
      
DEVELOPMENT MANAGEMENT  COMMITTEE          20th AUGUST  2018 
 
Case No: 17/02210/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  SUBDIVISION OF DWELLING TO FORM TWO 

DWELLINGS AND ERECTION OF OUTBUILDING 
(RETROSPECTIVE) 

 
Location:  1 ST PETERS ROAD HUNTINGDON  PE29 7AA   
 
Applicant:  MR R WESTWOOD 
 
Grid Ref: 523433   272505 
 
Date of Registration:   08.11.2017 
 
Parish:   HUNTINGDON 
 

RECOMMENDATION  -  APPROVE 
 
This application has been referred to the Development Management 
Committee (DMC) as Huntingdon Town 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 application relates to the retrospective subdivision of No. 1 St 

Peters Road to form two dwellings, the erection of a detached 
outbuilding to serve No. 1 (an access is proposed along the rear 
boundary to connect the outbuilding with No. 1), and the creation of a 
formal parking area to serve both properties. The site fronts onto St 
Peters Road with an existing dropped kerb access point. The railway 
line runs along the rear of the site.  

 
1.2 The application seeks to regularise the use of the extension, 

permitted under 1301222FUL, as a separate dwelling.  The 
outbuilding is currently empty however the submitted floor plans show 
this is to be used for storage purposes and as a workshop.    

 
1.3 The application site is not located in a conservation area (although 

the conservation area boundary for Huntingdon is located 
approximately 30m to the south and 60m to the northeast).  This site 
is not in an area at risk of flooding being in Flood Zone 1. 

 
1.4 Revised plans were received widening the existing access point in 

line with Cambridgeshire County Council (CCC) Highways comments. 
The revised plans were re-consulted on. 

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (NPPF - July 2018) sets out 

the three dimensions to sustainable development – an economic 
objective, a social objective and an environmental objective.  To 
ensure that sustainable development is pursued in a positive way, at 



the heart of the Framework is a presumption in favour of sustainable 
development.  

 
2.2 The new Framework sets out the Government’s planning policies for: 

delivering the homes communities need; building a strong, responsive 
and competitive economy; ensuring the vitality of town centres; the 
Framework makes clear that developments should be visually 
attractive and add to the overall quality of an area; promoting healthy 
and safe communities; promoting sustainable transport; supporting 
high quality communications infrastructure; making effective use of 
land; 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. 

 
2.3 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) 

• En9: Conservation Areas 
• 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 
• LP7: Spatial Planning Areas 
• 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 

 

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 at the time of submission it 
was consistent with the policies set out within the 2012 NPPF, and 
regard is had to paragraph 214 of the 2018 NPPF which sets out that 
the policies in the previous Framework will apply for the purposes of 
examining plans where those plans are submitted.      

 
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 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 0501620FUL Erection of four flats – Refused on grounds of noise 

pollution and poor air quality in this area. 
 
4.2 1100493FUL Erection of four one bed flats with associated parking, 

turning and amenity areas – Refused on grounds of noise pollution 
and poor air quality in this area. 

 
4.3 1200094FUL Erection of four one bed flats with parking, turning and 

amenity areas – Refused on grounds of noise pollution and poor air 
quality in this area - Appeal dismissed on grounds of noise pollution 
only, the Inspector considered that the issue of poor air quality was 
not considered a strong point in justifying refusal of planning 
permission. 

 
4.4 1200756FUL Two storey side extension and provision of 

hardstanding for car parking – Refused due its scale and bulk. 
 
4.5 1301222FUL Two storey extension on side of existing dwelling and 

provision of hardstanding for car parking – Granted permission and 
implemented. 

 
5. CONSULTATIONS 
        
 Original Plans: 
 
5.1  Huntingdon Town Council recommends refusal as members had 

concerns regarding access to the site from a busy junction. 
 

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


5.2 CCC Highways  As this will now be two dwellings the access needs 
to accord with the requirements of a shared access. Therefore an 
amended plan will need to be submitted indicating the car park 
dimensions and a minimum access width of 5m to allow for two way 
movement. 

