
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   29 May  2018 
 
Case No: 18/00199/OUT  (OUTLINE APPLICATION) 
 
Proposal:  DEMOLITION OF VACANT AGRICULTURAL BARN AND 

ERECTION OF THREE DETACHED DWELLINGS, 
INCLUDING ASSOCIATED HARDSTANDING. 

 
Location:  AGRICULTURAL BUILDING NORTH EAST OF 

OATLANDS SOMERSHAM ROAD  COLNE   
 
Applicant:  MR J MOORE 
 
Grid Ref: 537154   276718 
 
Date of Registration:   01.02.2018 
 
Parish:   COLNE 
 

RECOMMENDATION  -    APPROVE 
 
This application is reported to the Development Management Committee 
as Colne Parish Council's recommendation of refusal is contrary to the 
officer's recommendation of approval. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site is an agricultural building located to the rear and 

North East of the existing residential dwelling Oatlands, Somersham 
Road, Colne.  The application site is considered to be located outside 
the built up area of Colne village and is adjacent to another 
agricultural building. The site is to the rear of the existing residential 
dwellings fronting the Public Highway. The application site is 
accessed via a private road off Somersham Road. 

 
1.2 There are a number of trees which are surrounding the application 

site however there are not any within the red line of the agricultural 
building. The application is located in Flood Zone 1, where there is a 
lower risk of flooding. 

 
1.3 The application is for the demolition of the existing vacant agricultural 

barn and the erection of three detached dwellings, including 
associated hardstanding. This is an outline application with all matters 
reserved. Access, appearance and scale, layout and landscaping will 
be dealt with at Reserved Matters stage. It should be noted that a 
Prior Approval application was granted for a Change of Use of 
agricultural building to 3 dwellinghouses (Class C3) – for full details 
see ‘Relevant Planning History’ section below. 

 
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 
 
2.3 BS5837:2012 Trees in relation to design, demolition and construction. 

Recommendations. 
 
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) 

• H23: Housing Outside of Environmental Limits 
• H31: Residential Privacy and amenity standards 
• T18: Access requirements for new development 
• T19: Pedestrian Routes and Footpath 
• En17: Development in Countryside 
• En18:Protection of countryside features 
• En19: Trees and Landscape 
• En20: Landscaping Scheme 
• EN25: General Design 
• CS8: Water 
• CS9: Flood Water Management 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• HL5: "Quality and density of development" 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: Sustainable development in Huntingdonshire 
• CS2: Strategic Housing Development 
• CS3: The Settlement Hierarchy 
• CS10: Contributions to Infrastructure requirements 

 
3.4 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.    

• LP1: Amount of Development  
• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP10: Small Settlements 

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


• LP12: Design Context 
• LP13: Design Implementation 
• LP15: Amenity 
• LP16: Surface Water 
• LP17: Sustainable Travel 
• LP18: Parking Provision and vehicle movement 
• LP33: Trees, Woodland, Hedges and Hedgerow. 
• LP36: Heritage Assets and their Settings 

 
3.5 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. 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. Footnote 9 to the Framework provides some examples of 
these restrictive policies.  

 
3.6 Supplementary Planning Documents (SPD) and Guidance: 

• Huntingdonshire Design Guide SPD (2017) 
• Huntingdonshire Townscape and Landscape Assessment 

SPD 2007 
• Developer Contributions SPD 2011 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• December 2017 Annual Monitoring Review regarding housing 

land supply.  
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 15/00216/PMBPA - Proposed change of use of agricultural buildings 

into 3 dwelling houses – Refused 
 

The above application was refused due to a lack of agricultural 
information being submitted for the building in question and a lack of 
structural evidence to show that the building could be converted. 

 
4.2 16/01696/PMBPA - Prior Approval for Proposed Change of Use of 

agricultural building to 3 dwellinghouses (Class C3) - Approved 
 

A pre application was submitted to the Council in 2017 for the 
erection of two dwellings, where officers stated a proposal would be 
unlikely to be supported. However this was before Planning Inquiry 

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


Inspector considered the 'tilted balance' as set out within the 4th 
bullet point of para. 14 be engaged for new housing.  

