
      
DEVELOPMENT MANAGEMENT  COMMITTEE                   29 May  2018 
 
Case No: 18/00100/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  CHANGE OF USE (AND ASSOCIATED BUILDING 

WORKS) TO CONVERT A RANGE OF UNDERUSED 
AGRICULTURAL BARNS INTO TWO DWELLINGHOUSES 
WITH ASSOCIATED ACCESS, PARKING / GARAGING 
AND AMENITY SPACE 

 
Location:  AGRICULTURAL BUILDINGS, LOWER DEBDEN FARM,  

SILVER STREET,  GODMANCHESTER 
 
Applicant:  THE CHURCH COMMISSIONERS FOR ENGLAND (MR M 

NAYLOR) 
 
Grid Ref: 524984   268268 
 
Date of Registration:   22.01.2018 
 
Parish:   GODMANCHESTER 
 

RECOMMENDATION  -     APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) as Godmanchester 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 a range of agricultural outbuildings within 

the wider site of Lower Debden Farm, Godmanchester.  
 
1.2 A small section of the access to the site (at the junction with Silver 

Street) falls within the designated A14 safeguarding zone. At the time 
of writing, comments from Highways England remain outstanding.  

 
1.3 The application site is located within the countryside, approximately 

1km from the southern edge of Godmanchester. A farmhouse which 
is understood to be associated with Lower Debden Farm is located 
approx. 22m to the west of the application site. Open fields border the 
application site in all directions.    

 
1.4 The proposal is for the change of use (and associated building works) 

to convert a range of underused agricultural barns into two dwellings 
with associated access, parking / garaging and amenity space. 

 
1.5 The application is supported by a Tree Survey, Planning, Design and 

Access Statement and Ecological Appraisal.  
 
 
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) 

• EN17: Development in the Countryside  
• EN18: Trees, Woodlands, Hedges and Meadowland 
• EN20: Landscaping Scheme 
• EN25: General Design Criteria 
• H23: Housing Development Outside Environmental Limits 
• H31: Residential Amenity and Privacy Standards 
• T18: Access Requirements for New Development 

 
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 

(as amended March 2018 for submission) 
• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP4: Contributing to Infrastructure Delivery 
• LP6: Waste Water Management 
• LP11: The Countryside 
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• LP16: Surface Water 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 
• LP26: Housing Mix 
• LP32: Biodiversity and Geodiversity 
• LP33: Trees, Woodland, Hedges and Hedgerows 
• LP35: Rural Buildings  

 

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


3.5 The LPA consider the Local Plan to 2036 to be a sound plan and it 
was submitted for examination on the 29th March 2018. The plan has 
therefore reached an advanced stage and is consistent with the 
policies set out within the NPPF.        

 
3.6 Godmanchester Neighbourhood Plan 2017-2036:  

• GMC1: The Importance of Countryside Setting 
• GMC4: Landscaping and Planting to keep the semi-rural 

character of the Town 
• GMC13: Residential Development 
• GMC14: Residential Development - Parking   

 
3.7 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Huntingdonshire Landscape and Townscape Assessment 
2007 

• LDF Developer Contributions SPD 2011 
 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
 
4. PLANNING HISTORY 
 
4.1 None relevant to the determination of this application.  
 
 
5. CONSULTATIONS 
 
5.1 Godmanchester Town Council: Recommend refusal - there is no 

traffic impact [report] submitted with this application.  The town 
council has serious concerns about the cumulative negative effect of 
traffic in Silver Street as raised by residents.  Although Planning, 
Design and Access Statement point 7.23 says the development is 
unlikely to materially affect the operation of the local highway, we 
question this, especially as we have an estate of about 14 houses just 
about to be built in Silver Street at Wigmore Farm.  The application 
lacks details of design and management of the access track and exit 
onto Silver Street. 

 
5.2 Highways England: Comments outstanding at time of writing - 

Members will be updated through the Late Representations 
procedure or at DMC. 

 
5.3 CCC Highways: "…given the modest nature of the development a 

highway reason for refusal could not be sustained […] please append 
conditions to any consent granted". 

