
      
DEVELOPMENT MANAGEMENT  COMMITTEE          20th AUGUST  2018 
 
Case No: 17/02457/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  ERECTION OF SINGLE STOREY FLAT ROOF DWELLING 
 
Location:  LAND REAR OF 13 - 17 PERRY ROAD  BUCKDEN   
 
Applicant:  BOREHOLE SOLUTIONS LTD 
 
Grid Ref: 518919   267309 
 
Date of Registration:   29.11.2017 
 
Parish:   BUCKDEN 
 

RECOMMENDATION  -     APPROVE 
 
This application has been referred to the Development Management 
Committee (DMC) as Buckden Parish Council's recommendation to refuse the 
application is contrary to the officer recommendation to approve the 
application. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The proposed dwelling is to be situated to the rear of No. 13 Great 

North Road with access running along the northern boundary of No. 
13 from a lay-by off the A1 in proximity to Buckden roundabout. The 
site is surrounded by residential properties with garden areas 
bordering the proposed dwelling.  
 

1.2 The application is for a contemporary single storey flat roofed 
dwelling with a rear garden and two onsite parking spaces to the front 
of the property. The proposal is to utilise the existing dropped kerb 
and access point. 
 

2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

2018) sets out the three economic, social and environmental 
objectives of the planning system to contribute to the achievement of 
sustainable development. The NPPF confirms that 'So sustainable 
development is pursued in a positive way, at the heart of the 
Framework is a presumption in favour of sustainable development. 
The NPPF sets out the Government's planning policies for:  
* delivering a sufficient supply of homes;  
* achieving well-designed places;  
* conserving and enhancing the natural environment;  
* conserving and enhancing the historic environment. 

 
2.2 Whilst the NPPF 2018 has now been published and replaces the 

NPPF 2012, transitional arrangements are in place for authorities who 
have submitted Local Plans submissions prior to the 29 January 2019 
and to ensure consistency, the 2012 framework policies will continue 
to be relevant. For clarity HDC submitted their Local Plan on 29 
March 2018.  



 
2.3 The National Planning Policy Framework (NPPF 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:  
* promoting sustainable transport;  
* delivering a wide choice of high quality homes;  
* requiring good design;  
* conserving and enhancing the natural environment;  
* conserving and enhancing the historic environment. 

 
2.4 In this report, reference to both NPPF 2012 and 2018 from here-on 

referred to as 'the NPPF' 
 
2.4 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) 

• En25: General Design Criteria 
• H31: Residential Amenity and Privacy Standards 
• H32: Sub-division of Large Curtilages 
• 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 
• CS4: Affordable Housing in Development 
• 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 and Principles 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 

 
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. Footnote 22 

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


of NPPF 2018 states during the transitional period for emerging plans 
submitted for examination (set out in paragraph 214 of NPPF 2018), 
consistency should be tested against the previous Framework 
published in March 2012. The plan has therefore reached an 
advanced stage and is consistent with the policies set out within the 
NPPF 2012.  Given the transitional arrangements in place it is 
considered that if there is any tension between emerging policies and 
NPPF 2018 the previous framework policies will prevail.    

 
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 11 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 d ii 
of para. 11 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: Place making principles- Parts 3.5 Parking 
and Servicing and 3.7 Building Form. 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk   
 
4. PLANNING HISTORY 
 
4.1 Pre-application advice was sought in 2017 from the Local Planning 

Authority for the erection of a single storey dwelling. Officers provided 
advice and stated that the proposed development may be acceptable 
in principle subject to careful consideration of the access and parking 
arrangements. 

 
5. CONSULTATIONS 
 
5.1  Buckden Parish Council refusal of the application on the following 

grounds: 

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


• The Council considers the proposed building to be outside the 
built area of the village and therefore on a plot not available for 
development. 

• The Council are concerned about several important 
inaccuracies in the application. For example, we consider it 
misleading for the application to be located as 'Land Rear of 13-
17 Perry Road, Buckden.'  We consider the location to be 
behind 13 Great North Road. As a consequence, we believe the 
Design and Access statement to be misleading.  

• The proposed plot has been described as a brown field site. 
This is incorrect. It has never had planning permission for a 
change of use from residential to commercial. 

• The proposed application cannot be described as an 'infill' 
development. It can more accurately be described as a 'back 
land' development and, therefore, requires closer scrutiny. 

• We consider that the proposed building represents an 
overdevelopment of the proposed plot, having very little room 
between the outer side walls of the property and the boundary 
fences. 

• The changes of design regarding the platform will raise the 
windows above the surrounding fencing, thus impacting on the 
privacy of neighbours. 

