
      
DEVELOPMENT MANAGEMENT  COMMITTEE           19 MARCH   2018 
 
Case No: 17/02385/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  CONVERSION FROM SINGLE DWELLING TO THREE 

DWELLINGS, INCLUDING ROOF EXTENSION, 
EXTERNAL ACCESS STAIRS AND WINDOW 
ALTERATIONS 

 
Location:  21 PRIORY ROAD, HUNTINGDON  PE29 1JN   
 
Applicant:  MR HASAN 
 
Grid Ref: 524108   272175 
 
Date of Registration:   23.11.2017 
 
Parish:   HUNTINGDON 
 

RECOMMENDATION  -   APROVE 
 
This application is referred to the Development Management Committee 
(DMC) as Huntingdon Town 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 21 Priory Road, Huntingdon, a two storey 

dwelling of brick and tile construction which occupies a corner plot at 
the junction of Hodson's Drive and Priory Road, opposite Priory Road 
cemetery. 

 
1.2 The application site lies adjacent to the Huntingdon Conservation 

Area (CA), with the CA boundary found approximately 14.5m from the 
front (east) elevation and 11.5m from the side (north) elevation. A 
grade II listed building (Porter's Lodge at Huntingdon Cemetery: 
1392433) is located on the opposite side of Priory Road. 

 
1.3 The proposal is for the conversion from a single dwelling to three 

dwellings, including roof extension, external access stairs and window 
alterations. 

 
1.4 Two previously approved applications are relevant: 

• A 2016 planning permission (16/02192/FUL) which granted 
approval for the conversion of the single dwelling to two flats, 
including roof extension, external access stairs and window 
alterations. 

• A 2016 planning permission (16/00370/FUL) granted approval 
for the erection of a three bedroom dwelling on the parcel of 
land to the north of 21 Priory Road. 

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012).  
 
 



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 
• EN6: Conservation Areas: Design 
• EN9: Conservation Areas 
• EN20: Landscaping Scheme 
• EN25: General Design Criteria 
• H31: Residential Amenity and Privacy Standards 
• T18: Access Requirements for New Development 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• HL5: Good Design and Layout 
• HL10: Meeting the Range of Housing Needs 

 
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 

• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP4: Contributing to Infrastructure Delivery 
• LP7: Spatial Planning Areas 
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 
• LP26: Housing Mix 
• LP36: Heritage Assets and their Settings 

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

was approved for publication at the Council meeting on the 13th 
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 policies in Huntingdonshire's Local Plan to 2036: 
Proposed Submission 2017 should be afforded significant weight.    

 
3.6 Housing Supply Policies: In order to satisfy the requirements of the 

NPPF to boost housing supply the Council must demonstrate an up-
to-date five year supply of deliverable housing sites to meet its 
objectively assessed need, with an additional buffer to ensure choice 
and competition in the market for land; this requirement is set out in 
paragraph 47 of the NPPF.  Due to under delivery in recent years the 
buffer to be applied for the District is 20%. The December 2017 
Annual Monitoring Review applies the 20% buffer and demonstrates 
that the Council has a five year supply of housing land.   

 

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


3.7 The Development Plan policies relevant to the supply of housing 
(En17 and H23 of the Huntingdonshire Local Plan (HLP) and CS2 
and CS3 of the Huntingdonshire Core Strategy (HCS)) were set 
against a lower Objectively Assessed Need figure such that strict 
application of these policies would result in failure to achieve the 
objectively assessed housing need figure that the Council currently 
has identified as part of the emerging Local Plan to 2036.  

 
3.8 These policies are therefore no longer fully up-to-date or consistent 

with the NPPF and, at this time and until the Council adopts the Local 
Plan to 2036 with up-to-date policies, the 'tilted balance' as set out 
within the 4th bullet point of para. 14 is engaged. For decision-taking 
this means granting permission in instances where the Development 
Plan is absent, silent or relevant policies are out-of-date unless any 
adverse impacts would significantly and demonstrably outweigh the 
benefits (having regard to the Framework policies taken as a whole), 
or specific polices of the Framework indicate development should be 
restricted. 

