
      
DEVELOPMENT MANAGEMENT  COMMITTEE                 18 June  2018 
 
Case No: 17/02196/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  5 NO. PROPOSED FLAT UNITS INCLUDING CHANGE OF 

USE OF PART OF EXISTING OFFICE BUILDINGS TO 
RESIDENTIAL. CONVERSION OF EXISTING SINGLE 
SHOP UNIT TO 2NO. SHOP UNITS. 

 
Location:  62 HIGH STREET RAMSEY  PE26 1AA   
 
Applicant:  MR DAVID COATES 
 
Grid Ref: 528758   285057 
 
Date of Registration:   31.10.2017 
 
Parish:   RAMSEY 
 

RECOMMENDATION  -  APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) as Ramsey Town Council's recommendation of refusal is contrary 
to the officer recommendation of approval. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site is located at No.62 High Street within the centre of Ramsey, 

close to a number of shops, services, some job opportunities and 
within the designated conservation area. The site is situated on the 
north side of the High Street and currently consists of a large shop 
frontage extending to the rear with accommodation above. 

 
1.2 The site frontage is located upon the High Street which is 

characterised by a shop fronted street with residential 
accommodation above. The site is surrounded by predominately 
commercial uses with residential mews style accommodation to the 
north and west. There will be minimal change to the existing shop 
front with only a new entrance to the proposed second unit and side 
gate to be added. The site is in Flood Zone 1 which means the site 
has a low probability of flooding. 

 
1.3 In terms of access, the residential units would be mainly accessed via 

the rear of the site from Great Whyte in between Nos. 14 and 16. The 
site offers pedestrian access only with no car parking proposed due 
to the sustainable town centre location of the proposed development.  

 
1.4 The application in detail is for the separation of the existing shop unit 

(No.62 High Street) into two units with the part change of use and 
extension to create 5 residential units to the rear. The residential units 
will be divided into four one bedroom units and one two bedroom unit. 

 
1.5 On this occasion the site is located within a sustainable location in the 

Market Town of Ramsey, within close proximity to a good range of 
facilities and services, and offers an opportunity for the sustainable 



regeneration and development of a site that will meet wider 
sustainability objectives.  

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012) sets out the three 

dimensions to sustainable development - an economic role, a social 
role and an environmental role - and outlines the presumption in 
favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for : building a strong, competitive economy; 
ensuring the vitality of town centres; supporting a prosperous rural 
economy; promoting sustainable transport; supporting high quality 
communications infrastructure; delivering a wide choice of high 
quality homes; requiring good design; promoting healthy 
communities; protecting Green Belt land; meeting the challenge of 
climate change, flooding and coastal change; conserving and 
enhancing the natural environment; conserving and enhancing the 
historic environment; and facilitating the sustainable use of minerals. 

 
2.2 Planning Practice Guidance 
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 

• En5: Conservation areas character 
• En6: Design standards in conservation areas 
• En25: General Design Criteria 
• H30: Residential Amenity Protection  
• H31: Residential Privacy and Amenity Standards 
• T18: Access Requirements  
• CS8: Water Supply, Sewerage, Sewerage Disposal and 

Surface Water Drainage Requirements 
 
3.2 Saved policies from the Huntingdon 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  
• 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) 
• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP6: Waster Water Management 
• LP7: Spatial Planning Areas 
• LP12: Design Context  
• LP13: Design Implementation 
• LP15: Amenity 

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


• LP16: Surface Water 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 
• LP36: Heritage Assets and their Settings 

 
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 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. 

 
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. 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. 

