
      
DEVELOPMENT MANAGEMENT  COMMITTEE  22nd  JANUARY  2018 
 
Case No: 17/01446/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  CONVERSION OF A FORMER CHAPEL TO 2X 3 

BEDROOM DWELLINGS 
 
Location:  20B HIGH STREET ST NEOTS  PE19 1JA   
 
Applicant:  ROB HARRISON 
 
Grid Ref: 518363   260232 
 
Date of Registration:   20.09.2017 
 
Parish:   ST NEOTS 
 

RECOMMENDATION  -   APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) as St Neots Town Council's recommendation of refusal is contrary 
to the Officer's recommendation of approval. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site is a former Victorian chapel situated at the rear of No. 22 

High Street. The building itself is empty but was originally built as a 
congregational chapel and has more recently been used as 
workshops. 

 
1.2 The chapel is within a larger area of land with a number of storage 

and other buildings which are currently being redeveloped to form 
residential premises (0900411FUL). The site also forms part of St 
Mary’s Urban Village (SN1) as allocated in Huntingdonshire’s Local 
Plan to 2036: Proposed Submission 2017. Vehicular access to the 
site is proposed to utilise the existing access from Brook Street which 
runs between Listed Buildings with additional pedestrian and cycle 
access from High Street adjacent Nos. 20 and 22. 

 
1.3 The site is within the St Neots Conservation Area and the chapel is 

within Flood Zone 2.  
 
1.4 The application proposes the change of use of the chapel to form 2 

dwellings. The existing internal partition on the ground floor will be 
extended up to the first floor in order to vertically divide the building 
into two units. On the ground floor a living area for each dwelling will 
be created and new staircase formed to provide access to the first 
floor where 3 bedrooms and bathrooms will be provided for each 
dwelling. A total of two car parking spaces, one either side of the 
chapel building, are proposed. Cycle and bin storage with be provided 
in line with the approved layout under 0900411FUL which permitted 
redevelopment of the wider site. 

 
 
 
 



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. 

 
2.2 Planning Practice Guidance 
 
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) 

• En2: Character and setting of Listed Buildings  
• En5: Conservation Area Character 
• En6: Design standards in Conservation Areas 
• En9: Conservation Areas  
• En2: Landscaping schemes for new development 
• En25: General Design Criteria  
• H11: Housing in Town Centres 
• H31: Residential privacy and amenity standards 

  
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• HL5: Quality and Density of Development 
• HL10: Housing Provision 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: Sustainable development in Huntingdonshire  
• CS3: The Settlement Hierarchy 
• CS10: Contributions to Infrastructure Requirements 

 
3.4 Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 

• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP7: Spatial Planning Areas 
• LP12: Design Context 
• LP13: Design Implementation 
• LP15: Amenity 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 

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


• LP26: Housing Mix 
• LP36: Heritage Assets and their Settings 
• SN1: St Mary’s Urban Village, St Neots allocation 

 
3.5 Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 

was approved for publication at the Council meeting on the 13th 
December 2017 and published on the 18th December 2017.  In view 
of the advancing stage of the Plan and the consistency of its policies 
with those in the National Planning Policy Framework, the relevant 
policies in Huntingdonshire's Local Plan to 2036: Proposed 
Submission 2017 referred to below should be afforded significant 
weight.     

 
3.6 St Neots Neighbourhood Plan (2016) 

• A3: Design 
• PT2: Vehicle Parking Standards for Residential Development 
• P4: Flooding 

 
3.7 Huntingdonshire Design Guide Supplementary Planning Document 

(2017): 
• Placemaking Principles – Parts 3.5 Parking and Servicing, 3.7 

Building Form and 3.8 Building Detailing 
 
3.8 St Neots Conservation Area Character Assessment (2006) 
 
3.9 Urban Design Framework and Masterplan: St Mary’s Urban Village 

(2006) 
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 0900411FUL – Mixed use development comprising 21 houses, 3 

flats, 1 retained retail unit, 2 workshops, new vehicular access from 
Brook Street, 11 car parking spaces and  conversion of listed 
buildings to residential units – Permission, 18.12.2014.  

 
4.2 1201442FUL – Change of use of chapel to form two x three bedroom 

dwellings – Permission, 15.04.2013 
 
4.3 The current application is a resubmission of the 1201442FUL 

application which has now expired. 
 
5. CONSULTATIONS 
 
5.1 St Neots Town Council - recommend refusal due to a lack of 

adequate parking/turning/loading. 
 