• The access to/from the proposed development onto/off the A1 
trunk road will, we consider, bring additional road safety risks to 
an area that already experiences road serious 
safety/congestion issues. We consider the entrance to the 
proposed development to be too acute when entering and 
exiting a major trunk road. 

 
5.2 Highways England offers no objections.  Given that there are 

numerous accesses along this section of road, including the adjacent 
property which lies closer to the roundabout, although not desirable I 
consider that the precedent for access has been set and therefore, as 
usage is expected to be light, Highways England is not in a position to 
object to the proposal. Additionally there does not appear to be an 
existing safety record at this location.  

 
5.3 Further comments were made by Highways England regarding the 

existing access for No. 13 however this does not form part of the 
application and is outside the red line. It should also be noted that the 
access has been is use for more than 4 years and is therefore 
exempt from enforcement action. 

 
5.4 Buckden Ward Councillor - Cllr Masson raised the following 

concerns: 
• The lack of objections from Highways may be incorrect and 

under-researched and the access may be extremely dangerous. 
Their views should be re-evaluated and until it is, HDC may be 
open to future litigation. 

• Safety advice is available from the Chief Constable of 
Cambridgeshire although it is understood the LPA are not 
obliged to seek formal safety advice. 

• The site is a back garden and it is not in reality brownfield 
• The height of the windows means that the privacy of neighbours 

is destroyed 



• Site access is on the Great North Road, not Perry Road as 
claimed in the application. 

• The building is very close to boundary fencing. 
 

5.5 HDC Trees have no objection subject to a condition requiring the 
submission and approval of an arboricultural method statement prior 
to commencement to ensure suitable protection of the trees on and 
adjacent to the site for the duration of the construction works pursuant 
to this permission and to protect and to enhance the visual amenity, 
character and appearance of the site.  

 
6. REPRESENTATIONS 
 
6.1 A total of 10 objections were received from 6 households raising the 

following concerns: 
• Outside the development limits of Buckden and is not suitable 

for residential development 
• Application does not demonstrate the land is suitable for 

development  
• Not a brownfield site or vacant land as it is used for storage  

and has vehicles parked on it sometimes 
• Plot is too small for the proposal and results in 

overdevelopment with the garden size is out of keeping 
• Does not follow existing building line and results in the erection 

of an isolated building in the middle of domestic gardens  
• May encourage further back land development 
• Concerns regarding emergency access and road safety 
• Access will be compromised for neighbouring properties during 

construction and if the site has visitors 
• Loss of privacy and overlooking 
• The proximity of the flat roof and boundary fences is a security 

risk 
• Negative impact on trees 
• Drainage and utility service provision is questionable given 

location of the site 
• No wheelchair access 
• Concerns footings could be laid to allow a second floor to be 

added in the future 
• Bin/cycle store must be free-standing as the boundary wall and 

fence are owned by No. 15 Great North Road 
 

7. ASSESSMENT 
 
7.1 The principle, important and controversial issues to consider in the 

determination of this application are:  
• The principle of the proposed development; 
• Housing provision; 
• Design and impact on the character and appearance of the 

street scene;  
• Impact on residential amenity; 
• Parking provision and impact on highway safety; 
• Infrastructure Requirements and CIL 

 
  
 
 



 The principle of the proposed development: 
 
7.2 Policy CS3 (The Settlement Hierarchy) of the Core Strategy identifies 

Buckden as a 'Key Service Centre', in which development schemes of 
moderate and minor scale and inflling may be appropriate within the 
built-up area. Policy LP8 of Huntingdonshire's Local Plan to 2036: 
Proposed Submission 2017 also defines Buckden as a Key Service 
Centre, where a proposal which is located appropriately within the 
built-up area will be supported.   

 
7.3 The Local Plan to 2036 states that the built up area includes land 

which physically, functionally and visually related to existing building 
and will include elements of the grounds of large curtilages that relate 
closely to the buildings. The site is considered to relate more to the 
built-up area than the open countryside and as such, is considered to 
be within the built up area in a sustainable location.  

 
7.4 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 environment, which includes 
widening the choice of high quality homes. The site is in a 
sustainable, reasonably accessible location and the principle of an 
additional dwelling in the built up area of Buckden is acceptable.  

 
7.5 The 'Saved Policies Map' quoted in the Design and Access is taken 

from the 2002 Amended Local Plan and strict application of the 
related 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 therefore the map is 
considered to be out of date. The site is clearly located with an 
existing area of housing which forms part of Buckden Village. 

 
 Housing Provision: 
 
7.6 With regards to the Councils 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. 

 
7.7 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. Policies H23, 
En17 and CS3 also have environmental objectives which are all firmly 
aimed at protecting the environment and landscape character. Core 
principles of the NPPF are to recognise the intrinsic character and 
beauty of the countryside and differing roles and character of the 
areas whilst supporting local communities in rural areas. 

