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Case No: 1301241REP  (EXTENSION TO TIME LIMIT FOR 

IMPLEMENTATI) 
 
Proposal: REPLACEMENT OF PLANNING PERMISSION 1001258REP 

FOR ERECTION OF DWELLING AND GARAGE (OUTLINE) 
 
Location: LAND NORTH WEST OF 5 HATCHET LANE  STONELY   
 
Applicant: MR AND MRS BUCKLE 
 
Grid Ref: 510229   267222 
 
Date of Registration:   30.07.2013 
 
Parish:  KIMBOLTON 
 
 

RECOMMENDATION - APPROVE 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site is located adjacent to the junction of Park Lane 

and Hatchet Lane, Stonely.  The land is currently undeveloped and is 
sited adjacent to the private garden area of the adjoining dwelling, 
The Ranch.  There are established hedgerows on the north-west and 
south-west boundaries; and a brick wall divides the site from The 
Ranch. A mature Oak tree sited within the garden area of The Ranch, 
sited to the north-west, is the subject of a Tree Preservation Order.  

 
1.2 Planning permission for extension to time limit for implementation of 

outline planning permission 0702144OUT was sought and granted by 
Members, for the erection of a dwelling with access in September 
2010 under ref;1001258REP.  The proposed access was shown to be 
provided onto Hatchet Lane, approximately 40 metres from the 
junction with Park Lane.  

 
1.3 There is no requirement to submit plans with a REP (replacement) 

application, but an indicative sketch layout plan was submitted in 
support of application 0702144OUT.  This plan shows a detached 
bungalow sited centrally within the Plot.  The building illustrated is of 
considerable scale, measuring approximately 27 metres in length.   
The Design and Access Statement submitted with the Outline 
application stated that it is envisaged that the footprint of the dwelling 
will measure approximately 173m² in area.  The statement goes on to 
say that the dwelling will be single-storey measuring approximately 
2.5 metres in height to the eaves and 6 metres to the ridge. 

 
1.4 This application seeks the replacement of planning permission 

1001258REP for the erection of a dwelling and garage (outline).  
Matters pertaining to appearance, scale, layout and landscaping are 
to be reserved. 

 



 
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. 

 
• H32: "Sub-division of large curtilages" states support will be 

offered only where the resultant dwelling and its curtilage are of a 
size and form sympathetic to the locality. 

 
• T18: “Access requirements for new development” states 

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

 
• En19: “Trees and Landscape” – will make Tree Preservation 

Orders where it considers that trees which contribute to the local 
amenity and/or the landscape are at risk.  

 
• 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. 

 
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. 

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


• HL6: “Housing Density” - indicates that housing development shall 
be at a density of 30-50 dwellings per hectare. 

 
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 Stonely as a smaller 

settlements 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 
through development strategy: 

 
 Development proposals will be expected to (amongst others): 

 
c. make efficient use of land, buildings and infrastructure within 
existing settlements whilst preserving local character and 
distinctiveness; 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” – Stonely 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. 

 
• LP11: “The Relationship between the built-up area and the 

countryside” – gives the definition of the built-up areas and sets 
out the limited circumstances where sustainable development in 
the countryside will be considered. 

 
• 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 an adequate standard of living in terms of the 
physical environment created. 

 
• 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. 

 
 Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
3.5 Huntingdonshire Landscape and Townscape Assessment (2007) 
 
3.6 Huntingdonshire Design Guide (2007) 
 
4. PLANNING HISTORY 
 
4.1 0200331OUT - In 2002 planning permission for the erection of four 

dwellings within the existing curtilage of The Ranch, following the 
demolition of the existing dwelling, was refused as the development 
was not considered to comply with the definition of infilling, the scale 
of the development proposed was unsustainable, the access 
arrangements were considered to be harmful to highway safety and, 
in the absence of an arboricultural report, it was considered that 
inadequate consideration had been given to the impact of the 
development on existing landscaped features. A related appeal was 
dismissed. 

 
4.2 0701133OUT - In June 2007 outline planning permission was refused 

for the erection of 2 dwellings. 
 
4.3 0702144OUT - In August 2007 outline planning permission was 

granted subject to conditions at Development Control Panel for the 
erection of one dwelling and access. 