5. CONSULTATIONS 
 
5.1 Colne Parish Council - (COPY ATTACHED) – Recommend Refusal, 

comments summarised below: 
* The Parish Council would have objected to the previous prior 
approvals on the site if they had been aware 
* The site lies outside the village framework and is not well connected 
to the village. The track also serves other barns so farm vehicles will 
pass in close proximity of the property. 
* Given the size of the site, 3 dwellings would be out of keeping with 
good sized plots on Somersham Road. 
* Speed and access information in the Planning Statement is 
misleading and this could adversely impact Highway Safety. 
* Parish Council also believe a water course runs in close proximity to 
the site although the application doesn't confirm this. 

 
Officer Response: The above comments are addressed within the 
report. 

 
5.2 CCC Local Highway Authority (LHA): No objection, comments 

summarised below: 
The LHA noted that the access visibility drawings submitted 
demonstrate that the splays would be adequate for the speed of the 
road. Notwithstanding the LHA advise that the geometry of the 
junction should be amended for  either: 
1 -  that of a purely residential use i.e. 5m in width for a distance of 
10m from the road edge with the gates removed, or 
2 - provide an access for standard shared residential/ agricultural use 
i.e. an access be provided which is 6m in width with 10m radii for the 
length of the longest vehicle likely to use the access with no gates. 

 
Amended drawings have been submitted which show a widening 6m 
for 10m access. The LHA have recommended the following 
conditions  
- Permitted Development rights for boundary treatments 
- access width, parking and turning areas,  
- access construction and drainage  

 
5.3 HDC Environmental Health Officer (EHO) – No objections, 

comments summarised within the report. The EHO note the previous 
comments regarding contamination and in the absence of subsequent 
information from the applicant they would advise the same condition. 

 
5.4 HDC Waste comment: Waste collections are already made from the 

adjacent properties.  As access to the properties is via a un-adopted 
track the waste collection point for these properties will be on 
Somersham Road. The waste team advise that there should be 
sufficient space to place the bins at this point.  The team add that the 
proposed properties will require all three wheeled bins. 

 
6. REPRESENTATIONS 
 
6.1 Five neighbouring properties consulted. No comments have been 

received at the time of writing. 
 



 
 
7. ASSESSMENT  
 
 Background 
 
7.1 A previous prior approval application was approved by the Council in 

2016 (reference 16/01696/PMBPA) which provided confirmation for 
the applicant that the Agricultural building in question could be 
converted to three residential units under Permitted Development. 

 
7.2 The current application is for the demolition of the building and the 

erection of three dwellings instead of a conversion. The current 
application considers whether three new dwellings in this location are 
acceptable in planning terms, however the prior approval or permitted 
development fall-back position is a material planning consideration. 

 
7.3 The report addresses the principal, important and controversial issues 

which are in this case: 
• Principle of development and Housing Supply Policies  
• Permitted Development Fall-back Position 
• Sustainability 
• Impact on the character of the area 
• Residential Amenity 
• Access and Transport 
• Trees Landscaping and Ecology 
• Drainage 
• Contamination 

 
 Principle of development and Housing Supply Policies  
 
7.4 The NPPF advises that housing applications should be considered in 

the context of the presumption in favour of sustainable development. 
The NPPF aims to deliver a high quality built environment and focus 
development in sustainable locations, with access to a choice of 
transport modes. 

 
7.5 The site is considered to be located just outside of the small 

settlement of Colne and within the open countryside as classified in 
Policy CS3 of the Core Strategy 2009; however Policy LP11 of the 
Local Plan to 2036 Proposed Submission 2017 states that 
development within the countryside will be restricted to the limited 
and sporadic opportunities as provided for in other policies of the 
plan. Amongst other requirements, development must protect the 
intrinsic character and beauty of the countryside and not give rise to 
noise, odour, obtrusive light or other impacts that would adversely 
affect the use and enjoyment of the countryside by others. 

 
7.6 It is considered that the development would not be ‘isolated’ (referred 

to in para 55 of the NPPF) as it adjoins the built up area. However, 
the proposed dwellings do not meet any of the exception criteria set 
out in the local policies regarding development in the countryside 
such as an agricultural need or exceptional design quality.  

 
7.7 As the site is located within the countryside, new build dwellings 

would normally be resisted, however 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.  

