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RECOMMENDATION  -  APPROVAL  
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 No 3 Abbots Close comprises of a single storey dwelling located at 

the southern end of Abbots Close. The dwelling is constructed with 
buff coloured bricks with a feature area of render under a 
monopitched roof.  The dwelling contains an integral garage at its 
southern end.  The dwelling is located in a spacious plot with a 
domestic garden.  The site is bounded by a conifer hedge along its 
northern boundary, is open to the front western boundary, with a 
trellis fence further south along the western boundary.  The eastern 
and southern boundaries contains hedging and mature trees.   

 
1.2 Abbots Close contains 5 dwellings.  No 1a has recently been built 

being one and a half storey with dormer windows, the remaining 
dwellings are single storey.  No 37a Common Lane adjacent to the 
entrance of Abbots Close is a two storey dwelling with a one and a 
half storey wing. 

 
1.3 The site is located within The Hemingfords Conservation Area and to 

the rear of the site, a mature Oak tree is the subject of a Tree 
Preservation Order – L/TPO/146.  To the north east of the site is a 
Grade II listed building, No 35 Common Lane. 

 
1.4 This is a joint report for application 1301010FUL which seeks 

planning permission for a replacement dwelling and associated 
parking, and application 1301205CAC which seeks consent for the 
demolition of the existing dwelling. Both applications are 
accompanied by a Design and Access Statement (incorporating 
Impact and Justification Statement and a Tree survey and 
Implications Assessment).  A Phase 1 Habitat Survey has been 
requested from the agent and the findings will be reported at or 
before the meeting.   

 
 



2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012) sets out the three 

dimensions to sustainable development - an economic role, a social 
role and an environmental role - and outlines the presumption in 
favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for : building a strong, competitive economy; 
ensuring the vitality of town centres; supporting a prosperous rural 
economy; promoting sustainable transport; supporting high quality 
communications infrastructure; delivering a wide choice of high 
quality homes; requiring good design; promoting healthy 
communities; protecting Green Belt land; meeting the challenge of 
climate change, flooding and coastal change; conserving and 
enhancing the natural environment; conserving and enhancing the 
historic environment; and facilitating the sustainable use of minerals. 

 
For full details visit the government website  
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 
 

• H31: “Residential privacy and amenity standards” – indicates that 
new dwellings will only be permitted where appropriate standards 
of privacy can be maintained and adequate parking provided. 

 
• En2: “Character and setting of Listed Buildings” – indicates that 

any development involving or affecting a building of architectural 
or historic merit will need to have proper regard to the scale, form, 
design and setting of that building. 

 
• En5: “Conservation Area Character” – development within or 

directly affecting conservation areas will be required to preserve 
or enhance their character and appearance. 

 
• En6: “Design standards in Conservation Areas” – in Conservation 

Areas, the District Council will require high standards of design 
with careful consideration being given to the scale and form of 
development in the area and to the use of sympathetic materials 
of appropriate colour and texture. 

 

• En8:”Demolition in Conservation Areas” – consent may be 
withheld until acceptable plans for the new development have 
been approved, if approved the timing of demolition will be strictly 
controlled. 

 

• En9: “Conservation Areas” – development should not impair open 
spaces, trees, street scenes and views into and out of 
Conservation Areas. 

 

• En18: “Protection of countryside features” – offers protection for 
important site features including trees, woodlands, hedges and 
meadowland. 



 

• En20: “Landscaping scheme” – wherever appropriate a 
development will be subject to the conditions requiring the 
execution of a landscaping scheme. 

 

• En25: “General Design Criteria” – indicates that the District 
Council will expect new development to respect the scale, form, 
materials and design of established buildings in the locality and 
make adequate provision for landscaping and amenity areas. 

 
• T18: “Access requirements for new development” states 

development should be accessed by a highway of acceptable 
design and appropriate construction. 

 
 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
 

• HL5: “Quality and density of development” – sets out the criteria 
to take into account in assessing whether a proposal represents a 
good design and layout. 