 
5.4 Wildlife Trust: "…have now reviewed the ecological report and am 

satisfied with the conclusions of the report and the mitigation and 
enhancement measures proposed in section 4. Should permission be 
granted, these should be required by way of a suitably worded 
planning condition" 

 
5.5 HDC Environmental Health: No objection subject to a condition to 

ensure potential contamination is addressed.  
 

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


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; 
• The design of the proposal in relation to the street scene and 

the character/appearance of the area as a whole;  
• The impact on the amenity of neighbours;  
• Accessibility, parking and the impact upon highway safety; 

and 
• Biodiversity 

 
 
 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 EN17 of the Huntingdonshire Local Plan (1995) indicates that 

development in the countryside will be restricted to the efficient 
operation of local agriculture, forestry, permitted mineral extraction, 
outdoor recreation or public utility services, however it is noted that 
paragraph 7.32 of the supporting text identifies that the change of use 
of an existing building may be permitted.  

 
7.4 Due regard is given to Part 3, Class Q of the General Permitted 

Development Order (2015) (as amended) which outlines the criteria 
for the conversion of agricultural buildings to dwellings which would 
not require an application for planning permission but would be 
formalised through the 'Prior Approval' process.  

 
7.5 Due to the proposed increase in the ridge height of Barn 1, the 

development would not be 'permitted development' due to conflict 
with criteria (g) of Part 3, Class Q, however the potential conversion 
which could be achieved through the prior approval process must be 
recognised as a 'fall back' position to consider under the assessment 
of whether the principle of development is acceptable. 

 
7.6 Policy LP35 of Huntingdonshire's Local Plan to 2036: Proposed 

Submission 2017 identifies the criteria upon which conversion 
proposals are assessed: 

 
7.7 A proposal for the conversion of a building in the countryside that 

would not be dealt with through 'Prior Approval/ Notification' will be 
supported where it can be demonstrated that: 
a. the building is: 
 i) redundant or disused; 
 ii) of permanent and substantial construction;  



iii) not in such a state of dereliction or disrepair that 
significant reconstruction would be required; and 
iv) structurally capable of being converted for the proposed 
use; and 

 
b. the proposal: 

i) would lead to an enhancement of the immediate setting; 
and  
ii) any extension or alteration would not adversely affect the 
form, scale, massing or proportion of the building. 

 
 Taking each point in turn: 
 
7.8 A (i): The supporting Planning, Design and Access statement (PDA) 

states: "…these buildings are now underutilised due to agricultural 
practices having modernised and the buildings becoming surplus to 
requirement other than for basic storage". 

 
7.9 A (ii): The supporting Suitability for Conversion Survey (SCS) 

indicates that the timber frames of the three barns "looked to be in 
adequate condition [but] it is expected some repairs/replacement will 
be required". 

 
7.10 A (iii): The SCS identified that "ad-hoc repairs to remedy brickwork 

erosion" of the brick plinths would be required, along with upgrading 
of some roof trusses/bracing and the replacement of all three roof 
coverings. The required works are not considered to represent 
significant reconstruction. 

 
7.11 A (iv): Subject to the upgrading works identified in the report, the 

barns are considered to be structurally capable of being converted for 
the proposed use.  

 
7.12 B (i): The PDA identifies that the proposed conversion of the barns 

would "prevent them falling into a state of disrepair". With the 
upgrading works completed and an appropriate scheme of 
landscaping for the resultant curtilages secured by condition, the 
proposed development is considered to lead to an enhancement of 
the setting. 

 
7.13 B (ii): The proposed alterations are considered to be relatively minor, 

sympathetic and appropriate. The development would not adversely 
affect the form, scale, massing or proportion of the buildings.  

 
 

The design of the proposal in relation to the street scene and the 
character/appearance of the area as a whole: 

 
7.14 The application site is located approximately 365m to the east of 

Silver Street. Given the set-back distance from the highway and the 
absence of formal public right of way walking routes in the vicinity, the 
potential visual impact which could arise through the conversion of 
the barns is considered to be relatively limited. 

 
7.15 Notwithstanding this point, it is considered appropriate to impose 

conditions to ensure full details of the joinery for the windows and 
doors and a suitable hard/soft landscaping scheme are submitted in 
order to preserve the intrinsic character of the barns and enhance the 



overall setting of the application site and to achieve a high quality of 
development. 