 
7.8 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.   

 
7.9 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.  

 
7.10 At this time, the above policies are therefore no longer fully up-to-date 

or consistent with the NPPF 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. A balancing 
exercise therefore needs to take place 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. 

 
7.11 Following on from the above, the Core Strategy does not consider the 

agricultural building on the edge of the settlement to form part of the 
built up area. The extents of the settlements’ built-up areas are not 
defined on maps, but are to be judged on a site-by-site basis. 
Paragraph 5.15 of the Core Strategy's explanatory text states that the 
built-up area should be considered to be the 'existing built form', but 
excluding: (i) buildings that are detached from the settlement; (ii) 
gardens and undeveloped curtilage land at the settlement edge, 
where these are more related to the countryside than the village; and 
(iii) agricultural buildings.  

 
7.12 The submitted planning statement references that the emerging local 

plan includes commitments for residential development. However, as 
it stands Officers currently see no evidence that the Prior Approval 
consent will definitely be implemented, even though it is contained 
within the Council’s Housing Trajectory Sites Data. Therefore contrary 
to the applicant’s interpretation the site is not considered to be 
located within the built up area of Colne, it is considered to be located 
with the Countryside. 

 
 Permitted Development Fall-back Position 
 
7.13 As discussed, the application site benefits from a prior approval for 

three dwellings following application reference 16/01696/PMBPA.  
 
7.14 The applicant has referenced the case between Mansell v Tonbridge 

and Malling BC (2017) EWCA Civ 1314, the Court of Appeal upheld a 



judgement of the High Court that Permitted Development rights can 
properly be taken into account as a fall-back position when alternative 
development is proposed. The judgement effectively concluded that it 
would be unrealistic for the applicant not to take advantage of 
permitted development scheme should planning permission be 
refused. To accompany this argument, the applicant submitted two 
appeal decisions (which were supportive in terms of replacing the 
buildings in question) for similar cases to the current application 
which have prior approval to convert to residential and propose 
demolition of an agricultural building and erection of new build 
dwellings.  

 
7.15 Whilst it is stated above the prior approval on this site is not 

guaranteed to be implemented, there is no compelling evidence that 
the site would not then come forward should this application be 
refused or a subsequent planning appeal dismissed. It is accepted 
the proposed development with regards to the relevant provisions of 
the Town and County Planning (General Permitted Development) 
(England) Order 2015 entails different planning considerations to 
those relevant for applications for planning permission. However the 
proposal would not represent a net increase in units with the prior 
approval scheme also proposing three dwelling schemes. This means 
that any change to the sustainability of the permitted development 
scheme would be limited. The redline boundary for the current 
scheme is also similar to any previous approval. The current 
application could produce three well designed alternate dwellings 
where design, landscaping and scale could all be strictly controlled by 
the Council at Reserved Matters Stage to mitigate any adverse 
impact on the countryside, Therefore for the above reasons, the 
current proposal would result in no significant effects in relation to the 
suitability of the location of residential development compared to the 
2016 scheme. 

 
 Sustainability 
 
7.16 Small settlements as defined by Policy LP10 of the Huntingdonshire's 

Local Plan to 2036: Proposed Submission 2017 states a proposal that 
is located within a built-up area of a Small Settlement will be 
supported where the amount and location of development proposed 
is sustainable.  Colne is defined as a ‘small settlement’ in the 
Huntingdonshire's Local Plan to 2036. This is in relation to the: level 
of service and infrastructure provision within the settlement, 
opportunities for users of the proposed development to access 
everyday services and facilities by sustainable modes of travel 
including walking, cycling and public transport; and effect on the 
character of the immediate locality and the settlement as a whole. A 
proposal for development on land well-related to the built-up area 
may be supported where it accords with the specific opportunities 
allowed for through other policies of this plan.  

 
7.17 The adopted Policy CS3 of the Core Strategy 2009 states Small 

Settlements are less sustainable than settlements in the Spatial 
Planning Area settlements, Key Service Centres and Local Service 
Centres, due to the need to travel to access services and facilities 
elsewhere on a regular basis. As such the Local Plan makes no 
allocations for development in Small Settlements. However, the 
strategy does set out a role for a limited amount of sustainable 



development in contributing to the social and economic sustainability 
of Small Settlements and in supporting a thriving rural economy.  