 
7.8 The NPPF therefore has a slightly more positive approach to 

development in the countryside than the restrictive development plan 
policies on housing. Furthermore, an overall aim of the NPPF is to 
significantly boost housing supply. As such there is an inconsistency 
with policies H23, En17 and CS3, and the thrust of the NPPF. In 



accordance with paragraph 213 of the NPPF the weight to be given to 
these policies should be reduced. Paragraph 11 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.' 

 
 Design and impact on the visual amenity of the area: 
 
7.9 There is an array of architectural forms along Great North Road and 

Perry Road consisting of one and two storey properties with a variety 
of footprints and plot sizes. The scale and contemporary design of the 
dwelling is considered to represent an appropriate addition which will 
sit comfortably within the context of the wider area and not create a 
detrimental impact upon the interpretation of the street scene. Given 
the single storey nature of the proposed dwelling, limited public views 
of the development will be available. Overall the design and visual 
impact of the development is acceptable and compliant with the 
NPPF and the Huntingdonshire Design Guide however, given the 
limited amenity space, a condition removing permitted development 
rights will be attached to any permission. 

 
 Impact on residential amenity: 
 
7.10 The scale and positioning of the dwelling is such that the proposal is 

not considered to create an unacceptable impact in terms of 
overshadowing/a loss of light, or by way of being overbearing. 
Similarly, due to the orientation of the dwelling and the arrangement 
of fenestration, the proposed dwelling is not considered to result in an 
unacceptable detrimental impact in terms of a loss of 
privacy/overlooking. 

 
7.11 The neighbour comments regarding overlooking to Perry Road 

properties are noted, however given the separation distance of at 
least approximately 23.5m which exceeds the recommended back to 
back distance of 21m set out in the Design Guide (Part 3.7 Building 
Form), this element is considered acceptable. 

 
7.12 Along the southern elevation, the proposed fenestration mainly 

serves non-habitable rooms, including bathrooms and the hallway, 
with the exception of the most western window which serves the 
kitchen/diner.  Given the positioning of this window in relation to the 
boundary fence, approximately 300mm of the window will be visible 
above the fence which is approximately 1.755m from the finished 
floor level of the proposal. Given this limited visibility, which is further 
restricted by the separation distance to the fence which significantly 
limits downward views, a loss of privacy is not considered to be a 
sustainable reason for refusal. 

 
7.13 The proposed dwelling complies with the 25 degree rule in relation to 

Perry Road properties as set out in the Design Guide (Part 3.7 
Building Form) and therefore overshadowing is not considered a 
sustainable reason for refusal. Given the positioning of the dwelling to 
the north of the garden areas of properties along Great North Road, 
overshadowing is considered to be very limited. 

 



 Parking provision and impact on highway safety: 
 
7.14 There is an existing dropped kerb access to the site, with suitable 

visibility splays, which is to be utilised by the proposed property. Two 
on-site parking spaces are to be allocated to the front of the property 
with sufficient space for vehicles to enter and leave the site in a 
forward gear.  

 
7.15 Given that there are numerous accesses along this section of road, 

including No. 15 which lies closer to the roundabout, the precedent 
for access from this lay-by has been set. Overall, the proposed 
development is not considered to create a detrimental impact upon 
highway safety and is acceptable in this regard. 

  
7.16 It should be noted that Highways England officers do not believe that 

the proposal will give rise to any demonstrable harm in terms of 
highway safety and the LPA have no reason to deviate from the 
specialist advice received. 

 
 Infrastructure requirements and CIL: 
 
7.17 The Infrastructure Business Plan 2013/14 (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. 
 

7.18 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 
S106 Obligations are intended to make development acceptable 
which would otherwise be unacceptable in planning terms. 
 

7.19 For this proposed development of one dwelling the only infrastructure 
requirement is for the provision of wheeled bins. A Unilateral 
Undertaking under Section 106 of the Town and Country Planning Act 
1990 has been sought for a financial contribution towards the 
provision of wheeled refuse bins. The proposal would generate a 
need for such facilities, the amount of the contribution is appropriate 
to the proposed development and is supported by planning policy. 
The contribution is considered necessary to make the development 
acceptable in planning terms.  

 
7.20 The Community Infrastructure Levy will generate funding to deliver a 

range of District-wide and local infrastructure projects that support 
residential and economic growth, provide certainty for future 
development, and benefit local communities. It allows the District 
Council to work with   infrastructure providers and communities to set 
priorities for what the funds should be spent on, and provides a 
predictable funding stream so that the delivery of infrastructure can 
be planned more effectively. 

