
      
DEVELOPMENT MANAGEMENT  COMMITTEE  22nd  JANUARY  2018 
 
Case No: 17/01651/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  EXTENSION TO 2 BEDROOM DWELLING (APPROVED 

UNDER 16/02713/FUL) TO FORM A 4 BEDROOM 
DWELLING WITH GARAGE AND ASSOCIATED 
LANDSCAPING 

 
Location:  THE STABLES 118 THRAPSTON ROAD  BRAMPTON  

PE28 4NN 
 
Applicant:  MR MICHAEL BEDFORD 
 
Grid Ref: 520837   271295 
 
Date of Registration:   15.08.2017 
 
Parish:   BRAMPTON 
 

RECOMMENDATION  -   APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) as Brampton Parish Council's recommendation of refusal is 
contrary to the officer recommendation of approval. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to a parcel of land adjacent to a building 

known as 'The Stables', located on the north side of Thrapston Road, 
Brampton. 118 Thrapston Road and its curtilage lie to the west of the 
application site, with Thrapston Road allotments to the east.  

 
1.2 Established trees and hedging form the boundary to the east of the 

application site, with open views achievable to the north. A 
combination of brick wall, hedging and post and rail fencing 
comprises the boundary to the west. 

 
1.3 The building known as 'The Stables' was formerly used as tourist 

accommodation, but was granted a change of use to a dwelling in 
2017 under 16/02713/FUL. The proposal is for the erection of an 
extension and a garage with associated landscaping.  

 
 
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) 

• EN5: Conservation Areas Character 
• EN17: Development in the Countryside 
• EN18: Protection of Countryside Features 
• EN20: Landscaping Scheme 
• EN25: General Design Criteria 
• H34: Residential Privacy and Amenity Standards for 

Extensions  
 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• None relevant.  

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: Sustainable Development in Huntingdonshire 
• CS3: Settlement Hierarchy 

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

• LP2: Strategy for Development  
• LP7: Spatial Planning Areas 
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• LP18: Parking Provision and Vehicle Movement 
• LP33: Trees, Woodland, Hedges and Hedgerows 
• LP36: Heritage assets and their Settings 

 
3.5 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Huntingdon West Area Action Plan 2011 
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 16/02713/FUL - Change of use of the existing tourist accommodation 

(two units) to a single dwelling - Approved: 06.04.2017 
 
5. CONSULTATIONS 
 
5.1 Brampton Parish Council: "Brampton Parish Council stands by its 

comments made on the previous application (detailed below, submitted 
8 September 2017) in relation to "over development" of this site. 

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


"The general nature of this site is for one dwelling which exists and a 
number of "barn effect" outbuildings. Over the last ten years or so 
these have been converted into residential accommodation of various 
forms. This has resulted in this area effectively becoming a small 
housing estate. Further modification of the existing "barn effect" will 
compound this development and is not in keeping. Brampton Parish 
Council therefore recommends refusal of this application."  
This is yet another over development of what was once just an 
application for a pair of stables; which then changed to accommodation 
for holiday lets and now a 4 bedroom house. This development would 
have an adverse impact on the village setting and harm the character 
and appearance of the area's landscape". 

 
 
6. REPRESENTATIONS 
 
6.1 None. 
 
7. ASSESSMENT  
 
7.1 The report addresses the principal, important and controversial issues 

which are in this case:  
 

• The principle of development; 
• Design and the impact upon the character/appearance of the 

area; and 
• Impact upon residential amenity. 

 
 The principle of development: 
 
7.2 The presumption in favour of sustainable development is clearly 

outlined within the NPPF, with the goal of creating positive 
improvements in the quality of the built, natural and historic 
environment, which includes widening the choice of high quality 
homes.  

 
7.3 Whilst the application site is positioned away from the main body of 

the settlement of Brampton on the opposite side of Thrapston Road, 
the existing building is not considered to be located in an overly 
isolated location given the proximity of the significant housing 
development and services to the south. With regard to 4.84 of 
Huntingdonshire's Local Plan to 2036:  Proposed Submission 2017 
(which provides guidance on the Built-up Areas definition), the 
northern section of the application site is considered to be a pocket of 
undeveloped land which relates to the existing building and 118 
Thrapston Road.  It is therefore considered to be part of the built-up 
area.  

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

7.4 Revisions to the originally submitted scheme were submitted in order 
to address the comments of HDC Urban Design. The revised plans 
are considered to be acceptable and it is noted that Paragraph 58 of 
the NPPF outlines that planning decisions should aim to ensure that 
developments optimise the potential of the site to accommodate 
development. 



 
7.5 The northern edge of the Brampton Conservation Area is located 

approximately 27m from the southeast of the application site, 
however due to the limited scale of the proposed additions, coupled 
with the screening provided by the existing built form, the proposed 
development is not considered to negatively impact any significant 
views into, out of or across the Conservation Area. 