 
7.18 In light of the adopted housing supply policies being out of date, it is 

not appropriate in the case of all Small Settlements to attach the 
same weight to Policies LP10 and CS3 in a blanket way. It is 
necessary to assess the circumstances of each Small Settlement to 
establish whether that village can accommodate sustainably (as 
defined in the NPPF) the development proposed, having regard in 
particular to the level of services and facilities available to meet the 
needs of that development. Similarly, each proposal must be 
assessed on its own merits and it will be up to you to justify the 
proposal accordingly, and taking into account the advice given in this 
pre-app response.  

 
7.19 The presumption in favour of sustainable development requires 

proposals to achieve economic, social and environmental gains; as 
such a balancing exercise has to be undertaken to weigh the benefits 
of the scheme against its disadvantages.  

 
 Environmental Sustainability 
 
7.20 The environmental issues are assessed in the following sections of 

this letter but specifically in relation to the loss of higher grade of 
agricultural land. Policy LP11 of the Huntingdonshire District Council 
Local Plan to 2036: Proposed Submission 2017 states that the 
Council will only grant planning permission where development seeks 
to use land of lower agricultural value in preference to land of higher 
agricultural value, avoid the irreversible loss of the best and most 
versatile agricultural land (Grade 1 to 3a) where possible, and 
avoiding Grade 1 agricultural land unless there are exceptional 
circumstances where the benefits of the proposal significantly 
outweigh the loss of land. Development should protect the intrinsic 
character and beauty of the countryside; and not give rise to noise, 
odour, obtrusive light or other impacts that would adversely affect the 
use and enjoyment of the countryside by others. In this case, the site 
is classified as grade II agricultural land which is no longer in use. 
Due to the Council’s out of date housing supply policies weight can 
be given to the need for housing as overriding the need to retain this 
small parcel of agricultural land when conducting the planning 
balance. The proposal is not considered to result in a significant loss 
of viable high value agricultural land. 

 
 Economic sustainability: 
 
7.21 The provision of 3 new dwellings would give rise to employment 

during the construction phase of the development, and has the 
potential to result in an increase in the use of local services and 
facilities, both of which will be of benefit to the local economy. 

 
 Social sustainability: 
 
7.22 Chapter 6 of the NPPF relates to ‘delivering a wide choice of high 

quality homes’ and seeks to ‘boost significantly the supply of housing’ 
placing importance on widening the choice of high quality homes and 
ensuring sufficient housing (including affordable housing) is provided 
to meet the needs of present and future generations. Paragraph 55 of 



the NPPF seeks to promote sustainable development in rural areas 
advising ‘housing should be located where it will enhance or maintain 
the vitality of rural communities’, and recognises that where there are 
groups of smaller settlements, development in one village may 
support services in a village nearby. The development would provide 
a benefit through delivering up to an additional 3 residential dwellings. 
From a social perspective the proposal would allow an increased 
social interaction between residents existing and new albeit in a 
modest way.  

 
7.23 Paragraph 7 of the NPPF states that the social dimension of 

sustainable development includes the creation of a high quality built 
environment with accessible local services. Given that this proposal is 
required to meet all three elements of the definition of sustainability 
as set out in the NPPF, there is a need to consider the range facilities 
in Colne available to the occupants of the proposed scheme and the 
impact of the scheme on the capacity of public services that serve the 
village. Colne is supplied by a limited amount of local services which 
include a public house, village hall, and a church, which all provide 
modest employment opportunities. However the village and site are 
within walking and cycling distance via the footpath on the B1050 to 
Somersham, a ‘Key Service Centre’. Cumulatively the villages have a 
good range of services, including local shops, a post office, primary 
school, doctors surgery, public houses, churches and a village hall. It 
is acknowledged that due to the rural nature of this part of the district, 
there would be a modest increase in private car use. However the 
proximity of local services and facilities at least provides an 
alternative to increase car use. Therefore due to the proximity of 
Somersham in this instance the application site is considered to be 
within a sustainable location. 