 
 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
 

• CS1: “Sustainable development in Huntingdonshire” – all 
developments will contribute to the pursuit of sustainable 
development, having regard to social, environmental and 
economic issues.  All aspects will be considered including design, 
implementation and function of development. 

 
• CS3: “The Settlement Hierarchy” – identifies Hemingford Abbots 

as a smaller settlement in which residential infilling will be 
appropriate within the built up area.   

 
3.4 Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013) 
 

• LP1: “Strategy and Principles for Development” – the Council will 
support proposals which contribute to the delivery of new housing, 
economic growth and diversification and infrastructure provision. 
Development proposals will be expected to (amongst others): 
a. prioritise the use of previously developed land in accessible 
locations; 
c. make efficient use of land, buildings and infrastructure within 
existing settlements whilst preserving local character and 
distinctiveness; 
e. maximise opportunities for use of public transport, walking and 
cycling; 
f. provide appropriate infrastructure to meet the needs generated 
by the proposed development; 
h. minimise greenhouse gas emissions, oxides of nitrogen, fine 
particles and other forms of pollution; 
i. reduce water consumption and wastage, minimising the impact 
on water resources and quality and managing flood risk; and 
j. protect and enhance the historic environment and the range and 
vitality of characteristic landscapes, habitats and species. 



 

• LP2: “Contributing to Infrastructure Delivery” – the purpose of this 
policy is to set out the council’s approach to securing developer 
contributions towards local infrastructure, facilities and services 
from sustainable development proposals, predominantly through 
the Community Infrastructure Levy and planning obligations. 

 

• LP10: “Development in Small Settlements” – Hemingford Abbots 
is defined as a small settlement.  A proposal which is located 
within the built-up area of a small settlement will be considered on 
individual sustainability merits and taking into account whether it 
is in accordance with other policies of this Local Plan. 

 

• LP13: “Quality of Design” – sets out the Council’s criteria for 
requiring high standards of design for all new sustainable 
development and the built environment. 

 

• LP15: “Ensuring a high standard of Amenity” – the purpose of the 
policy is to ensure that future residents and users of new 
developments and those affected by new development in their 
vicinity enjoy a high standard of living in terms of the physical 
environment created. 

 

• LP18: “Parking Provision” – the purpose of the policy is to ensure 
that new development provides sufficient parking to meet its 
needs and minimize impacts on existing neighbouring uses. 

 

• LP24: “Housing mix” – the purpose of the policy is to ensure that 
all new sustainable housing development in the district is built to 
at least minimum internal floor areas to ensure that residents have 
sufficient living space during their period of occupancy. 

 

• LP29: “Trees, Woodland and related features” – sets out the 
Council’s approach to considering the impacts of sustainable 
development proposals on trees, woodlands and related features. 

 

• LP30: “Open space” – this policy is to protect against the loss of 
open space that contributes to the distinctive form, character and 
setting of a settlement; or provides the setting or part of the 
setting of a heritage asset. 

 

• LP31: “Heritage Assets and their settings” – the purpose of the 
policy is to protect and conserve the District’s heritage assets, 
including listed buildings, conservation areas and related assets, 
and set out the Council’s information requirements for inclusion 
within a heritage statement that accompanies a planning 
application or other application for consent. 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
3.5 The Hemingfords Conservation Area Character Assessment (2008) 
 
3.6 The Hemingfords Conservation Area Boundary Review (2008) 
 
3.7 SPD - Huntingdonshire Design Guide 2007  
 



3.8 SPD – Huntingdonshire Landscape and Townscape Assessment 
2007 

 
 
4. PLANNING HISTORY 
 
4.1 8900034TREE – Fell one Oak tree – consent granted 13.10.1989. 
 
4.2 0503281FUL – Extensions and alterations to dwelling including 

raising roof level to form accommodation at first floor – application 
refused 16.12.2005.  Layout and Elevation Plans Attached  

 
4.3 0602087FUL – Extension and alterations to dwelling – permission 

granted 02.08.2006. 
 
4.4 L/TPO/146 – Tree Preservation Order number L/TPO/146 – 

confirmed 16.11.2006. 
 
