
      
DEVELOPMENT MANAGEMENT  COMMITTEE             16 JULY   2018 
 
Case No: 18/00242/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  PROPOSED SUBDIVISION INTO TWO SEPARATE 

DWELLINGS 
 
Location:  108 MAIN STREET YAXLEY  PETERBOROUGH  PE7 3LP 
 
Applicant:  SMARTMOVE PROPERTY SOLUTIONS (MR GRAHAM 

FAGAN) 
 
Grid Ref: 518261   292098 
 
Date of Registration:   15.02.2018 
 
Parish:   YAXLEY 
 

RECOMMENDATION  -    APPROVE 
 
The application is reported to the Development Management Committee 
as Yaxley Parish Council’s recommendation of refusal is contrary to the 
officer’s recommendation of approval. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to 108 Main Street, Yaxley a two storey 

residential property of brick and tile construction (rendered on the 
front elevation and side gable) which occupies a corner plot at the 
junction of Main Street and Blenheim Way.  

 
1.2 The property was previously a part dwelling, part bakery shop. The 

bakery section of the building related to the single storey side 
extension to No. 108 with bow window and separate front door to 
Main Street.  The property forms part of the continuous line of 
properties from No. 108 to No. 116 

 
1.3 The application site is within the Yaxley Conservation Area (CA). A 

grade II listed building 106 Main Street also occupies a corner plot at 
the junction of Main Street and Blenheim Way. The site is within 
SFRA 2017 Flood Zone 1 where all types of development are 
appropriate. 

 
1.4 The proposal is for the conversion from a single dwelling to two 

dwellings, including window and door alterations. 
 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012).  
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
 
 

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. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 

• EN2: Character and Setting of Listed Buildings 
• EN6: Conservation Areas: Design 
• EN9: Conservation Areas 
• EN25: General Design Criteria 
• H31: Residential Amenity and Privacy Standards 
• T18: Access Requirements for New Development 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

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

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: Sustainable Development in Huntingdonshire 
• CS3: The Settlement Hierarchy  
• CS10: Contributions to Infrastructure Requirements  

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

(as amended March 2018 for submission) 
• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP4: Contributing to Infrastructure Delivery 
• LP8: Key Service Centres  
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 
• LP26: Housing Mix 
• LP36: Heritage Assets and their Settings 

 
3.5 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  
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 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
4. PLANNING HISTORY 
 
4.1 1401514CLED – certificate of lawfulness granted for use as a 

dwelling. 
 
4.2 90/01397/FUL - planning permission granted for extension to bakery. 
 
4.3 8101718FUL – planning permission granted for change of use to a 

shop. 
 
5. CONSULTATIONS 
 
5.1 Yaxley Parish Council – recommend refusal (COPY ATTACHED) 

on the grounds of over development and lack/removal of parking 
provision in an area where on street parking is already at a premium 
both on Main Street and Back Lane. The current three single 
bedroom house enjoys space for 1 or 2 cars parked on the plot. The 
new development of two properties with a total of four bedrooms (1 x 
1 bedroom and 1 x 3 bedroom), some of which are doubles, has no 
on-site parking indicated at all, as from the application the courtyard 
becomes a shared space. 

 
Officer response: The issues raised by the Parish Council are 
addressed in the main body of the report.  

 
5.2 CCC Highways - No parking is proposed as part of this application 

and the original dwelling had no parking off highway either, therefore 
the planning authority will need to consider the public amenity issues 
in the area of approving this development without parking. It will most 
likely relocate existing parking further away from the site or have the 
effect of displacing those already parked in the area. 

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

 
 
 
 
 

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


6. REPRESENTATIONS 
 
6.1 In addition to a site notice, 6 neighbours were consulted. 
 
6.2 No third party 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; 
• Housing provision: 
• The design of the proposal in relation to the street scene and 

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

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

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

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

 
7.3 Policy CS3 of the 2009 Core Strategy identifies Yaxley as a ‘Key 

Service Centre’ in which development schemes of moderate and 
minor scale and infilling may be appropriate within the built-up area. 
Policy LP8 of Huntingdonshire's Local Plan to 2036: Proposed 
Submission 2017 (as amended March 2018 for submission) identifies 
Yaxley as a Key Service Centre, where a proposal for housing 
development will be supported where it is appropriately located within 
the built-up area. As such, the broader principle of development is 
considered to be acceptable in principle, subject to all other material 
considerations being addressed. 

 
7.4 The premises have been used historically as a bakery, however non-

domestic rates are last recorded as being paid in 2004. A certificate 
of lawfulness for the premises being used as a dwelling was issued in 
2014. 

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

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

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

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

 



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

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

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

 
7.8 It must be noted that the external alterations to the building are minor 

with: 
 - a door and window swapping positions on the front elevation 
 -  a decrease in size of another window on the front elevation  
 - an additional ground floor window is proposed on the rear elevation 

- the existing flat roof to be re-configured with two new rooflights 
proposed  
- three rooflights to be added to the north roof slope of the single-
storey former bakery  

 
7.9 Taking into account the nature of the change, officers consider that 

the  scale and design of the proposed development will not  result in 
an unacceptable detrimental impact upon the  street scene.  