6. REPRESENTATIONS 
 
6.1 No representations received at time of determination. 
 
7. ASSESSMENT  
 
7.1 The main issues to consider in the determination of this application 

are: 
• The principle of the proposed development; 

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


• Design and the impact upon the character/appearance of the 
area and heritage assets; 

• Impact on residential amenity; 
• Parking provision and impact on highway safety; 
• Flooding; 
• Infrastructure Requirements and CIL 

 
 The principle of the proposed development: 
 
7.2 This is a site within the centre of St Neots where the principle of 

residential development is supported. The chapel forms part of a 
larger site contained within the St Mary’s Urban Village allocation for 
residential-led area of mixed uses. 

 
7.3 The St Mary’s Urban Village Urban Design Framework and Master 

Plans aim was for a mixed use development and covered a larger site 
than that submitted under the previous planning application 
0900411FUL. The Framework and Master Plan identified the site for 
creative office space and it is acknowledged that the change from 
employment use to residential will reduce the number of offices on 
site however there is no policy support to retain the originally 
proposed office space, as per the Urban Design Framework, or the 
previously approved workshop area (0900411FUL).  Policy SN1 
allocates the larger site for approximately 40 homes, retail floor space 
and the retention of Brook House as offices.  

 
Design and the impact upon the character/appearance of the 
area and heritage assets: 

 
7.4 The St Marys Urban Village Urban Design Framework identifies the 

chapel as a landmark to be retained and therefore, the refurbishment 
of the building and reinstatement of architectural features is 
supported in principle. Materials and joinery details will be conditioned 
to ensure a satisfactory appearance.  

 
7.5 Officers have given special attention to the desirability of preserving 

or enhancing the character or appearance of the Conservation Area 
and setting of nearby Listed Buildings. It is considered that harm will 
not be caused to these designated heritage assets because the 
development would have a positive affect given the poor state of the 
existing building. 

 
 Impact upon neighbour amenity: 
 
7.6 The development is considered acceptable in terms of 

overshadowing, overlooking, loss of privacy, loss of light and would 
not have a significant impact upon neighbour amenity. 

 
 Parking provision and impact on highway safety: 
 
7.7 The application proposes one car parking space for each residential 

unit adjacent to the chapel building. The car parking proposed is 
considered to be an acceptable level for the centre of town site where 
a choice of forms of transport is available.  The proposed site layout 
provides adequate turning/manoeuvring space for vehicles to 
enter/exit the site in a forward gear. As such, the proposed 
development is not considered to create a detrimental impact upon 



highway safety and is acceptable.  It is proposed to secure cycle 
storage by condition. 

 
 Flooding: 
 
7.8 The site is located within flood zone 2 as defined by the Council’s 

Strategic Flood Risk Assessment (2017). 
 
7.9 The NPPF and Planning Practice Guidance seek to steer 

development to areas at lowest risk of flooding and the PPG advises 
that flood zones as defined by SFRA should provide the basis for 
considering developments.  

 
7.10 The proposed development is for a change of use and therefore is not 

subject to the Sequential or Exception Tests as detailed in para. 104 
of the NPPF. The application should however still meet the 
requirements for site specific flood risk assessments (FRA).  The 
application includes a FRA and it is accepted in this instance that the 
proposal is for land in flood zone 2 and does not involve an increase 
in the footprint of the building. In addition, the provision of first floor 
accommodation would provide a refuge area in the event of the 
building flooding and it is considered that future users of the 
development will not be placed in danger from flood hazards 
throughout its lifetime given the proposed increase in floor levels.  
The submitted FRA contains flood resilience measures and these will 
be secured by condition.   

 
 Infrastructure requirements and CIL: 
 
7.11 The Infrastructure Business Plan 2013/14 (2013) was developed by 

the Growth and Infrastructure Group of the Huntingdonshire Local 
Strategic Partnership. It helps to identify the infrastructure needs 
arising from the development proposed to 2036 through the Core 
Strategy. 

 
7.12 Statutory tests set out in the Community Infrastructure Regulations 

2010 (Regulation 122) require that S106 planning obligations must 
be: 
- Necessary to make the development acceptable in planning terms; 
- Directly related to the development; and 
- Fairly and reasonably related in scale and kind to the development 
S106 Obligations are intended to make development acceptable 
which would otherwise be unacceptable in planning terms. 

 
7.13 For this proposed development of two dwellings the only 

infrastructure requirement is for the provision of wheeled bins. A 
Unilateral Undertaking under Section 106 of the Town and Country 
Planning Act 1990 has been sought for a financial contribution 
towards the provision of wheeled refuse bins. The proposal would 
generate a need for such facilities, the amount of the contribution is 
appropriate to the proposed development and is supported by 
planning policy. The contribution is considered necessary to make the 
development acceptable in planning terms. 