 
3.8 Huntingdonshire Design Guide Supplementary Planning Document 

(2017) 
 
3.9 Developer Obligations SPD (2011) 
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 79/01123/FUL – Extensions to sales area and new pedestrian access 

– APPROVED – 23.10.1979 
 
4.2 87/01308/FUL – Rooms in roof and 3 dormer windows – APPROVED 

– 21.08.1987 
 
4.3 90/01743/FUL – Erection of garage – APPROVED – 28.12.1990 
 
4.4 97/00547/FUL – Extension to shop – APPROVED – 02.07.1997 

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


5. CONSULTATIONS 
 
5.1 Ramsey Town Council – Refuse – Concerns over traffic generation 

and parking 
 

Officer Response – The site is located within a sustainable location 
within the town centre of Ramsey with easy and convenient access to 
a good level of services, facilities, amenities and public transport. It is 
considered that, based on census evidence of average car ownership 
of people choosing to live in a town centre location like this, that the 
likely car parking that this development will generate could be 
accommodated on nearby surrounding streets, there is also a free car 
park located off Mews Close within close proximity to the north of the 
site. 

 
5.2 Huntingdonshire District Council Operations – Bins to be 

collected from Mews Close 
 
5.3 Cambridgeshire County Council Highways – Comments stating 

the council to be satisfied that no dedicated parking is proposed and 
any parking associated with the development will be located on the 
street. 

 
6. REPRESENTATIONS 
 
6.1 No representations have been received 
 
7. ASSESSMENT  
 
7.1 The report addresses the principal, important and controversial issues 

which are in this case:  
 

• The principle of development 
• Impact upon the special character and appearance of the 

conservation area 
• Residential amenity  
• Highways Safety 

 
 The Principle of Development 
 
7.2 The site is located within the built up area of the ‘Market Town’ of 

Ramsey as defined by Policy CS3 of the Core Strategy 2009. 
Ramsey is designated as a Spatial Planning Area in Policy LP7 of the 
Local Plan to 2036 Proposed Submission 2017, where a proposal for 
housing development will be supported where it is appropriately 
located within the built-up area, and subject to other material planning 
considerations. 

 
7.3 Due to under delivery in recent years the buffer to be applied for the 

District is 20% (in terms of five year supply of housing land). The 
December 2017 Annual Monitoring Review applies the 20% buffer 
and demonstrates that the Council has a five year supply of housing 
land.   

 
7.4 However 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.  

 
7.5 The above 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. 

 
7.6 In this instance the proposal is for the redevelopment of an existing 

shop and underused areas to the rear in order to create two new 
shop units and 5 residential dwellings within a sustainable town 
centre location. The harm that will be caused by the proposed 
(covered in detail below) would not be substantial and the scheme 
would bring economic, social and environmental benefits, therefore 
given the current policy position, the principle of development is 
established subject to compliance with other relevant adopted 
policies. 

 
Impact upon the special character and appearance of the 
conservation area 

 
7.7 The site is located within the built up area of the market town of 

Ramsey as defined by Policy CS3 of the Core Strategy 2009. The site 
is located upon the High Street and is surrounded by predominantly 
commercial and residential development. 

  
7.8 The site has no public vehicular access or parking and is accessed 

via a pedestrian link from the High Street (to the shops) and from 
Great Whyte (to the rear courtyard residential development). 

 
7.9 The proposal is for the separation of the existing shop unit into two 

more manageable units and the development of 5 residential units to 
the rear of the main shop building. 

 
7.10 The site is surrounded to the north and west by mews style residential 

development in the form of ‘Darling Mews’, ‘Hildred Court’ and 
‘Palmer Close’ providing very similar residential accommodation. It is 
therefore considered that a small scale residential development of 5 
dwellings would result in a conforming land use, considering the close 
proximity of existing similar residential dwellings; as such the 
proposal is deemed to conform to the overall character and 
appearance of the area. 