 
3.9 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
4. PLANNING HISTORY 
 
4.1 16/02192/FUL - Conversion from single dwelling to two flats, including 

roof extension, external access stairs and window alterations 
Approved - 16.12.2016 

 
4.2 16/00370/FUL - New detached dwelling house (plot immediately to 

the north of No. 21 Priory Road) Approved - 02.06.2016 
 
 Also relevant: 
 
4.3 15/02256/FUL - Conversion of existing pub building, demolition of 

outbuildings and new build to form five, two bedroom dwellings 
Appeal (APP/H0520/W/16/3162251) Allowed - 09.05.2017 

 
5. CONSULTATIONS 
 
5.1 Huntingdon Town Council: "Recommend refuse. Members felt this 

was overdevelopment of the site". [copy attached] 
 

Officer Comment: Concerns from Huntingdon Town Council noted 
and addressed in main body of report. 

 
5.2 CCC Highways: "I note that there is no change in vehicle parking 

allocation from the existing single dwelling to the proposed three 
dwellings. There will more than likely be a requirement for extra 
parking given the number of dwellings now proposed. This increase 
will likely lead to on road parking, whilst not a highway safety issue 
the effect on the existing residents amenity will be something your 
authority must consider". 

 

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


Officer Comment: Concerns from CCC highways noted and 
addressed in main body of report. 

 
5.3 Huntingdon and Godmanchester Civic Society: "We are 

concerned that the conversion of a single dwelling, designed for 
family use to three small units may be detrimental to this residential 
street. The building concerned is a good example of 20th century 
domestic architecture, in keeping with its neighbour and the proposed 
alterations would destroy the simple, but pleasing, harmony of the 
original design. We are also concerned by the potential increase in 
vehicles parked/ using Priory Lane from this property should the 
proposal be allowed".  

 
Officer Comment: Concerns from Huntingdon and Godmanchester 
Civic Society noted and addressed in main body of report. 

 
6. REPRESENTATIONS 
 
6.1 Two representations have been received, objecting to the proposal 

and highlighting concerns relating to: 
 

• Overdevelopment of the site 
 

• Parking - proposal will likely exacerbate current difficulties 
with only two parking spaces available for three dwellings 

 
• Detrimental impact on quality of life 

 
 
7. ASSESSMENT 
 
7.1 The report addresses the principal, important and controversial issues 

which are in this case:  
• The principle of development; 
• Housing provision: 
• The design of the proposal in relation to the street scene and 

the character/appearance of the area, with specific reference 
to the adjacent conservation area and nearby listed building;  

• The impact on the amenity of neighbours; 
• Accessibility, parking and the impact on highway safety 

 
 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 Policy CS3 of the 2009 Core Strategy identifies Huntingdon as a 

'Market Town' in which development schemes of all scales may be 
appropriate within the built-up area. Policy LP5 of Huntingdonshire's 
Local Plan to 2036:  Consultation Draft 2017 identifies Huntingdon as 
a spatial planning area, were a proposal for housing development will 
be supported where it is appropriately located within the built-up area. 
As such, the broader principle of development is considered to be 



acceptable in principle, subject to all other material considerations 
being addressed. 

 
 
 Housing provision: 
 
7.4 With regard to the Council's housing supply position, the December 

2017 Annual Monitoring Review applies the 20% buffer and 
demonstrates that the Council has a five year supply of housing land. 

 
7.5 The policies relevant to the supply of housing (En17 and H23 of the 

Huntingdonshire Local Plan (HLP) and CS2 and CS3 of the 
Huntingdonshire Core Strategy (HCS)) were set against a lower 
Objectively Assessed Need figure. Therefore strict application of 
these policies would result in failure to achieve the objectively 
assessed housing need figure that the Council currently has identified 
as part of the emerging Local Plan to 2036, and these policies taken 
in isolation could be considered not to be up-to-date. 

 
7.6 The NPPF outlines a primary aim of significantly boosting housing 

supply. As such there is an inconsistency with policies H23, En17 and 
CS3, and the thrust of the NPPF. In accordance with paragraph 215 
of the NPPF, the weight to be given to these policies should be 
reduced. Paragraph 14 of the NPPF requires that where relevant 
policies are out of date, permission should be granted unless 'any 
adverse impact of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
framework taken as a whole: or specific policies indicate development 
should be restricted'. 