 
 
 



 Conclusion: 
 
7.21 Taking national and local planning policies into account, and having 

regard for all relevant material considerations, it is recommended that 
planning permission be granted, subject to the imposition of 
appropriate conditions. 

  
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• In accordance with plans 
• Details of materials to be submitted 
• Details of the appearance and materials for the cycle store to 

be submitted 
• Tree protection in accordance with plan 
• Arboricultural method statement to be submitted 
• Landscaping scheme to be submitted 
• Existing and proposed levels to be submitted 
• Remove PD rights (part 1 classes A - E) 

 
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 Karina Adams Development Management 
Officer 01480 388405 
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Huntingdonshire DC Public Access

From: DMAdmin

Sent: 14 June 2018 08:06

To: DevelopmentControl

Subject: FW: Planning Permission Consultation - Land Rear Of 13 - 17 Perry Road Buckden 

(ref 17/02457/FUL)

From: clerk@buckdenparishcouncil.org.uk [mailto:clerk@buckdenparishcouncil.org.uk] 
Sent: 13 June 2018 14:59
To: DMAdmin
Subject: RE: Planning Permission Consultation - Land Rear Of 13 - 17 Perry Road Buckden (ref 17/02457/FUL)

For the attention of Karina Adams:

APPLICATION REF. 17/02457/FUL
Erection of single storey flat roof dwelling
Land Rear Of 13 - 17 Perry Road Buckden

Recommendation: REFUSAL

The Council recommends refusal of the application on the following grounds:

1. The Council considers the proposed building to be outside the built area of the village and therefore on a plot not 
available for development.
2. The Council are concerned about several important inaccuracies in the application. For example, we consider it 
misleading for the application to be located as 'Land Rear of 13-17 Perry Road, Buckden.' We consider the location 
to be behind 13 Great North Road. As a consequence, we believe the Design and Access statement to be misleading. 
3. The proposed plot has been described as a brown field site. This is incorrect. It has never had planning permission 
for a change of use from residential to commercial.
4. The proposed application cannot be described as an 'infill' development. It can more accurately be described as a 
'back land' development and, therefore, requires closer scrutiny.
5. We consider that the proposed building represents an overdevelopment of the proposed plot, having very little 
room between the outer side walls of the property and the boundary fences.
6. The changes of design regarding the platform will raise the windows above the surrounding fencing, thus 
impacting on the privacy of neighbours. 
7. The access to/from the proposed development onto/off the A1 trunk road will, we consider, bring additional road 
safety risks to an area that already experiences road serious safety/congestion issues. We consider the entrance to 
the proposed development to be too acute when entering and exiting a major trunk road. 

Please note that, should this application appear before the Development Committee, Buckden Parish Council will 
wish to be represented. 

Please be reminded that we were granted an extension for reply until 13/06/18.

Yours faithfully

Georgina West

Clerk to Buckden Parish Council
Buckden Village Hall
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Burberry Road
Buckden PE19 5UY
01480 819407
Email: clerk@buckdenparishcouncil.org.uk

From: Dmadmin@huntingdonshire.gov.uk <Dmadmin@huntingdonshire.gov.uk> 
Sent: 25 May 2018 17:16
To: clerk@buckdenparishcouncil.org.uk
Subject: RE: Planning Permission Consultation - Land Rear Of 13 - 17 Perry Road Buckden (ref 17/02457/FUL) 

Dear Parish Clerk,

Please find correspondence from Development Management at Huntingdonshire District Council attached to this 
email in relation to the following application for planning permission.

Proposal: Erection of single storey flat roof dwelling

Site Address: Land Rear Of 13 - 17 Perry Road Buckden

Reference: 17/02457/FUL

Opting out of email correspondence
--------------------------------------------------------
We are continually striving to improve the service we deliver to our customers. As part of this we are now 
contacting our customers by email where possible in an effort to provide a faster, more efficient service.

If you would prefer not to receive correspondence from us via email you have the right to opt out. If you wish to opt 
out please contact us at the address provided below so that we can remove your email details from our records.

Keeping safe on the internet
---------------------------------------------
You should never open a file attached to an email when you do not trust the sender's authenticity.

We will only contact you via email when you have already contacted us in relation to this specific application (or one 
directly related to it) and provided your email address as a contact - we will not transfer your contact details 
between unrelated applications. 

If you have any doubts or concerns relating to this email please contact us directly, our contact details are provided 
below.

Development Management
Huntingdonshire District Council

T: 01480 388388
E: mail@huntingdonshire.gov.uk

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient 
and others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution 
or taking action in relation of the contents of this information is strictly prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived 
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