 
 Impact on the character of the area 
 
7.24 Paragraph 109 of the NPPF says that the planning system should 

contribute to and enhance the natural and local environment by, 
amongst others, protecting and enhancing valued landscapes, 
geological conservation interests and soils. It is also a Core Principle 
in paragraph 17 of the NPPF that the planning system should 
recognise the intrinsic character and beauty of the countryside. 

 
7.25 Paragraph 17 of the NPPF seeks to secure high quality design and a 

good standard of amenity. 
 
7.26 Paragraph 58 of the NPPF outlines that ‘…decisions should aim to 

ensure that developments respond to the local character and history, 
and reflect the identity of local surroundings and materials’. 

 
7.27 Paragraph 64 of the NPPF establishes that permission should be 

refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an 
area. 

 
7.28 Paragraph 131 of the NPPF outlines that local planning authorities 

should take account of the desirability of new development making a 
positive contribution to local character and distinctiveness. 

 



7.29 As discussed above the site is considered to be located outside the 
built up area of Colne and within the open countryside. The Parish 
Council have commented on this fact. The building itself is located 
adjacent to another agricultural building and also near an equestrian 
menage. Properties South East of the site fronting Somersham Road 
are generally single storey properties on large residential plots in a 
linear fashion, a point also raised by the Parish Council. However 
further along Somersham Road are two storey properties on smaller 
plots which are a denser form of development forming rows of 
housing behind Somersham Road. As stated the footprint of the 
application site is similar to the proposed scheme including the 
proposed curtilage.  

 
7.30 Design, scale and materials have not been submitted at outline stage 

however the site is well screened with only glimpses visible from the 
street scene and other neighbouring properties. It is considered that 
the proposed site is more closely related to the built up area than the 
open countryside. Although the scheme would change the 
appearance of the site it would result in a minimal loss of openness 
given the nearby buildings and the replacement of the existing 
building. This impact on the character of the area is not considered to 
be significant or demonstrable. As part of any consent, landscaping 
could be controlled by condition. It is also considered necessary to 
add a materials condition to ensure the proposed materials are 
appropriate to their surroundings. 

 
7.31 Subject to these, the proposal is therefore considered to accord with 

the NPPF, policies CS1 and CS3 of the Adopted Core Strategy 
(2009) and policies LP2, LP12 and LP13 of the Huntingdonshire 
Local Plan to 2036: Proposed Submission 2017. 

  
 Residential Amenity 
 
7.32 The NPPF and the Council’s planning policies (policies H31, H37 and 

H38) seek to ensure developments do not have an unacceptable 
impact upon residential amenity for both existing and future 
occupiers.  LP15 of the Draft Local Plan to 2036 also seeks to protect 
amenity of neighbouring user but can only be afforded reduced 
weight which as an emerging policy may be subject to change. The 
policy also seeks to ensure residential amenity is not harmed as a 
result of development; the NPPF within the core principles states that 
planning should "always seek to secure high quality design and a 
good standard of amenity for all existing and future occupants of land 
and buildings".  

 
7.33 The application has been submitted in outline form, with all matters 

reserved, therefore any proposed layouts are indicative only. Officers 
need to be satisfied at this stage that the site is capable of 
accommodating the amount of development proposed without having 
a detrimental impact on neighbour’s amenity.  

 
7.34 It is considered that the submitted drawings demonstrate that the site 

could accommodate the amount of development proposed without 
having an unreasonable impact on residential amenity through 
overlooking, overbearing or loss of light. The building is a significant 
distance away from other properties within the surrounding area and 
taking into account the existing buildings presently on the site, the 



proposal is not considered to cause any significant adverse impacts 
of overbearing or loss of light. 

 
7.35 The Parish Council has commented that the proposed access still 

serves other agricultural buildings and this could impact the future 
occupants of the proposed dwellings. However there have been no 
objections from Environmental Health officers with regards to noise, 
the proposed dwellings are not located far from existing properties 
and dwellings could be designed as to mitigate any noise impacts, 
although it is considered there would not be an intensive agricultural 
vehicle use.  

 
7.36 Due to the size of the development, it is considered reasonable and 

necessary to add a number of other conditions such as restricting 
hours of work during construction in order to protect the amenity of 
nearby residents. Although it wasn’t requested by the Local Highway 
Authority, due to the size of the development and proximity of nearby 
residential properties it is considered reasonable to add a traffic 
management plan condition to help mitigate any disruption to nearby 
residential properties. 