 
4.4 1001258REP - In September 2010 replacement of outline planning 

permission 0702144OUT for the extension to time limit for 
implementation was granted at Development Management Panel. 

 
4.5 1300398REM – reserved matters application for the approval of 

appearance, landscaping, layout and scale for erection of dwelling 
with access planning permission refused under delegated powers due 
to unacceptable scale, form and massing. 

 
5. CONSULTATIONS 
 
5.1 Kimbolton Parish Council – recommend refusal (copy attached) 
 
5.2 Highways Authority – no objection subject to the imposition of 

conditions associated with the provision of gates, parking and 
manoeuverability space and an engineering scheme for the 
construction of the access. 

 
6. REPRESENTATIONS 
 
6.1 One third party representation received giving support to the 

proposal. 
 
 

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


7. SUMMARY OF ISSUES 
 
7.1 The main issue to consider in determining this application is whether 

there have been any material changes in circumstances (such as 
planning policy or other material considerations) since this 
development was granted planning permission on 23rd September 
2010, that would justify refusing to grant planning permission to it 
again now. 

 
7.2 The physical state of the application site has not materially changed 

and the relationship between the approved development and its 
surroundings has not materially changed either.  There is a current 
outline application under consideration, ref:1301128OUT for the 
demolition of Park Cottage (2 Hatchet Lane) and redevelopment to 
include a replacement dwelling and two additional houses.  It is 
considered that the relationship between this proposal, if permission 
was granted, and development at 2 Hatchet Lane (if permission was 
also granted) would not lead to any unacceptable impacts on one 
another. 

 
7.3 Planning policy has changed in the 3 years since planning permission 

was granted and since Members considered the application at the 
September 2010 DMP meeting.  At a national level all Planning Policy 
Statements and Guidance notes have been replaced by the National 
Planning Policy Framework.  The regional tier of planning policy for 
this region - the East of England Plan 2008 and the County Structure 
Plan 2003 – was abolished earlier this year.  At the district level, the 
Development Management DPD Proposed Submission 2010 has 
been replaced by the Draft Huntingdonshire Local Plan to 2036: 
Stage 3.   

 
Principle 
 
7.4 The presence of the Ranch to the north-east and Park Lane and 

Hatchet Lane to the north-west and south west respectively means 
the site relates more to the built-up area of the settlement than the 
surrounding countryside.  Accordingly, the site is considered to fall 
within the built-up area of Stonely and therefore constitutes infill 
development, which is deemed to be an appropriate form of 
development in a settlement of this size and subject to all other 
material planning considerations.  Policy LP11 of the Draft 
Huntingdonshire Local Plan to 2036: Stage 3 is consistent with Policy 
CS3 and paragraph 5.15 of the Huntingdonshire Core Strategy 2009. 

 
7.5 The other issues in respect of this proposal (save for the condition of 

the frontage hedge as discussed below) have not changed since the 
original grant of planning permission and can be summarised as 
follows: 

 
Character and appearance of the area 
 
7.6 The application site is a sizeable plot of land, the north western and 

south western boundaries of which are lined by mature landscaping.  
The well landscaped and spacious character of the site reinforces the 
informal and semi rural character of the area. 

 



7.7 A previous application sought consent for the erection of 2 dwellings 
on the land.  This application however failed to demonstrate that this 
scale of development could be accommodated on the land without 
resulting in an unduly cramped form of development.   This repeat 
application is seeking consent for the erection of a single dwelling 
only, again accessed off Hatchet Lane.  The indicative layout plan 
submitted with outline application 0702144OUT shows a substantial 
bungalow located centrally within the Plot.  While this scale of 
development may not be considered appropriate, this layout plan 
successfully demonstrates that a modest sized building, sited on a 
similar building line to The Ranch, could be accommodated on the 
land in a manner which retains the important spacious appearance of 
the site. 

 
7.8 In dismissing the earlier appeal for the comprehensive redevelopment 

of the site, reference 0200331OUT, the Inspector advised that the 
erection of 4 dwellings on the whole site, (including land currently 
occupied by The Ranch) was not considered acceptable.  It was 
however stated that smaller dwellings with lesser massing might not 
have such a harmful impact.  As this repeat application seeks consent 
to erect one additional dwelling while retaining The Ranch, the nature 
of the proposal is very different to that considered by the Appeal 
Inspector.  It is however considered that the support offered for a 
reduced form of development with lesser massing is applicable to this 
case.  While the proposed density of development is very low, it is 
considered that this scale of development successfully respects the 
character and appearance of the area. 