5. CONSULTATIONS 
 
5.1 Hemingford Abbots Parish Council – recommend refusal (COPY 

ATTACHED) 
 
6. REPRESENTATIONS 
 
6.1 Nine letters of objection have been received in response to the 

proposal, the concerns raised by the local residents include: 
- Oversize house 
- Damage to flora and fauna  
- Disruption to local residents through the build, lorries, cranes etc. 
- Damage to the road 
- Difficulty with parking 
- Noise from the build will be in excess of the legal noise limit. 
- 13 Houses on Common Lane have been demolished and rebuilt 
pricing out locals and destroying gardens 
- Loss of southerly aspect from dwelling to the north, sky, sun, light, 
view 
- Infilling has caused loss of green spaces 
- This is a much larger house than previously submitted 
- Overload of sewerage supply and water supply 
- Dwelling will overpower the small close and will be out of keeping 
with the small bungalows 
- Construction will damage the trees in the Conservation Area. 
- A pre-application enquiry was submitted to the Council and the 
Planning Officer and Arboricultural Officer appear to have agreed the 
proposal prior to formal consultation.  Pre-application ignores local 
opinion. 
- Planning application 0503281FUL in 2005 for substantial extensions 
to the dwelling was refused – Impact on character and spacious 
quality to the north, and extensions likely to cause significant harm to 
the important trees. 
- The replacement dwelling is wholly unacceptable. 
- This application has a greater impact upon No. 4 to the north than 
the refused 2005 application. 
- Policy En18 and En25 still applicable. 
- Garage and bedroom on the northern side could be regarded as 
separate dwelling. 



- Garden to No 3 is set lower than No 4. 
- Application should be refused for privacy, daylight, overshadowing, 
scale and massing.  
- Why can’t the dwelling be built further down the garden? 
- It affects the existing mature trees which makes the northern end of 
the garden extremely dark. 
 -  Design and Access Statement fails to assess daylight, sunlight, 
overshadowing, overlooking and overbearing impact.  
- Policies require new development to preserve or enhance the 
character of conservation areas 
- Proposed development is clearly a threat to the existing trees on the 
site both individually and their impact on the character of the 
Conservation Area. 
- Tree report fails to assess the principal issue which is the impact of 
the trees on the character of the Conservation Area. As we are all 
told, planning is in the public interest so work to trees should respect 
their overall impact on the character of the area for public benefit 
rather than reports being tailored to suit a particular application 
- As soon as the house is occupied, applications are submitted to 
remove more trees because the house is too dark or they are 
dangerous. 
- Experience has shown that insurance companies can bring 
considerable weight to bear on requests for removal of trees if there 
can be shown a danger to life or property. 
- Application should be refused for similar reasons as the 2005 
application plus the impact on the character of the Conservation Area 
and with reference to the new policies in the emerging Local Plan. 
- Proposed windows and balcony to master bedroom will overlook 
adjacent dwelling at No 2. 
- Bedroom windows will overlook No 1 opposite.  
- Bats frequent the area and are a protected species. 
- A full biodiversity assessment has not been submitted. 
- A daylight / sunlight assessment has not been submitted. 
- Large vehicles cannot turn in Abbots Close and have to reverse in.  
- There is not enough parking for a 5 bed house, only 2 spaces. 
- The removal of part of the Oak tree on No 1 land opposite to allow 
for lorries etc is outrageous and it has a TPO and will also affect 
privacy. 
- Dwelling does not match the scale of surrounding buildings and will 
be out of keeping with the streetscene, doubling the footprint of the 
existing dwelling. 

 
7. SUMMARY OF ISSUES 
 
7.1 The main issues to consider with this case are: the principle of a 

replacement dwelling on the site; the layout and design of the building 
and impact it would have on the character and appearance of The 
Hemingfords Conservation Area and upon the setting of the Grade II 
listed building No 35 Common Lane; trees; highway safety and 
neighbour amenity. 

 
Principle of residential development 
 
7.2 The site is located within the built up area of Hemingford Abbots, and 

whilst the site is within the Conservation Area, it is not a listed 
building.  The Hemingford Conservation Area Character Assessment 



advises that any replacement building should be carefully designed 
with the local vernacular in mind but without becoming mere pastiche.   