 
 

The design of the proposal in relation to the street scene and the 
character/appearance of the area, with specific reference to 
adjacent CA and nearby listed building 

 
7.7 It must be noted that the external alterations and additions to the 

building are unchanged from those approved under 16/02192/FUL, 
with the exception of a ground floor window on the west (rear) 
elevation which will be retained in its current form and the proposed 
Block Plan identifies adequate areas for wheeled bin and cycle 
storage. Accordingly, the scale and design of the proposed 
development is not considered to result in an unacceptable 
detrimental impact upon the interpretation of the street scene. 
Construction/finishing materials of the rear extension have been 
selected to match the existing dwelling and this detail will be secured 
by condition.  

 
7.8 The prominent east facing front elevation, and south facing side 

elevation will remain relatively unaltered.  The new external staircase 
(already approved under 16/02192/FUL and the first floor rear 
extension along the northern section of the dwelling will be the most 
noticeable external alterations, however it is not considered that these 
changes will harm the character or appearance of the adjacent CA, or 
the nearby listed building (Porter's Lodge at Huntingdon Cemetery: 
1392433), this is due to the sympathetic design of the first floor rear 
extension, and the location of the external staircase to the rear of the 
application property. 



 
 The impact on the amenity of neighbours: 
 
7.9 When the impact of the existing built form is taken into account, the 

scale and position of the proposed rear extension is such that the 
proposed development is not considered to create a detrimental 
impact by way of being overbearing, or in terms of a loss of 
light/overshadowing. 

 
7.10 It is noted that the proposed window at first floor level on the west 

(rear) elevation of the dwelling does not face directly onto the amenity 
spaces of the nearest neighbouring dwelling (6 Hodsons Drive) and, 
due to the orientation and the layout of the existing built form the 
introduction of an additional window in the proposed position is 
considered to be acceptable. 

 
7.11 Similarly, the introduction of the 1.7m screen at the top of the external 

staircase and the 450mm screen on the flat roof are considered to be 
appropriate measures which are sufficient to avoid an unacceptable 
detrimental impact in terms of overlooking/a loss of privacy and on 
balance, the development is considered to be acceptable in this 
regard. 

 
7.12 A condition will be imposed in order to ensure that the flat roof is not 

used as an outdoor amenity space as per the proposed plans 
(21542/150a). 

 
 
 Accessibility, parking and the impact on highway safety: 
 
7.13 The availability of services and public transport options in the vicinity 

is such that the site is considered to represent a sustainable location.  
 
7.14 The proposed development provides two off street parking spaces 

within the site boundary. It is recognised that the proposed 
development may result in an increase in on-street parking; however 
CCC Highways raised no objection with regard to highway safety. 
The extent of the Traffic Regulation Orders which prevent vehicle 
parking along stretches of Priory Road and Avenue Road are noted, 
however pockets of unrestricted on-street parking are located in the 
vicinity of the application site.  

 
7.15 When considering the level of parking provision, due regard must be 

given to the report produced by the Planning Inspectorate for 
15/02256/FUL, an application which sought permission for the 
conversion of The Sun public house and the erection of new build to 
provide five two-bed dwellings. This development (allowed on appeal) 
proposed four off street parking spaces.  

 
7.16 The 15/02256/FUL appeal decision is considered to be relevant to the 

proposed development given the location of the two sites relative to 
Huntingdon town centre, the density of the surrounding residential 
built form and the parallels between the two with regard to the limited 
availability of on-street parking. Within the appeal report, the 
Inspector concluded that "the amount of parking provided within the 
site would not result in such a significant adverse effect on the safety 
and convenience of all users of the highway to the extent that 



permission should be withheld on this basis". It must be noted that 
The Sun public house scheme proposed five x two bedroom 
dwellings whereas the housing mix for the subject proposal is one 
studio flat, one x one bedroom flat and one x two bedroom flat. 