 
7.9 While the layout plan is only indicative, the Council’s Trees and 

Landscape Officer previously advised that additional separation to the 
Cedar Tree, sited to the south east, would be required if any detailed 
scheme is to be prepared and this remains the case.  Adequate 
space exists within the site to ensure the required separation to the 
tree can be provided without requiring the development to extend 
beyond the built form of the village.  This would however be 
considered further in any subsequent reserved matters application.  
There had also been previous concern regarding the amenity value 
and poor health of the conifer hedge which lines the frontage of the 
site.  However recent advice from the Council’s Trees and Landscape 
Officer stated ‘it is apparent that the conifer hedge seems to have 
recovered well and should be retained as part of any landscaping 
proposals’. Therefore replacement is considered to be unnecessary in 
this instance, as the existing hedge provides an instant maturity and 
screening to the site that would help integrate future development into 
the locality. 

 
7.10 It is considered that a suitably designed access drive provided within 

this long site frontage will not cause undue harm to the character and 
appearance of the area. 

 
Residential amenity 
 
7.11 The proposed provision of an access in the location shown and the 

erection of a bungalow on the land identified are not, given the 
physical relationship with the adjacent dwellings, considered to cause 
undue harm on the grounds of amenity. 

 



 
Highway safety 
 
7.12 No objections have been raised to this proposal by the 

Cambridgeshire County Council Highways Officer. The achievable 
splays along Hatchet Lane remain at 2.4 x 43 metres which are again 
considered acceptable. No objections have also been raised in 
relation to the proposed access width. While it is acknowledged that 
the visibility at the Junction of Hatchet Lane and Park Lane is poor, 
the number of vehicle movements generated by the proposed 
development is relatively low and will not therefore cause undue harm 
to Highway Safety. 

 
Conclusion 
 
7.13 The details submitted have successfully demonstrated that a single 

dwelling can be accommodated on the land in a manner which retains 
the spacious and rural character of the area.  While some concerns 
are raised in relation to the layout plan submitted, this is indicative 
only.  Accordingly, the principle of a dwelling in this location is 
acceptable, there is no detrimental impact on the character and 
appearance of the area or neighbour amenity and there would be no 
harm to highway safety.  The proposal is therefore considered to 
accord with policies H31, H32, T18, En19, En20, En25 of the Local 
Plan 1995; policies HL5 and HL6 of the Local Plan Alteration 2002; 
Policies CS1 and CS3 of the Core Strategy 2009; policies LP1, LP2, 
LP10, LP11, LP13, LP15, LP29 and LP31 of the Local Plan to 2036; 
and the NPPF. 

 
8. RECOMMENDATION – APPROVE subject to the following conditions: 
 

• Reserved matters 
• Plans and particulars 
• REM within 3 years 
• Implementation 
• Tree/hedge retention and protection 
• Access gates 
• Access construction 
• Access and turning 
• Levels 
• Boundary treatment 
• PD outbuildings 

 
If you would like a translation of this document, a large text version or an audio 
version, please contact us on 01480 388388 and we will try to accommodate 
your needs. 
 
CONTACT OFFICER: 
Enquiries about this report to Ms Dallas Owen Development Management 
Officer 01480 388468 
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The following applications have been considered by this Council and their opinions are as stated:
 
1301128  2 Hatchet Lane, Stonely - demolish & replace plus 2 more dwellings.
The principle of re-development of this site is accepted, however, it is considered that 3 dwellings on the 
site would be over-development and refusal of the application is therefore recommended.
 
 
 
 
 
1301120  New Sun Inn, High St, Kimbolton - new canopy.
Unanimously recommended for approval as appropriate development.
 
 
 
 
 



1301241  Land NW of 5 Hatchet Lane, Stonely - renewal of permission.
This Council has consistently opposed this proposal and sees no reason to change.  Accordingly, 
refusal is recommended.
 
 
 
 
 
1301204   New Sun Inn, High St,Kimbolton - new lighting and signage.
Recommended for approval as appropriate development.
 
 
 
Yours sincerely
 
Lionel Thatcher
Clerk to the Council
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