 
5.3 Environmental Health This site is situated close to the railway line 

and St Peters Road so would be subject to a significant amount of 
noise. Recommend the applicant submit an acoustic assessment with 
noise mitigation measures. This can be conditioned if necessary, as 
an acceptable mitigation scheme was accepted at the house next 
door (planning ref: 1100493FUL). I should also point out that this 
property is located in an Air Quality Management Area due to high 
levels of nitrogen dioxide from road vehicles. The site may also be 
affected by fine particles (dust) from road vehicles, but we do not 
monitor dust at this location. It is therefore not a desirable place to 
live when it comes to air quality, however, for the house next door, 
the planning inspector did not see air quality as a reason for refusal.  

 
 Revised Plans: 
 
5.4 Huntingdon Town Council recommends refusal as members had 

concerns over the proposed access to the site and the safety of 
vehicles turning, pedestrians and other road users. 

 
5.5 CCC Highways The access width of 5m is adequate for shared 

residential but the parking area has not been dimensioned; so long as 
there is a minimum of 6m between the spaces there should be 
enough room to enable vehicles to turn within the site. 

 
6. REPRESENTATIONS 
 
6.1 No objections received at time of writing. 
 
7. ASSESSMENT 
 
7.1 The report assesses the following principal, important and 

controversial issues:  
• The principle of the proposed development; 
• Design and impact on the character and appearance of the 

street scene and impact of proposal on views into and out of 
the nearby conservation area;  

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

 
 The principle of the proposed 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 environment, which includes 
widening the choice of high quality homes. Huntingdon is a market 
town with very good access to jobs, shops, services and public 
transport.  The site is therefore in a sustainable, reasonably 
accessible location and the principle of an additional dwelling in the 
built up area of Huntingdon is acceptable in spatial planning terms. 

 



7.3 The site is in the built up area of Huntingdon where a new dwelling 
can be acceptable in principle in terms of settlement policy, subject to 
other aspects,  including visual, amenity and highways 
considerations, being satisfactory. Whilst numerous national and local 
policies offer support for the principle of the development as 
proposed, the remainder of this report will provide an assessment of 
the overall suitability of the site. 

 
Design and impact on the visual amenity of the area, including 
views into and out of nearby conservation area: 

 
7.4 It must be noted that the external alterations to the extension are minor 

with: 
- a door replacing a window on the front elevation 
- removal of a ground floor window on the rear elevation and insertion 
of patio doors 
- insertion of double doors on the side elevation 

 
7.5  Taking into account the nature of the changes, officers consider that 

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

 
7.6 The outbuilding appears as a subordinate addition within the site in 

keeping with the character of the street scene and wider area. In 
terms of views into and out of the nearby conservation area to the 
south and northeast, it is considered that the outbuilding will have a 
neutral impact given its set back positioning on site and the 
separation distance of 30-60m from the Conservation Area. 

  
 Impact on residential amenity: 
 
7.7 The outbuilding is considered to be acceptable in terms of 

overshadowing, overlooking, loss of privacy, loss of light and would 
not have a significant impact upon residential amenity given its 
positioning and the layout of the existing built form. 

 
7.8 The minor alterations to the approved extension are not considered to 

create a detrimental impact in terms of a loss of privacy or 
overlooking. 

 
7.9 This site is known to be subject to high noise levels and air pollution 

given its proximity to St Peters Road and the railway line. However, 
taking into account previous decisions, including an appeal decision, 
air quality is not considered to be a sustainable reason for refusal and 
therefore the main issue is the effect of the development on the living 
conditions of occupiers in terms of noise from the adjacent railway 
line and road. 

 
7.10 The windows serving the bedrooms are to the front and to the side of 

the building, whilst the lounge window faces the railway track at the 
rear. Discussions have taken place between the agent and 
Environmental Health officers and it has been confirmed that 
appropriate measures may be installed to create an acceptable 
internal living environment for human habitation.  It was also 
suggested that acoustic protected windows could be installed into all 
openings and protective acoustic fencing could be erected to the side 



and rear boundaries.  The specific measures will be secured by 
condition.   