 
 The impact on the amenity of neighbours: 
 
7.10 The NPPF paragraph 17 requires (amongst other matters) 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. Policy H31 of the Local Plan expects development to 
only be permitted where appropriate standards of privacy and 
amenity can be maintained. Policy LP15 of the Local Plan to 2036: 
Submission (2017) follows this theme.  

 
7.11 The minor alterations to the existing built form are not considered to 

create a detrimental impact by way of being overbearing, or in terms 
of a loss of light/overshadowing. 

 
7.12 Due to the orientation and the layout of the existing built form, the 

introduction of an additional window at ground floor in the proposed 
position is considered to be acceptable. 

 
7.13 Although it has not been shown on the proposed plans, a condition 

could be imposed in order to ensure that the flat roof is not used as 
an outdoor amenity space. 

 
 Accessibility, parking and the impact on highway safety: 
 
7.14 National and local planning policy relating to transport and access 

promotes sustainable development which should give priority to 
pedestrian and cycle movements, have access to high quality public 



transport initiatives and create safe and secure layouts and 
minimising journey times.  

 
7.15 Paragraph 32 of the NPPF states that where developments generate 

significant amounts of movement decision should take account of 
whether opportunities for sustainable transport modes have been 
taken up, safe and suitable access to the site can be achieved for all 
people and improvements can be undertaken within the transport 
network that cost effectively limit the significant impacts of the 
development. It goes onto state that development only be prevented 
or refused on transport grounds where the residual cumulative 
impacts of development are severe. 

 
7.16 The availability of services and public transport options in the vicinity 

is such that the site is considered to represent a sustainable location.  
 
7.17 It is recognised that the proposed development may result in an 

increase in on-street parking; CCC Highways did not raise  highway 
safety as an issue, and explained that it will be for the planning 
authority to consider the public amenity issues in the area (if the 
proposed development is going to be recommended for approval 
without parking). There are areas of unrestricted on-street parking 
located in the vicinity, and within a reasonable walking distance of the 
application site e.g., along Main Street, Back Lane, Blenheim Way.  

 
7.18 Given the sustainable location of the application site, the availability 

of pockets of unrestricted on-street parking in the vicinity, and the 
absence of an objection upon highway safety grounds from CCC 
Highways the proposed development is, on balance, considered to be 
acceptable in this regard. Officers are also of the opinion that an 
‘insufficient parking’ reason for refusal will be extremely difficult to 
defend on appeal due to the adopted parking policy position of the 
Council, and in light of recent appeal decisions where similar 
development proposals, in similar sustainable locations in the district 
(ie in key service centres), relied on on-street parking in the wider 
vicinity of the site. 

 
 Wheeled Bin contribution:  
 
7.19 The application is accompanied by provision for refuse - wheeled 

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

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

 
7.21 Economic: The proposed development would contribute toward 

economic growth, including job creation during the refurbishment 
phase and in the longer term through the additional population 
assisting the local economy through spending on local services / 
facilities. Officers give these benefits limited weight due because 
these benefits are no more than proportionate to the number of 
homes (one additional unit) being proposed 

 



7.22 Environmental: The visual impact of the proposed development are 
considered to be minimal and due regard must be given to the 
previously approved development. 

 
7.23 Social: The proposed development would increase the supply of 

market housing and is deliverable.  
 
7.24 On balance, the anticipated minor increase in on-street parking 

pressure in this location is not considered to significantly and 
demonstrably outweigh the benefits of the proposal.  

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• Development in accordance with plans 
• Flat roof not to be used as a balcony  

 
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 Dallas Owen Senior Development 
Management Officer 01480 388468 
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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 22 February 2018 12:40

To: DevelopmentControl

Subject: Comments for Planning Application 18/00242/FUL

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

Comments were submitted at 12:37 PM on 22 Feb 2018 from Mrs Helen Taylor.

Application Summary

Address: 108 Main Street Yaxley Peterborough PE7 3LP 

Proposal: Proposed subdivision into two separate dwellings 

Case Officer: Dallas Owen 

Click for further information

Customer Details

Name: Mrs Helen Taylor

Email: clerk@yaxleypc.org.uk

Address:
Yaxley Parish Council, The Amenity Centre, Main Street, 
Yaxley pe7 3lu

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: The Parish Council recommend refusal on the grounds of 
over development and lack/removal of parking provision 
in an area where on street parking is already at a 
premium both on Main Street and Back Lane. The 
current three single bedroom house enjoys space for 1 
or 2 cars parked on the plot, the new development of 
two properties with a total of four bedrooms, some of 
which are doubles, has no on-site parking indicated at 
all, as from the application the courtyard becomes a 
shared space.
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Proposed Subdivision of No108 to 
Form New maisonette.

Proposed plans and elevations

No108 Main Street, 
Yaxley, 
Peterborough, 
Cambridgeshire. 
PE7 3LP.

Smartmove Property Solutions

New Entrance door off 
street.
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New maisonette GF 35.98 sqm/ 387.28 sqft

New maisonette FF 14.60 sqm/ 157.15 sqft

New maisonette Gross internal 50.58 sqm/ 544.43 sqft

New No108 GF 69.18 sqm/ 744.64 sqft

New No108 FF 23.40 sqm/ 251.87 sqft

New No108 Gross internal 88.22 sqm/ 949.59 sqft

New No108 GF 65.82sqm/ 708.48sqft

New maisonette FF 14.60 sqm/ 157.15 sqft

New No108 FF 23.40 sqm/ 251.87 sqft
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