 
7.3 The existing dwelling is a single storey dwelling of limited architectural 

merit and not a heritage asset in its own right.  The principle of its 
demolition is considered acceptable, subject to a suitable 
replacement that accords with planning policy, preserves the 
character and appearance of the Hemingfords Conservation Area and 
does not have any significant adverse impacts upon neighbouring 
residential amenity    

 
 
Layout, design and impact upon the street scene and Conservation Area, 
including impact on trees. 
 
7.4 The proposed replacement dwelling is located on the same frontage 

as the existing dwelling, albeit with a wider front elevation.  The 
dwelling composes of a hierarchy of elements attached to the 
principal part of the dwelling.  The main part of the dwelling is one 
and a half storeys with 3 dormer windows on the front elevation with 
cottage style windows.  The dwelling also contains an open sided 
porch to the front elevation.    The principal element has eaves of 
3.2m and a ridge height of approximately 8m with a shallow pitched 
roof.  The footprint is 12.5m by approximately 9.4m with this part 
proposed to be rendered.  A chimney is located on the southern 
gable. 

 
7.5 To the south of the principal part of the dwelling is a subservient 

extension style element proposed to be timber clad with a lower 
eaves and ridge height of 2.9m and 6.7m respectively.  The footprint 
of this element is 8.1m by 7.2m and is set back from the frontage of 
the principal element.  The southern gable contains a Juliet balcony 
at first floor. 

 
7.6 To the north of the dwelling is a link to a garage with accommodation 

above.  The garage is gable end on and is set back from the main 
frontage of the dwelling.  The garage element is to be timber clad with 
wooden side hung garage doors with a window above.  It has an 
eaves and ridge of 3.1m and 6.6m respectively.  The garage element 
is located 2.4m to the south of the northern boundary.   

 
7.7 The design of the dwelling in its own right contains a hierarchy of 

elements with a clear composition of openings.  The design of the 
dwelling is not dissimilar to the recently built dwelling at No 1a which 
was allowed on appeal.  This being a one and a half storey dwelling 
with dormer windows and subservient elements.  

 
7.8 Due regard is given to the planning history on the site, especially the 

refused 0503281FUL application. This was refused on two grounds, 
the first one shall be discussed here.  The proposed extension to the 
existing dwelling would have been within one metre of the northern 
boundary with a gable width of 11.6m and a ridge height of 7.2m 
therefore having a harmful effect upon the character and spacious 
quality of this group of dwellings.  At that time the site was not within 
the Conservation Area which was extended in 2008.   

 



7.9 The proposed replacement dwelling in comparison at the northern 
end of the site is set back 2.4m from the northern boundary with the 
garage element being subservient to the dwelling with a depth of 
8.3m compared to 11.6m and with the roof pitch sloping away 
towards the south rather than a solid gable.  It is also 6.6m high 
compared with the 7.2m high gable end of the previous proposal.  
Whilst local objectors’ comments are noted, it is considered that the 
design and siting of this part of the proposal has overcome the first 
reason for refusal on the 2005 application.  Indeed the dwelling 
maintains a spacious gap with a subservient element, therefore 
preserving the character and appearance of the Conservation Area.  
The trees to the rear will still be seen from Abbots Close. 

 
7.10 The dwelling is located in close proximity to the mature trees to the 

east of the dwelling.  These are protected by virtue of being within the 
Conservation Area and one of them an Oak tree T5 is the subject of a 
Tree Preservation Order.  To the rear of the existing dwelling is a 
patio area and path which covers some of the existing root protection 
areas of the trees.   