 
7.37 The proposal is therefore considered to accord with the NPPF, 

policies H31 & T18 of the Huntingdonshire Local Plan 1995 and 
policies LP17 and LP18 of the Huntingdonshire Local Plan to 2036 
Proposed Submission 2017. 

 
 Access and Transport 
 
7.38 Paragraph 32 of the National Planning Policy Framework sets the test 

that “development should only be prevented or refused on transport 
grounds where the residual cumulative impacts of the development 
would be severe”. 

     
7.39 The main issue is whether there would be any severe adverse effects 

on highway safety and traffic flow arising from the proposed 
development of up to 141 homes.  In determining whether the 
development would have severe residual cumulative impacts, 
Cambridgeshire County Council (CCC) have been consulted.  

 
7.40 Contrary to the Parish Council’s comments, the Local Highway 

Authority has no objections to the application following amendments 
to widen the proposed access to 6m for 10m to allow for the shared 
residential and agricultural use. The access is indicated to have 
appropriate visibility in accordance with the speed of the road. The 
Local Highway Authority recommend a number of conditions which 
include - access width a minimum of 6m for a minimum of 10m in 
distance  
- visibility splays to be provided in accordance with the details on plan 
-  parking and turning area to be laid out prior to first occupation of the 
development 
- submission of a scheme in consultation with the Local Highway 
Authority for access construction and to prevent surface water run off 
to the public highway.  

 
7.41 Finally the Local Highway Authority request a condition to remove PD 

rights for boundary treatments, in particular gates from Schedule 2 
Part 2 Class A. The reason for this is to avoid obstruction to the 



Public Highway which could cause an unnecessary risk of Highway 
Safety. It is therefore considered reasonable and necessary to add 
these conditions to the decision notice. 

 
7.42 The proposal is therefore considered to accord with the NPPF, 

policies T18 of the Huntingdonshire Local Plan 1995 and LP17 and 
LP18 of the Huntingdonshire Local Plan to 2036 Proposed 
Submission 2017. 

 
 Trees, Landscaping and Ecology 
 
7.43 Paragraph 109 of the NPPF states that 'the planning system should 

contribute to and enhance the natural and local environment by: 
*protecting and enhancing valued landscapes, geological 
conservation interests and soils; *recognising the wider benefits of 
ecosystem services; *minimising impacts on biodiversity and 
providing net gains in biodiversity where possible.'   

 
7.44 Local Plan policy En22 requires appropriate account be taken of 

nature and wildlife conservation and policy LP28 of the emerging 
Local Plan to 2036 aims to conserve and enhance biodiversity and 
advises that opportunities should be taken to achieve beneficial 
measures within the design and layout of development and that 
existing features of biodiversity value should be maintained and 
enhanced.   

 
7.45 There are very few trees on the application site or within the red line 

boundary. Any trees that are within close proximity to the site, 
including the access, are considered to be fairly low value and would 
not contribute significantly to the character of the area. It should also 
be noted these nearby trees do not have any legal protection, 
therefore if they are within the applicant’s ownership they are within 
their right to remove them. As stated above a landscaping scheme 
will be conditioned as part of any consent. 

 
7.46 A brief accompanying statement with regards to ecology and 

protected species states that the barn is not occupied by any protect 
birds or bats. From my site visit, I have no reason to disagree with 
this; therefore it is not considered any ecological condition is 
necessary. However, the applicant is reminded that if they were to 
find any signs of protected species, development should be halted. 
This is covered under separate legislation, so there is no need for a 
condition. 

 
7.47 The proposed development is considered to comply with relevant 

local policies in this regard.  
 
 Drainage 
 
7.48 The overall approach to the consideration of flooding in the planning 

process is given in paragraphs 100-104 of the NPPF and these 
paragraphs set out a sequential, risk-based approach to the location 
of development. This approach is intended to ensure that areas at 
little or no risk of flooding are developed in preference to areas at 
higher risk. It involves applying a Sequential Test to steer 
development away from medium and high flood risk areas (FZ2 and 



FZ3 land respectively), to land with a low probability of flooding 
(FZ1).    