 
7.17 The 2011 Census indicates that the expected average car ownership 

is approx. 1.21 cars per household. It could be expected therefore 
that the proposed development would generate approx. 3.63 cars. 
This figure of anticipated vehicle generation would exceed the 
proposed on-site parking provision, however given the sustainable 
location of the application site, the availability of pockets of 
unrestricted on-street parking in the vicinity, the provision of 
satisfactory levels of cycle storage, the absence of an objection upon 
highway safety grounds from CCC Highways and the direction taken 
from the 15/02256/FUL appeal decision, the proposed development 
is, on balance, considered to be acceptable in this regard.  

 
 
 Wheeled Bin contribution:  
 
7.18 The application is accompanied by provision for refuse (appropriate 

coloured waste storage containers - wheeled bins) in the form of a 
unilateral undertaking (UU).  

 
7.19 The UU meets the three tests of being 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 as required by the Community Infrastructure Levy 
Regulations, 2010. In other cases, Planning Inspectors have agreed 
that a UU is reasonable and meets the tests set out in the NPPF and 
Regulation 122 of the Community Infrastructure Levy Regulations 
2010, for example in appeal decisions relating to 1301676FUL (see 
paragraph 3 of the decision) and 1400078FUL  (see paragraphs 20-
21 of the decision). 

 
 
 Conclusion and Planning Balance: 
 
7.20 At the heart of the NPPF is a presumption in favour of sustainable 

development, that is, development which strikes a satisfactory 
balance between economic, environmental and social considerations. 

 
7.21 Economic: The proposed development would contribute toward 

economic growth, including job creation during the construction phase 
and in the longer term through the additional population assisting the 
local economy through spending on local services / facilities. 

 
7.22 Environmental: The visual impact of the proposed development are 

considered to be minimal and due regard must be given to the 
previously approved development (16/02192/FUL).  

 
7.23 Social: The proposed development would increase the supply of 

market housing and is deliverable. On balance, the anticipated 
increase in on-street parking is not considered to significantly and 
demonstrably outweigh the benefits of the proposal.  

 
 



8. RECOMMENDATION  - APPROVAL subject to 
conditions to include the following 

 
• Time limit 
• Development in accordance with plans 
• Materials to match 21 Priory Road as per application form  
• Details of a hard/soft landscaping scheme, including proposed 

boundary treatments 
• Flat roof not to be used as a balcony as per submitted plans 

(ref: 21542/150a)   
• Details of bin store and cycle store to be submitted 

 
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 
 
 



PAP/M12
HUNTINGDON TOWN COUNCIL

PLANNING COMMENTS : 6th December 2017 

17/02385/FUL
Mr Hassan, 21 Priory Road, Huntingdon, PE29 1JN

Conversion from single dwelling to three dwellings, including roof extension, external 
access stairs and window alterations. 21 Priory Road, Huntingdon, PE29 1JN

Recommend REFUSE. Members felt this was overdevelopment of the site.

17/02387/HHFUL
Mr and Mrs Holland, 25 Maryland Avenue, Hartford, PE29 1PX

New double storey side extension to existing property. 25 Maryland Avenue, Hartford, 
Huntingdon, PE29 1PX

Recommend APPROVE.

17/02394/HHFUL
Mr S O'Connell, Sapley, Huntingdon, PE28 2GD

Single storey extension to rear of property. 12 Howell Drive, Sapley, Huntingdon, 
PE28 2GD

Recommend APPROVE.

17/02422/FUL
Mr Phil Digby, Travis Perkins Properties, Rye Hill House, Rye Hill Close, Lodge Farm 
Industrial Estate, Northampton, NN5 7HG

Increase of the racking in height from 4.5m to 5.5m with secure mesh to the rear side 
of the boundary to No.33. 32 St Peters Road, Huntingdon, PE29 7DA

Recommend APPROVE.

17/02425/HHFUL
Mr and Mrs Chilton, 4 Nightingale Close, Hartford, PE29 1SQ

To construct a single storey extension at the rear of the dwelling to be used as a 
conservatory. 4 Nightingale Close, Hartford, Huntingdon, PE29 1SQ

Recommend APPROVE.
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