 
7.16 Whilst the loss of any tree could be considered to be regrettable, in 

this instance, the removal of the tree positioned upon the northern 
boundary of the site can be satisfactorily mitigated by ensuring that 
the replacement planting outlined in 7.26 of the Design and Access 
Statement is carried out. These recommendations will be secured 
through the aforementioned hard/soft landscaping scheme. 

 
7.17 With the imposition of the conditions outlined above, the proposed 

development will not result in an unacceptable detrimental impact on 
the character or appearance of the area, nor interrupt the 
interpretation of the wider street scene. The development is 
considered to represent an improvement to the immediate setting by 
bringing the barns into a viable use (thereby securing their retention 
and avoiding a potential situation of the barns falling into disrepair) 
and through securing enhancements by way of suitable and 
appropriate landscaping.   

 
 
 The impact on the amenity of neighbours: 
 
7.18 The nearest neighbouring property is located approximately 28m from 

the southwest corner of the closest structure on the application site 
(Barn 1). Due to this separation distance, the increase in the scale 
and massing of the barn is not considered to result in an 
unacceptable detrimental impact in terms of a loss of 
light/overshadowing, a loss of privacy/overlooking or by way of being 
overbearing.  

 
7.19 As the scale/massing of the other barns on the application site will 

remain unaltered, these structures will retain the existing relationship 
between the two sites and do not give rise to concerns regarding of a 
loss of light/overshadowing or by way of being overbearing.  

 
7.20 Given the absence of first floor accommodation within the Barns and 

the orientation/positioning of the existing built form in the vicinity, the 
proposed alterations to the existing and the additional fenestration 
upon the Barns are not considered to result in an unacceptable 
detrimental impact in terms of overlooking/a loss of privacy.  

 
7.21 Due to the previous use of the application site, HDC Environmental 

Health advised of the possibility that residual contamination could be 
found which may impact upon the future occupants of the converted 
barns. As such, it is considered necessary to impose a condition 
which ensures a satisfactory site investigation. 

 
 
 Accessibility, parking and the impact upon highway safety: 
 
7.22 The application site is located approximately 2.4km from the centre of 

Godmanchester and it is anticipated that the occupants of the 
proposed development would likely rely on a vehicle to access the 
majority of the shops and services required.  

 
7.23 It is noted that Q.2 (1) (e) of the Part 3, Class Q of the General 

Permitted Development Order (2015) (as amended) outlines that the 



LPA can determine that the location/siting of a building makes 'it 
impractical or undesirable for the building to change from agricultural 
use to a dwelling", however in this instance, the application site is not 
considered to be isolated to the extent that the potential  reliance 
upon vehicles by the occupants of the development would outweigh 
the sustainability benefits of securing the long term retention of the 
barns through a viable, deliverable conversion which would contribute 
to the housing stock of the district.  

 
7.24 The proposed Site Layout plan (401294/LD/01 Rev B) provides 

independently workable, effective off-street parking areas for each of 
the proposed dwellings, with cycle/refuse storage provided within the 
subdivided Barn 2.  

 
7.25 Godmanchester Town Council's comments regarding the cumulative 

impact of developments upon Silver Street are understood, however it 
must be noted that the scale of the proposed development falls below 
the threshold at which a Transport Statement/Assessment would be 
required by Cambridgeshire County Council's Highways department.  

 
7.26 It is recognised that details regarding the design of the access track 

were omitted from the application; however the conditions suggested 
by CCC Highways are considered to adequately address this area of 
concern and would secure a development which is be acceptable in 
this regard.  

 
7.27 The junction of Silver Street and the access to the site falls within the 

area identified as an A14 Safeguarding zone; however at the time of 
writing, no comments have been received from Highways England on 
the proposal. An update will be provided in the Late Reps document.  

 
7.28 Given the scale and nature of the proposal, it is anticipated that no 

objection will be raised; however a recommendation of approval will 
be predicated upon confirmation from Highways England that the 
proposed development is acceptable with regard to the ongoing A14 
project.  