 
7.49 The drainage officer has not been consulted on the current proposal 

alongside the very little drainage information that has been submitted 
with the application. The proposal is not at a significant risk of 
flooding and is located with Flood Zone 1, however it is considered 
necessary and reasonable to add a surface and foul water drainage 
condition to the decision notice. 

 
7.50 The proposed development on the site is considered appropriate with 

respect to flood risk and drainage and is therefore considered to 
comply with the relevant policy in this regard.  

 
 Contamination 
 
7.51 The Environmental Health officer has been consulted on the 

proposal. This application site is situated on former agricultural land.  
It is recommended a land contamination site investigation, risk-
assessment and where necessary, a remediation strategy condition is 
imposed before the commencement of development. This will be 
added to the decision notice.  

 
 Other Matters 
 
7.52 The Parish Council have commented that there have been previous 

prior approval applications granted on site. The Parish Council state 
that they were unaware of those at the time, however if they were 
aware, they would have objected should they of had the chance. 
However, as those previous applications have already been 
determined, only comments on this application can be taken into 
account. 

 
 Infrastructure Requirements and Planning Obligations 
 
7.53 The Infrastructure Business Plan 2013/2014 (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 

 
7.54 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 
 
7.55 The application is accompanied by a satisfactory completed unilateral 

undertaking for the provision of wheeled bins in accordance with the 
Developer Contributions SPD (2011). 

 
  
 
 



Community Infrastructure Levy (CIL): 
 
7.56 As this planning application is for a minor development, the 

development will be CIL liable in accordance with the Council's 
adopted charging schedule; CIL payments will cover footpaths and 
access, health, community facilities, libraries and lifelong learning and 
education.  

 
 Conclusion and Planning Balance 
 
7.57 The NPPF has at its heart the presumption in favour of sustainable 

development. To be sustainable, development must, as noted in 
paragraph 6 of the NPPF, strike a satisfactory balance between the 
economic, environmental and social considerations.  

 
7.58 In terms of the economic dimension of sustainable development, the 

proposal would contribute towards 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.  

 
7.59 In terms of the environmental dimension of sustainable development, 

whilst there is some modest environmental harm, new landscaping is 
proposed and any harm is not considered to be significant or 
demonstrable enough for a refusal.  

 
7.60 In terms of the social dimension, the site appears to have no 

significant constraints and is deliverable. It would also increase the 
supply of market housing.  

 
7.61 Having fully assessed all three dimensions of sustainable 

development; economic, environmental and social within this report it 
is concluded that the development of this site will: -  

 - Provide a supply of market housing to meet current and 
future generations 

 - Not have a significant and demonstrable impact upon the 
character of the area 

 - Not cause significant detrimental impact to residential 
amenity 

 - Provide acceptable parking provision 
 - Maximise opportunities for use of public transport, walking 

and cycling 
 - Manage flood risk and drainage effectively 
 - Have no significant adverse impacts on features of 

landscape or ecological value 
 - Provide appropriate infrastructure to meet the needs 

generated by the development through wheeled bin provision 
 
7.62 For these reasons, the proposal is considered to constitute 

sustainable development and accords with the Development Plan. 
There are no overriding material considerations that indicate that 
permission should not be granted in this instance and the application 
is therefore recommended for approval subject to the stated planning 
conditions.  

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 



 
• Approval of Reserved Matters 
• Approval of Reserved Matters Time Limit 
• Time limit following last Reserved Matters 
• Approved plans 
• Materials  
• Hard and soft landscaping including Boundary Treatments 
• Surface Water and foul water drainage 
• Hours of work 
• Traffic Management Plan 
• Contamination 
• PD Rights Boundary Treatments 
• Provision of parking layout prior to occupation of dwellings 
• Access Width 
• Visibility Splays 
• Access Construction and Drainage Measures 

 Informative 
• Works to the Public Highway 

 
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 William Tysterman Senior Development 
Management Officer 01480 388411 
 



Pathfinder House, St Mary's Street
Huntingdon. PE29 3TN
Development.control@huntingdonshire.gov.uk

01480 388388
www.huntingdonshire.gov.uk

                                                                                                                                                                                              

Mr. K. Parsons
Virginia House,
High Street,
Colne, 
Huntingdon,
PE28 3ND

Our Ref : 18/00199/OUT

2nd February 2018

Dear Clerk

PARISH COUNCIL CONSULTATION – APPLICATION REF. 18/00199/OUT
Demolition of vacant agricultural barn and erection of three detached dwellings, including 
associated hardstanding.
Agricultural Building North East Of Oatlands Somersham Road Colne   

Enclosed is the form relating to the above application.