 
7.11 The dwelling has been designed with a specialist foundation.  The 

dwelling is to be situated on a pile foundation with limited strip 
foundations of a depth of 0.45m.  Ground beams above the piles are 
at a depth of 0.45m.  Part of the rear elevation which extends beyond 
the existing rear elevation of the dwelling is to be constructed on a 
cantilevered ground beam.  This will therefore reduce any impact to 
the root protection area of the TPO tree.  The 2006 application 
0602087FUL gave permission for an extension and alterations to the 
dwelling which is of similar distance away from these trees and the 
relationship is no worse than the existing dwelling. The Council’s 
Arboricultural officer has confirmed that the applicant has provided 
enough information to demonstrate that the dwelling may be 
constructed without harm to the trees.  In addition because of the 
longstanding relationship between the dwelling and the tree, and the 
foundation design which will be cantilevered at the rear within the 
Root Protection Area of the Oak tree, any requests for harsh pruning 
or removal can be defended.  In principle therefore the proposal is 
considered acceptable subject to the recommended conditions:- 
foundation construction, protection of trees during works, service 
trenches, tree protection pre-start meeting, hardstanding within tree 
root protection area, and works to retained trees.  This proposal 
overcomes the second reason for the refusal of application 
0503281FUL which related to harm to important trees.   

 
7.12 Comments have been received that construction vehicles will cause 

damage to TPO Oak tree L/TPO/026 within the front curtilage of No 1 
opposite the site.  While the LPA would not like to see any attractive 
tree, such as this semi mature oak damaged by high sided vehicles, it 
is not considered this constitutes a valid objection on which to refuse 
the application.  Any tree overhanging the ‘Highway’ (including trees 
protected by standing in a Conservation Area and protected by a Tree 
Preservation Order), should be pruned to provide the necessary 
clearance above the highway which is typically 2.4 metres above a 
footpath, and 5.2 metres over a road.  

 
7.13 The Highways Authority have a duty to maintain the highway clear of 

any obstruction, and under section 154 of the Highways Act, may 



serve a notice on the owner/s of this tree to ensure / enforce the 
necessary clearance over the highway.   

 
7.14 Works to protected trees under section 154 of the Highways act, is an 

exemption under TPO legislation, and may be carried out without the 
need to apply to the local planning authority for consent. 

 
7.15 The special qualities of the Conservation Area in this location are the 

space between dwellings and trees which are to be safeguarded as 
part of the proposal.  The character and appearance of the 
Conservation Area will therefore be retained.  

 
Impact upon Listed building 
 
7.16 The design and location of the dwelling is not considered to adversely 

impact upon the setting of No 35 Common Lane a grade II listed 
dwelling due to its separation from the dwelling.   

      
Highway safety and parking 
 
7.17 Abbots Close is an adopted highway according to Council 

information.  Comments from objectors relating to vehicles reversing 
into the site and causing traffic problems are noted. There is no 
objection to vehicles reversing into Abbots Close as it is noted that 
Abbots Close doesn’t have sufficient space to allow larger vehicles to 
turn.  It is noted that there may be occasions when a construction 
vehicle temporarily blocks private drives along Abbots Close.  This is 
likely to only be a temporary situation and it is therefore important that 
respective parties liaise with each other accordingly.  The use of 
construction vehicles using Abbots Close and potentially causing 
damage to the highway is not a reason for refusal of the application 
and is not within the remit of planning legislation. It is the applicants 
and contractors responsibility to ensure that any damage created is 
rectified to the satisfaction of the highway authority.  

  
7.18 Comments have been received that the dwelling does not contain 

sufficient parking.   The development proposes a driveway to the front 
of the garage, this could accommodate 2 cars.  The proposed garage 
is a double garage with room to contain 2 cars.  The level of car 
parking for the dwelling is considered acceptable in this instance.  It is 
recommended that a condition be attached to any approval for hard 
landscaping details to be provided, in addition to soft landscaping to 
ensure that the driveway is appropriate.  Details are also 
recommended to be submitted via condition regarding cycle parking 
on site. 

 
7.19 The proposal in this regard is considered acceptable.   
 
Neighbour amenity 
 
7.20 Consideration is given to the living conditions of the neighbouring 

residential properties in terms of loss of light, any impact upon the 
local residents’ privacy, over shadowing, whether the buildings will be 
over bearing in nature, and any increase in noise and disturbance.  

