas  

 31A St Neots Road 
   Eaton Ford 
   D Davey and Sons Ltd 
    

Planning permission was refused under delegated powers in accordance with the 
recommendation of the Town Council for the following reasons:-  
 
1.   The applicant has failed to satisfactorily demonstrate that the continued use of 

the site for employment purposes is no longer viable taking into account the 
site’s characteristics and existing/potential market demand; or that the use 
gives rise to an unacceptable environmental or traffic problems; or an 
alternative use can be demonstrated to give greater potential benefits to the 
community than continued employment use. As such this change of use is 
contrary to policy P3 of the Huntingdonshire Development Management DPD 
Proposed Submission 2010.  

 
2.    The proposal would result in unacceptable living conditions for occupiers of 

proposed units 1 and 2 because allocated parking for units 3 and 4 would be in 
front of and adjacent to windows, for units 1 and 2. As such this change of use 
is contrary to policy H7 of the Huntingdonshire Development Management DPD 
Proposed Submission 2010.  

 
The Inspector’s Reasons  
 
   The building which was the subject of the appeal is a 2-storey office building 

divided into four suites. At the time of the Inspector’s visit all four suites were 
vacant. The surrounding area is mainly residential, with a scattering of small 
shops and other uses.  

 
   Where the development plan is absent, silent or out of date, the Framework 

advocates a presumption in favour of sustainable development, paragraph 17 
makes it clear that that this does not mean only business uses; economic 
growth can be stimulated by housing and other development. Paragraph 51 
specifically encourages bringing empty buildings back into use for residential 
purposes.  
 

   He stated that DMDPD Policy P3, on which the Council based its case, had not 
been submitted for examination, there were unresolved objections and, by 

 
 



 
 

seeking to safeguard employment uses on unallocated sites, he considered that 
the policy is at odds with the approach advocated in paragraph 22 of the NPPF.  
He therefore considered that it should carry little weight. 

 
 The Council’s concern related to the loss of employment capacity and possible 

consequences for the local economy. However, the Inspector noted that the 
appellants’ schedule lists around 5,000 sq m of vacant space in St Neots.  
Whilst accepting that the present vacancy level is at least in part due to the 
difficult market conditions, he considered that the proposed conversion to 
residential use would provide a modest boost to the local economy (in the form 
of construction services, building materials and fittings; as well as providing 
other benfits in terms of housing and regeneration) and would not significantly 
diminish the area’s employment capacity.    

 
 

 The Inspector considered the concerns of the neighbouring occupier but found 
that the existing close boarded fence provides a reasonable level of screening 
and the occupiers of the proposed first floor units would only have a limited view 
of No 33’s garden. He concluded that on balance, the effects on the adjoining 
properties would not be so severe as to warrant refusal.  

    
The appeal was allowed subject to conditions including a requirement for 
materials to match the existing building, and provision of parking spaces, 
cycle stands, amenity areas and refuse stores in accordance with the approved 
plans. 

 
APPLICATION FOR AWARD OF COSTS AGAINST COUNCIL 
 

 Refusal Reason 1 was based solely on the alleged conflict with Policy 3 of 
the draft DMDPD. In refusing permission on this ground the Council 
evidently treated Policy P3 as a compelling material consideration. 
However, the DMDPD is not part of the development plan and in 
considering how much weight should be given to it the Council should have 
had particular regard to the criteria in paragraph 216 of the Framework. 
There is no evidence that the Council did this (at the time permission was 
refused). In giving excessive weight to their draft policy the Inspector 
considered that the Council had acted unreasonably.  

 
 Refusal Reason 2 was withdrawn by the Council when prompted by the 

appellants pointing out inconsistencies with other decisions by the Council. 
However, the withdrawal was, by its very nature, an admission that Reason 
2 could not be substantiated. The Inspector found the original decision to 
refuse permission on the grounds stated was therefore unreasonable. 

 
An award of full costs against the Council was made.  
 
 
 
10.     1001782FUL Change of use of existing building from agriculture 

to 1 (office)  
           Upwood Common Farm 
   Chapel Road 
   Ramsey Heights 
   Interveg Ltd 
 
Planning permission was approved by Development Management Panel at its meeting 
held on 21 November, 2011 in accordance with officer advice but contrary to the 
recommendation of the Parish Council. The appeal was against conditions Nos 7 and 
17 of the planning permission. 

 
 



 
 
    

The Inspector’s Reasons  
 
   The appeal site comprises two L-shaped vacant farm buildings sited to the west 

of the associated farmhouse. They are single storey and partly open in 
structure. Condition 7 was based on Natural England’s Standing Advice which 
states that bats spend over half their life roosting. They rarely use the same 
roosting site all year round and will use a variety of man made and natural 
structures. The NPPF expects the planning system to contribute to conserving 
and enhancing the natural environment by minimising impacts on and providing 
net gains in, biodiversity. The Inspector considered that the disputed condition 
is necessary and there is negligible evidence to demonstrate that it is 
unreasonable.   

 
  The site is set within open fields and is accessed via a long track. Condition 17 

relates to the provision of a passing bay on Chapel Road, between the access 
to the site and the junction with Uggmere Court Road to the east. The condition 
was requested by the County Council as Highway Authority in the interests of 
securing highway safety. The Inspector considered, in view of the scale of 
development and the character of the access arrangements in the current case, 
that condition 17 remains necessary and reasonable in the interests of highway 
safety. 

 
The appeal was dismissed 

 
 
12.     1102140FUL Replacement dwelling  
                                    Sherwood House, Chapel Road 
   Ramsey Heights 
        Mr M Woolcott 
    

Planning permission was refused by Development Management Panel at its meeting 
held on 16 April 2012 in accordance with officer advice but contrary to the 
recommendation of the Town Council for the following reason:-  

    
1   The form, bulk and massing of the proposal would not adequately respect the 

scale and nature of the dwelling it is intended to replace and it would, thereby, 
result in an over-dominant feature which would be detrimental to, and have an 
adverse impact on, the open character and rural appearance of the site and the 
area in general. The proposal is therefore contrary to Development Plan Policy 
and Huntingdonshire Development Management DPD Proposed Submission 
2010. 

 
The Inspector’s Reasons  
 

      The appeal site is in a rural area and consists of an existing house and a 
number of outbuildings. There are other houses scattered along Chapel 
Road but agricultural fields and paddocks mainly characterise the 
surrounding area, with long uninterrupted views from the site to the south in 
particular. While the Council raises no objection in principle to the 
replacement of the dwelling, Policy H27 of the Local Plan indicates that 
replacement dwellings in the countryside will only be acceptable if, amongst 
other things, they involve only modest changes in building size, are of good 
design and are well related to their setting. However, the proposal would be 
a substantial double fronted two storey house with 5 bedrooms. As well as 
being significantly larger than the existing house in terms of footprint, it 
would also be higher. The Inspector considered that this would represent a 
considerable increase in building size. In addition, there would be little or no 
variation or relief in the appearance of the building and in particular the 
proposal would provide significantly more accommodation at first floor level, 

 
 



 
 

 
 

adding to its overall bulk. She concluded that due to its size, form and 
design, the proposal would be visually intrusive in the countryside and 
cause harm to the character and appearance of the surrounding rural area.  

 
The appeal was dismissed.  
 
 
 
 
 
 
 
 

FORTHCOMING APPEALS 
 
 

Public Inquiry 
 
12 March 2013  Land at Church Farm, Rectory Lane, Southoe 
 
 
Hearing 
 
5 March 2013  Site at Blackthorn Lodge, High Street, 
    Old Weston 
 
 
 
 