I would be grateful to receive any views your Council would wish to make in respect of the proposed 
development. Any representations made should be representations of the Parish Council as such 
and not of individuals and should include material planning reasons for any recommendation of 
approval or refusal.

Residential neighbours abutting the site will be notified of its submission and invited to make 
comments.  I will suggest to them that they may wish to let you have a copy of their comments but 
would remind you that it is inappropriate to delay your recommendation for this.

I should be pleased to receive your Council’s views as soon as possible or in any case by 23rd 
February 2018.

Cont…………..



The application including documents and plans, is also available to view from Huntingdonshire 
District Council’s Web site at http://publicaccess.huntingdonshire.gov.uk/online-applications/
It is also possible to submit any comments you care to make direct from this site to this office. 
Alternatively, you may submit comments by post, email or fax. The quickest way to submit 
comments is by e-mail to developmentcontrol@huntingdonshire.gov.uk or by fax to 01480 388472.

If you wish to discuss this matter further, please contact the Team Support Officer on Direct Dial   or 
the case officer Mr Andrew Cundy on 01480 388370.

Yours faithfully 

Moffat Andy
Head Of Development 

Head of Planning Services
Pathfinder House

http://publicaccess.huntingdonshire.gov.uk/online-applications/
mailto:developmentcontrol@huntingdonshire.gov.uk


Pathfinder House, St Mary's Street
Huntingdon. PE29 3TN
Development.control@huntingdonshire.gov.uk

01480 388388
www.huntingdonshire.gov.uk

                                                                                                                                                                                              

St. Mary’s Street
Huntingdon
Cambridgeshire PE 29 3TN

Application Number: 18/00199/OUT  Case Officer Mr Andrew Cundy
Proposal: Demolition of vacant agricultural barn and erection of three detached dwellings, 
including associated hardstanding.
Location: Agricultural Building North East Of OatlandsSomersham RoadColne
Observations of Colne Town/Parish Council.
Please   box as appropriate

 
            Recommend approval because ……(please give relevant planning reasons in space below)

              Recommend refusal because…(please give relevant planning reasons in space below)

            
             No observations either in favour or against the proposal    

…………………………………..Clerk to Colne Town/Parish Council.

Date :

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.

Please send response to email address below:-

Development.control@huntingdonshire.gov.uk 

(Development Management)

18th February 2018

Council is mindful that the replacement of the barn with three dwellings (15/00216/PMBPA) was refused in April 2015. 
Subsequently a stable block and barn at this farm have been converted or replaced with dwellings. Council was not 
aware until now of the approval in 2016 for replacing the barn with three dwellings (16/01696/PMBPA) and in view of 
the other developments at this farm Council would have objected at that time. . - --continued below

Given the size of the site the proposal for three dwellings is out of keeping with other properties on Somersham Road north of 
The Quadrangle which are all of substantial size on good sized plots.
Figures 3 and 4 at 5.22 in the planning statement are misleading in that although figure 3 is taken from the entrance of the Drove, 
figure 4 is taken from a point to the north of the 40 MPH signs shown in figure 3. As such it does not accurately convey the location 
of the speed cushions to the south of the Drove. Council is concerned that vehicles leaving the Drove to the south will not accelerate 
substantially due to the proximity of the speed cushions and vehicles from the north may still be decelerating when entering the 
30 MPH area only a few yards north of the Drove entrance.
Council also believe a water course runs in close proximity to the site although the application doesn't confirm this.

In respect of this application as the site lies outside of the village framework, and is accessed by a track which at times is gated,
Council considers the site is not well connected to the village. The track also serves as access to other barns adjacent to the site
which suggests farm vehicles will be passing closely in front of the proposed properties.

mailto:Development.control@huntingdonshire.gov.uk
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