 
7.21 The proposed new dwelling would be situated 2.4m from the northern 

boundary.  The northern elevation does not contain any first floor 



windows and a condition could be attached to any approval removing 
permitted development for this elevation at first floor for alterations.  
Whilst the roof of the garage element and possibly the principal 
dwelling may be seen from No 4 to the north, there is no right to a 
view in planning terms.  Given the roof of the garage slopes away 
from No 4 and has a ridge of 6.6m this is not considered to cause 
undue loss of light or overshadowing to No 4.  Indeed the southern 
elevation of the conservatory to No 4 is situated approximately 10m 
from the common boundary.  It is considered that loss of light / 
overbearing impact is more likely to already to occur from the mature 
trees to the south east of No 4.  The proposed dwelling is not 
considered to unduly perpetuate this. 

 
7.22 The rear elevation of the dwelling has been designed with 2 dormer 

windows at first floor, a window and 4 rooflights.  These serve a 
bathroom, en-suites, stairwells / landings and part of the master 
bedroom.   The proposed rooflights to the landing and master 
bedroom are high level with the section illustrating the bottom of the 
roof light approximately 1.8m above the floor level.  The rooflight over 
the stairwell is there to light a double height gallery space.  It is 
therefore not considered that these rooflights will cause undue 
overlooking and therefore it is not necessary to ensure that they are 
obscurely glazed.  The proposed dormer windows and window serve 
en-suites / family bathroom.  These are not habitable rooms per se 
and face the eastern tree / hedge boundary.  It is noted that the 
dwelling is approximately 8.9m from the eastern boundary.  Given the 
presence of trees which are protected by virtue of being within the 
Conservation Area / TPO, the separation distance and as the 
windows serve ancillary rooms, it is not considered that obscurely 
glazed windows should be required by the LPA in this instance.  In 
summer the trees are in full leave which will significantly limit any 
possibility for overlooking.  In the winter whilst the trees will not be in 
leaf, the late afternoons / evenings are dark.  No 1 Braefield to the 
east of the site has an extensive curtilage, with only part of its 
curtilage to the east of the proposed dwelling.  No 1 Braefield is 
approximately 14m from the common boundary.  It is therefore not 
considered that direct overlooking from window to window will occur 
to such an extent to be detrimental to residential amenity.  During the 
winter some overlooking of part of the curtilage through the trees may 
occur, however this not considered to be overly detrimental to 
residential amenity, indeed the separation distance is not uncommon.   

 
7.23 Comments have been received regarding the impact of the proposed 

dwelling upon the amenity of No 2 in terms of overlooking.  The front 
of the dwelling closest to No 2 contains 3 dormer windows principally 
overlooking the turning head to Abbots Close.  The southern dormer 
window is situated along the line of the southern end of the turning 
head and the northern side of the front curtilage to No 2.  Some 
overlooking of the front curtilage is therefore likely to occur.  Given 
that this is a front curtilage and the dormer window does not directly 
overlook / face the front windows to No 2, undue loss of privacy is not 
considered to occur.  The southern subservient element of the 
dwelling contains 2 rooflights on the eastern elevation serving the 
master bedroom.  These are high level as illustrated on the section, 
with the bottom of the rooflight being approximately 1.8m above the 
floor.  Overlooking to No 2 is not considered to unduly occur from 
these openings.  The rear elevation of the southern element contains 



a Juliet balcony at first floor within the apex of the southern gable 
serving the master bedroom. This contains a set of inward opening 
French doors with a full height side light to each side.  The southern 
element of the dwelling is situated 1.8m from the western boundary at 
its closest, with the closest side light to the French doors located 
approximately 2.4m from the western elevation with an approximate 
total of 4.2m from the western boundary.  The Oak tree within the 
curtilage to No 2 is considered to help filter any overlooking from the 
Juliet balcony to No 2.  It is however accepted that this oak tree is in 
decline and dying and is unlikely to remain in the long run.  It is 
therefore considered appropriate to attach a condition to any approval 
for the design and glazing of the opening to be submitted and 
approved.  In this instance the side panels could be omitted, or the 
western side panel could be obscurely glazed to reduce the 
perception of overlooking to No 2.  