 
7.14 The Community Infrastructure Levy will generate funding to deliver a 

range of District-wide and local infrastructure projects that support 
residential and economic growth, provide certainty for future 



development, and benefit local communities. It allows the District 
Council to work with   infrastructure providers and communities to set 
priorities for what the funds should be spent on, and provides a 
predictable funding stream so that the delivery of infrastructure can 
be planned more effectively. 

 
 Conclusion: 
 
7.15 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 

conditions to include the following 
 

• Time limit 
• In accordance with plans 
• Sample brick panel 
• Sample of repointing 
• Roof tiles to be reused where possible and replacements to 

match existing 
• Windows to be repaired where possible and replacements to 

match existing 
• Joinery details 
• Replacement heads, cills and jambs to match the existing 
• All finishes to match existing 
• Rainwater goods 
• Visibility splays to be provided prior to occupation 
• Parking to be provided prior to occupation 
• Contamination  
• Details of cycle and refuse storage to be submitted 
• Details of hard landscaping to be submitted 
• Levels to be submitted 
• Flood protection 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: 
Enquiries about this report to Karina Adams Development Management 
Officer 01480 388405 
 



St Neots Town Council

Planning Committee

PLAN 

NO.
RECEIVED REFERENCE DEVELOPMENT DESCRIPTION LOCATION APPLICANT RESPONSE DUE PROPOSER/2ND SNTC DECISION NOTES

1 10/11/2017 17/02318/HHFUL To erect a conservatory to the rear of the property 54 Buttercup Avenue Eynesbury St Neots PE19 2LE Miss Burgoyne 01/12/2017
Cllr J Dunford

Cllr A Usher
APPROVE

Minimum impact on neighbours.

Improves the property.

Makes efficient use of its site.

2 10/11/2017 17/01283/HHFUL
Proposed new loft conversion and installation of balconies.

Additional information regarding parking.
38 River Terrace St Neots PE19 2BG Mr & Mrs Bateman 30/11/2017

Cllr K Wainwright

Cllr J Dunford
REJECT

Adequacy of parking/loading/turning. 

Layout and density of building.  

Design, appearance and materials.  

Road access.  

Local, strategic, regional and national planning policies.  

Demonstrable harm to the amenity of the residents.  Scale of 

development.

3 13/11/2017 17/02317/FUL Proposed Micro Hydro System Land At And Including Rivermill Tavern School Lane Eaton Socon Doug Barnes 04/12/2017
Cllr K Wainwright

Cllr J Dunford
APPROVE

Minimum impact on neighbours.

Fits in with local street scene and will have no negative impact on 

the wider landscape character of the area.

4 13/11/2017 17/02290/HHFUL
Single Storey Front & Side Extensions, garage conversion and new 

boundary fence to side garden.
39 Mill Hill Road Eaton Ford St Neots PE19 7AG Mr Simon Clarke 04/12/2017

Cllr A Usher

Cllr K Wainwright
APPROVE

Improves the property.

Satisfactory proposal in terms of scale and pattern of 

development.

Makes efficient use of its site. 

Within a sustainable location and will have no negative impact on 

the wider landscape character of the area.

5 13/11/2017 17/02314/HHFUL
Proposed Loft Conversion, inclusive of 2no dormers and 2no Velux roof 

lights.
7 Ream Close Eynesbury St Neots PE19 2HE Mr Mark Tyler 04/12/2017

Cllr J Dunford

Cllr A Usher
APPROVE

Improves the property.

Satisfactory proposal in terms of scale and patter of development.

Makes efficient use of its site.

Within a sustainable location and will have no negative impact on 

the wider landscape character of the area

6 14/11/2017 17/02151/HHFUL
Remove conifer hedge and erection of new boundary wall to match 

existing access.
116 St Neots Road Eaton Ford St Neots PE19 7AL Mr Richard Payne 05/12/2017

Cllr J Dunford

Cllr A Usher
APPROVE

Minimum impact on neighbours.

Improves the property and the proposal will enhance the 

character of the conservation area.

7 14/11/2017 17/01446/FUL Conversion of a Former Chapel to 2x 3 Bedroom Dwellings 20B High Street St Neots PE19 1JA Rob Harrison 30/11/2017
Cllr K Wainwright

Cllr J Dunford
REJECT Adequacy of parking/loading/turning

8 16/11/2017 16/01788/FUL
Relocation of 2 stores and changing room and the erection of a single 

storey side extension, new access ramp and mower store
Eynesbury Bowls Club St Marys Street Eynesbury Eynesbury Bowling Club 07/12/2017

Cllr A Usher

Cllr J Dunford
APPROVE

We consider that the proposal would assimilate itself to the 

existing part of the town, satisfactory proposal in terms of scale 

and pattern of development and will have no negative impact on 

the wider landscape character of the area.

Schedule of Plans - 30th November 2017
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