 Parking provision and impact on highway safety: 
 
7.11 There is an existing dropped kerb access to the undeveloped area of 

land to the side of the constructed outbuilding which is currently used 
for informal onsite parking. Given the overgrown nature of the area at 
present, up to two vehicles may park however no area is available for 
turning onsite resulting in vehicles having to reverse onto the highway 
in proximity to the T-junction. 

 
7.12 This application includes the creation of a formal parking area for five 

vehicles to park on site with sufficient space to turn on site allowing 
vehicles to enter and leave the site in a forward gear. The access 
width is appropriate for shared access and satisfactory visibility 
splays are available. The proposed arrangement is considered to 
significantly improve the existing situation. Overall, the proposed 
development is not considered to create a detrimental impact upon 
highway safety and is acceptable in this regard. 

 
7.13 It should be noted that the CC Highways officer does 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: 
 
7.14 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. 

 
7.15 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. 

 
7.16 For this proposed development of one dwelling, the only infrastructure 

requirement is for the provision of wheeled bins. The dwelling has 
already paid for and received wheeled 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.  

 
7.17 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: 
 
7.18 The Planning and Compulsory Purchase Act 2004 (Section 38(6)) 

states that planning applications should be determined in accordance 
with the Development Plan unless material considerations indicate 
otherwise. 

 
7.19 Taking national and local planning policies into account, and having 

regard for all relevant material considerations, it is considered that the 
development is in accordance with all relevant policies and guidance. 
It is therefore recommended that planning permission be granted, 
subject to the imposition of appropriate conditions. 

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• In accordance with plans 
• Securing of parking 
• Noise mitigation scheme 

 
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 
 



PAP/M11
HUNTINGDON TOWN COUNCIL

PLANNING COMMENTS :  23rd November 2017  

17/02210/FUL
Mr R Westwood, c/o Agent, Mr David Mead, Partners in Planning and Architechture, 
Suite 2 Clare Hall, St Ives Business Park, Parsons Green, St Ives, Pe27 4WY

Subdivision of dwelling to form two dwellings and erection of outbuilding 
(retrospective). 1 St Peters Road, Huntingdon, PE29 7AA

Recommend REFUSE. Members had concerns regarding access to the site 
from a busy junction

17/02285/FUL
Mr A Subhan, c/o Barford + Co , Howard House, 17 Church Street, St Neots, PE19 
2BU

Removal of condition 13 of 15/01838/S73 to allow the on-site preparation of hot food 
including the installation of external intake/extraction flues. 83 High Street, 
Huntingdon, PE29 3ER

Recommend REFUSAL. Members felt that the variation would have an adverse 
affect on neighbouring residents quality of life. The extractor fan unit would 
produce a constant noise disturbing neighboring residences. The variation to 
include hot food preparation would likely encourage more visitors to the venue 
which already disrupts the properties surrounding due to the loud music and  
intoxicated revellers into the early hours of the morning.  Particular issues were 
highlighted concerning the wellbeing of dementia patients in Cromwell Nursing 
Home, where any loud noice or strangers can cause great distress.  Members 
noted that existing conditions on the venue were not adhered to and this was 
having a detrimental effect on the quality of life for neighbouring residents.

17/02294/HED
Mr Duncan Brown, Balfour Beatty, Chaddock Lane, Worsley, Manchester, M28 1XW

Facilitate access to allow a new water main to be aid on behalf of Anglian Water. 
Land between Reservoir and St Peters Road, Huntingdon.

Recommend APPROVE

17/02352/HHFUL
Mr Andrew Wright, 23 St Peters Road, Huntingdon, PE29 7AA

Two storey side and rear extensions and alterations following demolition of single 
storey side extension. 23 St Peters Road, Huntingdon, PE29 7AA
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