 
7.24 Opposite the site is No 1 Abbots Close.  Concern has been raised 

regarding overlooking from the bedroom window over the garage to 
the lounge and garden of No 1.  It is noted that the front garden to No 
1 is open and the front elevation of No 1 does contain windows to 
habitable rooms.  It is not an uncommon relationship for dwellings to 
contain frontage windows which front out onto the highway and 
thereby front the dwellings opposite.   

 
7.25 The design, size and siting of the dwelling is not considered to cause 

undue overshadowing, loss of privacy, overbearing impact or loss of 
light to the neighbouring dwellings.  Comments have been received 
as to why the District Council has not requested a daylight / sunlight 
assessment from the applicant.  The view of the Local Planning 
Authority is that given the residential scale of the development 
proposed and its siting, such an assessment is not required in this 
instance.  It is noted that the rear elevation faces the mature trees 
within and on the eastern boundary of the site and contain windows.  
The rear of the ground floor of the dwelling will receive a similar 
amount of light as per the existing dwelling given its location.  The 
dwelling has been designed to maximise the amount of light at 
ground floor by having some full height openings on the rear ground 
floor elevation.  The rear elevation at first floor does not contain 
habitable rooms and therefore it is not essential that they receive lots 
of natural light.  Indeed an internal room light could be turned on 
should the occupant discover that more light is required at certain 
times of the day / year for illumination.   

 
Other issues 
 
7.26 The Design and Access Statement notes that the dwelling will include 

solar panels for hot water, whole house heat recovery system, 
rainwater harvesting, energy efficient lighting and equipment and a 
highly efficient gas boiler.  These are all to be encouraged and details 
of sustainability measures can be agreed via condition. 

 
7.27 Comment from local residents which have not already been 

discussed above are discussed below:-  
 

- Damage to flora and fauna  



The site is not known to contain any protected flora and fauna.  A soft 
landscaping scheme will be attached to any approval to ensure 
sympathetic landscaping to the dwelling. 
 
- Noise from the build will be in excess of the legal noise limit. 
There may be times during various parts of the build that noise is 
created, this is likely to be limited in length.  Should noise levels be 
excessive, the applicant, contractors and / or Environmental Health 
should be contacted.  The potential noise levels from a build of this 
scale are not a reason for refusal. 
 
- 13 Houses on Common Lane have been demolished and rebuilt 
pricing out locals and destroying gardens 
Each planning application is considered on its own merits.  Planning 
policy does allow in principle for replacement dwellings. 
 
- Overload of sewerage supply and water supply 
Whilst the dwelling may contain more bathrooms than the existing 
dwelling, this is not a reason for refusal.  It is the responsibility of 
Anglian Water to ensure that adequate supply of potable and foul 
water exists.   
 
- A pre-application enquiry was submitted to the Council and the 
Planning Officer and Arboricultural Officer appear to have agreed the 
proposal prior to formal consultation.  Pre-application ignores local 
opinion. 
The site has been the subject of 2 pre-application enquiries by the 
applicant.  Information on the District Council website details what 
advice will be given at pre-application enquiries and what will not be 
given.  Advice is given at officer level only based on information 
available at that time and does not prejudice the determination of any 
planning application. 
 
- Garage and bedroom on the northern side could be regarded as 
separate dwelling. 
The proposed garage and bedroom above whilst not forming part of 
the principal element of the site, have been designed as a 
subordinate element to help provide a degree of hierarchy to the 
development.  The application is for a replacement dwelling only and 
not for a separate unit.  Should the owner or indeed a future owner 
wish to turn this into a separate dwelling, planning permission will be 
required and each application will be considered on its merits. 
 
- Garden to No 4 is set lower than No 3. 
Whilst the exact differences in levels between the garden of No 3 and 
No 4 are unknown, the highway of Abbots Close is relatively flat as is 
much of Hemingford Abbots.  Any difference is not considered to be 
so great such that the impact of the dwelling upon No 4 to the north is 
unacceptable.  The proposed replacement dwelling is proposed to be 
constructed on the same floor level as the existing dwelling.  This can 
be conditioned to ensure that the dwelling is not artificially built up. 
 