 
7.6 Whilst the comments received from Brampton Parish Council are 

noted, the overall design is considered to represent two sympathetic 
and suitably proportioned additions which would not create an 
unacceptable impact upon the interpretation of the street scene. 

 
7.7 The proposed garage unit exceeds the dimensions outlined in the 

Huntingdonshire Design Guide (2017) and would provide adequate 
space for cycle storage. The simple form replicates that of the garage 
associated with 118 Thrapston Road and the scale and massing of 
the structure is considered to be comparable. As the proposed 
garage would be set back into the site, approximately 23m from the 
highway and positioned behind the aforementioned existing garage 
structure, the potential visual impact of this aspect of the proposed 
development is considered to be acceptable.  

 
7.8 The proposed extension to the dwelling represents a considerable 

addition to the built form on the site. However, the proposed floor 
level is proposed to sit approximately 800mm below that of the 
existing building, resulting in the chimney feature being the only 
feature to exceed the existing ridge line and the extension will be set 
back into the site (approximately 50m from the highway), reducing the 
potential visual impact of the development further.  

 
7.9 It is noted that the proposed additions will be visible from public 

viewpoints to the north of the application site, however both elements 
will be read against the backdrop of the existing built form and it is 
noted that construction/finishing materials for both the extension and 
garage (black painted timber boarding over buff brickwork and red 
pantile roof) have been selected to match the existing building. This 
detail will be secured by condition. 

 
7.10 Whilst only brief details of a hard/soft landscaping scheme were 

included with the application, these details are considered appropriate 
to secure by condition. Subject to the imposition of these conditions, 
the proposed development is considered to be acceptable.   

 
 Impact upon residential amenity: 
 
7.11 Whilst the close relationship with 118 Thrapston Road is noted, the 

proposed alterations and additions are not considered to result in a 
detrimental impact upon the living conditions of neighbouring 
occupants in terms of overshadowing or by way of being overbearing 
due to the separation distance between the two properties (approx. 
16m) and the scale/design of the proposed additional built form. The 
scale of the proposed fenestration at first floor level upon the west 
elevation is not considered to result in an unacceptable detrimental 
impact with regard to a loss of privacy/overlooking. 

 



7.12 The addition of the proposed garage to the site would introduce a 
10.1m x 6m structure with a ridge height of approximately 5.66m 
upon the west boundary of the application site, approximately 8m 
from the east elevation of 118 Thrapston Road. It is noted that this 
element of the proposal would be immediately visible from the ground 
floor level window on the east elevation of 118 Thrapston Road, 
however when the impact of the existing boundary treatment is taken 
into account, coupled with the design of the roof slope of the garage 
(which rises away from the boundary) the proposed garage is not 
considered to result in an unacceptable detrimental impact by way of 
being overbearing, or in terms of a loss of light/overshadowing. The 
absence of fenestration at first floor level is such that the garage is 
not considered to result in an unacceptable detrimental impact with 
regard to a loss of privacy/overlooking. 

 
 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• Development in accordance with plans 
• Hard/Soft landscaping scheme 
• Construction/finishing materials as per submitted Design and 

Access Statement 
 
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 James Lloyd Senior Development 
Management Officer 01480 388389 
 



Huntingdonshire
D I S T R I C T  C O U N C I L

Pathfinder House     St Mary’s Street     Huntingdon     PE29 3TN

Tel 01480 388388      Fax 01480 388099                   mail@huntsdc.gov.uk     www.huntsdc.gov.uk
                                                                                                                                                                                            

Head of Planning Services
Pathfinder House
St. Mary’s Street
Huntingdon
Cambridgeshire PE 29 3TN

APPLICATION NUMBER: 17/01651/FUL CASE OFFICER: James Lloyd

PROPOSAL: 
Extension of an existing 2 bedroom dwelling to form a 4 bedroom dwelling 
with garage and associated landscaping

LOCATION: The Stables, 118 Thrapston Road, Brampton, Huntingdon, PE28 4NN

OBSERVATIONS OF BRAMPTON PARISH COUNCIL

 RECOMMEND REFUSAL

Recommend refusal: 

Brampton Parish Council stands by its comments made on the previous application (detailed below, 
submitted 8th September 2017) in relation to “over development” of this site.

“The general nature of this site is for one dwelling which exists and a number of "barn effect" 
outbuildings.  Over the last ten years or so these have been converted into residential 
accommodation of various forms.  This has resulted in this area effectively becoming a small 
housing estate.  Further modification of the existing "barn effect" will compound this development 
and is not in keeping.  Brampton Parish Council therefore recommends refusal of this application.”

This is yet another over development of what was once just an application for a pair of stables; which 
then changed to accommodation for holiday lets and now a 4 bedroom house.  This development 
would have an adverse impact on the village setting and harm the character and appearance of the 
area’s landscape.

…………………………………..  Assistant Clerk to Brampton Parish Council.

Date: 4 Jan 2018
 
Failure to return this form within the time indicated will be taken as an indication that the Town or 
Parish Council do not express any opinion either for or against the application.

PLANNING SERVICES dcparish.rtf
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