 
7.11 The site layout shows that the site can effectively and efficiently 

accommodate 5 small residential units in the form of 4 x 1 bed units 
and 1 x 2 bed unit. The external design changes are limited to an 
updated shop façade that is split into two units and a number of 
windows and doors in the rear element of the proposal for the 5 
dwellings. The overall design of the shop front and the residential 



units are considered to be acceptable.  The finer details such as 
finished materials, window and door types etc will be secured by 
condition. Subject to high quality materials being agreed at planning 
conditions stage, it is considered that the proposal will at best 
preserve the special character of the conservation area, and at worst 
have a neutral impact on the appearance of the conservation area 
due to the restrained nature of the changes to the shop front, and the 
location of the residential element to the rear of the shops, as such it 
is considered to be acceptable in regard to its appearance upon the 
street scene. 

 
7.12 On balance the proposal put forward in terms of the layout, design 

and scale would not harm the harm the special character or 
appearance of the conservation area subject to conditions to secure 
appropriate materials in the construction phase.  

 
7.13 The proposal is in accordance with the character and appearance of 

the area; in accordance with Policies En6, En25 & H34 of the Local 
Plan (1995) and Policies LP12, LP13 & LP36 of the Local Plan to 
2036: Proposed Submission (2017). 

 
 Residential amenity 
 
7.14 The size and location of the site is considered acceptable to 

accommodate 5 residential units without having any significant 
adverse residential amenity impacts upon neighbouring properties or 
the proposed dwellings upon the site. The detailed layout showing the 
plot orientation demonstrates a mews type development of small 
single aspect units that front onto a small communal landscaped and 
planted area.  

 
7.15 Due to the location of the residential units, flat nos. 4 & 5 would face 

directly towards the opposite flats of nos. 2 & 3, however the 
positioning of the boundary treatment and the location of the off-set 
windows is considered to preserve residential amenity and limit any 
significant overlooking or overbearing impacts. 

 
7.16 In terms of the proposed residential unit orientation, the layout of the 

units is similar to that of the neighbouring units at Hildred Court. All 
the proposed units will benefit from either an eastern or a western 
aspect. It is considered that the proposal is acceptable in this regard 
and the residential units will experience acceptable levels of daylight. 

 
7.17 The residential units proposed are small in nature and aimed at single 

or couple occupants; as such there are no dedicated outdoor private 
amenity areas other than the shared areas that border the access 
path. In this town centre context, this is considered acceptable due to 
the nature of the residential units proposed.    

 
7.18 It is considered that the scale, orientation and the existing and 

proposed boundary treatments between the proposal and the 
neighbouring properties would lead to no significant impact in regards 
to overlooking or overshadowing and, on balance, given the 
positioning of the proposed residential units, it is unlikely that the 
development will have an unduly overbearing detrimental impact 
upon residential amenities. 

 



7.19 The proposal has been scrutinised by the HDC Urban Design team 
who suggested changes/amendments during the planning process 
that were taken on board and implemented, as such officers are 
satisfied that the development will not lead to a significant loss of 
amenity to the occupiers of the adjoining or future properties. The 
proposal is considered to be in accordance with Policies H31 of the 
Local Plan (1995) and Policy LP15 of the Local Plan to 2036: 
Proposed Submission (2017). 

 
 Highway safety 
 
7.20 The existing access arrangements for the site are pedestrian from the 

High Street and Great Whyte. The proposal is to use the existing 
access with the main shop access being from the High Street and the 
residential from Great Whyte. 

 
7.21 CCC Highways have been consulted and do not offer an objection, 

they do however state that with no designated parking the Local 
Authority must be content with any vehicles generated from the 
proposal being parked upon public streets or public car parks within 
the area.  

 
7.22 In this regard it is considered that the site is located within a 

sustainable town centre location, close to a good range of services 
and facilities with regular public transport links. The proposal 
encourages the use of more sustainable transport methods such as 
walking, cycling and public transport. Any private car ownership 
generated from the proposal could park upon the public street or 
within the free car park located off Mews Close. The LPA has no 
evidence to suggest that the surrounding roads are at or close to 
saturation level in terms of on street parking, or indeed that the level 
of parking that this development will generate, will result in highways 
safety issues if the cars (that this development will generate) are 
going to parking on nearby public streets or in the free car park 
located off Mews Close. 