 
7.29 On balance, with due regard given to the 'fall back' position, the 

proposed development is considered to be acceptable.  
 
 
 Biodiversity: 
 
7.30 Paragraph 109 of the NPPF states that 'the planning system should 

contribute to and enhance the natural and local environment 
by…minimising impacts on biodiversity and providing net gains in 
biodiversity where possible.' Local Plan policy En22 requires 
appropriate account to be taken of nature and wildlife conservation 
and policy LP28 of the Proposed Submission 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 the development and that existing features of biodiversity 
value should be maintained and enhanced.  

 
7.31 The application is supported by an Ecological Appraisal completed in 

January 2018.  The Wildlife Trust have reviewed the ecological 
information provided and are satisfied with the conclusions of the 
report and the mitigation and enhancement measures proposed. A 



planning condition is recommended to secure these in accordance 
with both national and local planning policy.  

 
 
 Conclusion and Planning Balance: 
 
7.32 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. 

 
7.33 Economic: The proposed development would contribute toward 

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

 
7.34 Environmental: The visual impacts of the proposed development are 

considered to be minimal and mitigation can be provided for 
biodiversity impacts. Due regard must be given to improvements to 
the application site which can be secured through condition.  

 
7.35 Social: The proposed development would increase the supply of 

market housing and is deliverable. On balance, the limitations 
associated with the location of the application site are not considered 
to significantly and demonstrably outweigh the benefits of the 
proposal, particularly with the 'fall back' position of the conversion of 
the barns achievable via Part 3, Class Q of the General Permitted 
Development Order (2015) (as amended). 

 
 
8. RECOMMENDATION  - APPROVAL subject to no 

objections received from Highways England (consultation period 
ongoing at time of writing), receipt of a Unilateral Undertaking to 
secure wheeled bin provision and conditions to include the following: 

 
• Time limit 
• Development in accordance with plans 
• Materials 
• Hard/Soft Landscaping scheme 
• Access a minimum width of 6m for 20m measured from near 

edge of highway 
• No gates across the access 
• Access to be laid out and constructed in accordance with the 

Cambridgeshire County Council construction specification 
• Junction of access with highway to be laid out with 10m radius 

kerbs 
• Access shall be constructed with adequate drainage 

measures to prevent surface water run-off onto the adjacent 
public highway 

• Parking and turning area to be provided prior to occupation 
and retained as such 

• Mitigation and Enhancement measures identified in Ecology 
report to be provided prior to occupation  

• Site contamination investigation/mitigation scheme 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 
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Huntingdonshire DC Public Access

From: Town Clerk <townclerk@gmccouncil.com>

Sent: 16 February 2018 08:56

To: DevelopmentControl

Cc: Lloyd, James (Planning)

Subject: 18/00100/FUL - Lower Debden Farm

Godmanchester Town Council met last night and make the following recommendation in respect of the above 
planning application.
If you need any further information, please do not hesitate to contact me.

Kind regards

Madelaine

18/00100/FUL Change of use (and associated building works) to convert a range of underused 
agricultural barns into two dwelling houses with associated access, 
parking/garaging and amenity space: Agriculturul buildings Lower Debden Farm, 
Silver Street: RECOMMEND REFUSAL - there is no traffic impact submitted with 
this application. The Town Council has serious concerns about the cumulative 
negative effect of traffic in Silver Street as raised by residents. Although PD and 
A statement point 7.23 says the development is unlikely to materially affect the 
operation of the local highway, we question this, especially as we have an estate 
of about 14 houses just about to be built in Silver Street at Wigmore Farm. The 
application lacks details of design and management of the access track and exit 
onto Silver Street.
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The plan is published for convenience only.  Although thought to be correct 
its accuracy cannot be guaranteed and it does not form part of the contract.
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A Garage amended --

Do not scale from this drawing unless for Planning purposes. Figured
dimensions only are to be used. All dimensions must be checked on site
by the Contractor prior to the commencement of any fabrication or
building works. Where applicable, dimensions and details are to be read
in conjunction with specialist consultants' drawings; any disparity
between drawings is to be brought to the attention of Savills prior to the
commencement of any fabrication or building works. This drawing is the
property of and may not be reproduced without their expressed
permission.
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