- Why can’t the dwelling be built further down the garden? 
The application has been considered upon the information provided.  
The relocation of the dwelling elsewhere on the site would introduce 
new material planning considerations which would require 



consideration, the applicant has not asked that this be considered nor 
has the LPA suggested the dwelling be relocated. 
 
-  Design and Access Statement fails to assess daylight, sunlight, 
overshadowing, overlooking and overbearing impact.  
The detail of the Design and Access statement is not for in depth 
scrutiny.  The application has been considered on its own merits. 
 
- Experience has shown that insurance companies can bring 
considerable weight to bear on requests for removal of trees if there 
can be shown a danger to life or property. 
The Local Planning Authority has a good record of defending trees in 
appeal and insurance situations. 
 
- Bats frequent the area and are a protected species. 
- A full biodiversity assessment has not been submitted. 
Whilst bats are noted to fly in the area this is not unexpected given 
the tree presence in the locality and edge of countryside location.  A 
Phase 1 Habitat Survey has been requested from the applicant and 
the results will be at or before the meeting.   

 
 
Conclusion 
 
7.28 The proposed development is considered to be compliant with 

relevant national and local planning policy, and can therefore be 
approved as: 
* The principle of a replacement dwelling within the built up area is 
considered acceptable. 
* The design, scale and mass of the development respects the 
character of the area and maintains the character of the street scene 
and Conservation Area. 
* The scale and location of the development is not considered to have 
an overly detrimental impact upon the amenity of the neighbouring 
dwellings. 
* The dwelling has provision for off road parking space and the site is 
within a sustainable location with other modes of transport available. 
* There are no other material planning considerations which lead to 
the conclusion that the proposal is unacceptable. 

 
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. 
 
8. RECOMMENDATION - APPROVE application 1301010FUL 

subject to conditions to include the following: 
 

Time limit 
External materials  
Finished floor levels 
Foundation Design 
Tree Protection for demolition and construction 
Underground services 
Pre start meeting 
Hard and Soft landscaping/hard standing within RPA of TPO’d trees, 
including details of the driveway. 
Details of glazing to the Juliet balcony to the master bedroom  



Removal of permitted development for extensions within the root 
protection areas of the trees on and adjoining the site as illustrated on 
drawing 11-149-03 Rev B, and alterations to the northern elevation at 
first floor 
Sustainability features 
Cycle storage 

 
 RECOMMENDATION - APPROVE application 1301205CAC 

subject to conditions to include the following: 
 
 Time limit 

Site clearance after demolition / contract for redevelopment 
 
 
CONTACT OFFICER: 
Enquiries about this report to Alison Wood Development Management 
Officer 01480 388408 
 



To: DevelopmentControl[/O=HUNTS DISTRICT 
COUNCIL/OU=HDC/CN=RECIPIENTS/CN=DEVELOPMENTCONTROL]; 
Subject: Comments for Planning Application 1301010FUL
Sent: Fri 8/9/2013 7:29:43 AM
From: developmentcontrol@huntsdc.gov.uk

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

Comments were submitted at 8:26 AM on 09 Aug 2013 from Mrs Carole Pollock.

Application Summary
Address: 3 Abbots Close Hemingford Abbots Huntingdon PE28 9AP 
Proposal: Proposed replacement dwelling and associated parking 
Case Officer: Alison Wood 
Click for further information

Customer Details
Name: Mrs Carole Pollock
Email:parishclerk.hapc@btinternet.com 
Address: 5 Gore Tree Road, Hemingford Grey, Cambridgeshire PE28 9BP

Comments Details
Commenter Type: Town or Parish Council
Stance: Customer objects to the Planning Application
Reasons for comment: - Adverse impact on trees 
- Conflicts with policy 
- Impact on Conservation Area 
- Inappropriate scale of development 
- Overbearing impact of development 

Comments: The application is contrary to Policies En5 (Preserve or enhance 
character/appearance), En6 (Consideration of the scale and form), En8 (Sympathetic 
replacement – appreciate scale and form of original building), and En18 (Protection of 
trees). The proposed building is of an over dominant scale and form inappropriate to the 
qualities of the Conservation Area and harmful to its character and appearance. 
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