 
7.23 The site is located within a town centre location with a good provision 

of amenities contained within the market town of Ramsey, it is 
considered that on this occasion, given the size of the units and the 
sustainable location of the proposal that the lack of parking is 
acceptable in this regard and the proposal therefore meets the 
requirements of policies H31 of the Local Plan 1995, and LP17 & 
LP18 of the Local Plan to 2036: Proposed Submission (2017).  

 
 
 Infrastructure Requirements and Planning Obligations 
 
7.24 Part H of the Developer Contributions SPD (2011) requires a 

payment towards refuse bins for new residential development.   
 
7.25 A signed and completed Unilateral Undertaking was received by the 

Local Planning Authority on 31st October 2017. The proposal 
therefore meets the requirements of Policy CS10 of the Core Strategy 
2009. 

 
 Community Infrastructure Levy (CIL): 
 



7.26 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 
 
7.27 Given the inconsistencies of the adopted housing supply policies with 

the NPPF, the ‘tilted balance’ set out in para. 14 of the NPPF is 
engaged and shifts the planning balance in favour of the grant of 
consent, unless any adverse impacts of doing so would significantly 
and demonstrably outweigh the benefits.  

 
7.28 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.  

 
7.29 When considered in the round, the proposal would contribute to the 

economic and social dimensions of sustainability. The scheme offers 
some benefits with limited harm to the character and appearance of 
the conservation area.  

 
7.30 The harm identified is not considered to significantly and 

demonstrably outweigh the scheme’s benefits when assessed against 
the policies in the NPPF taken as a whole. This is a significant 
material consideration which outweighs the conflict with the 
Development Plan. 

 
7.31 In this instance the proposed development is considered to be 

compliant with the relevant national and local policy as it: 
* Is of an appropriate density and makes efficient use of the site 
* Would regenerate the building in a sustainable location and would 
provide additional housing to meet the needs of the district 
* Would not have a harmful impact upon the character and 
appearance of the conservation area 
* Would not have a significantly detrimental impact upon the amenity 
of neighbours or future residents 
* Would not have a harmful impact upon highway safety 
* Maximise opportunities for use of public transport, walking and 
cycling 
* There are no other material planning considerations which have a 
significant bearing on the determination of this application. 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 
 

• Time limit 
• Materials  
• Hard and soft landscaping  
• Boundary treatments  



 
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 Peter Baish Senior Development 
Management Officer 01480 388680 
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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 11 May 2018 12:10

To: DevelopmentControl

Subject: Comments for Planning Application 17/02196/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 12:09 PM on 11 May 2018 from Mr Gary Cook.

Application Summary

Address: 62 High Street Ramsey PE26 1AA 

Proposal:
5no. proposed flat units including change of use of part 
of existing office buildings to residential. Conversion of 
existing single shop unit to 2no. shop units. 

Case Officer: Peter Baish 

Click for further information

Customer Details

Name: Mr Gary Cook

Email: gcook@ramseytowncouncil.org.uk

Address: 7A Church Green, Ramsey, Huntingdon PE26 1DW

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: Unanimously refused. The reduction in scale of the 
development still does not address the concerns over 
traffic generation and parking concerns.



1

Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 15 November 2017 15:13

To: DevelopmentControl

Subject: Comments for Planning Application 17/02196/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 3:12 PM on 15 Nov 2017 from Mr Gary Cook.

Application Summary

Address: 62 High Street Ramsey PE26 1AA 

Proposal:
5no. proposed flat units including change of use of part 
of existing office buildings to residential. Conversion of 
existing single shop unit to 2no. shop units. 

Case Officer: Peter Baish 

Click for further information

Customer Details

Name: Mr Gary Cook

Email: gcook@ramseytowncouncil.org.uk

Address: 7A Church Green, Ramsey, Huntingdon PE26 1DW

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: Unanimously refused due to reasons of over 
development of site, traffic generation and highway 
safety.
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