
      
DEVELOPMENT MANAGEMENT COMMITTEE          20th AUGUST 2018 
 
Case No: 18/00132/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  DEMOLITION OF EXISTING DWELLING AND ERECTION 

OF NEW MODERN DWELLING 
 
Location:  41A KINGS ROAD, ST NEOTS  PE19 1LD   
 
Applicant:  MR CHAPMAN 
 
Grid Ref: 518996   260611 
 
Date of Registration:   21.02.2018 
 
Parish:   ST NEOTS 
 

RECOMMENDATION  -    APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) as St Neots 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 41a Kings Road, St Neots. 
 
1.2 The site lies within the St Neots Conservation Area. The 

Conservation Character Assessment for St Neots records that Kings 
Road (and Avenue Road to the south) were part of the late 19th 
century expansion of St Neots and were some of the first residential 
developments of that time, the more spacious developments on the 
eastern side of the existing settlement. The Design Code within the 
Conservation Character Assessment describes development plots in 
the vicinity as "reasonably spacious", with "buildings set back in their 
plots [...], styles and materials vary [and] the variety of style, height 
and position on the plot adds interest and surprise". 

 
1.3 The application site is located to the west of Longsands Academy and 

is enclosed by close board timber fencing (approximately 1.8m) to the 
north, east and south. The dwelling the subject of this application is 
significantly set back from the road compared to other dwellings to 
the west and south. To the west of the site, the boundary is defined 
by a brick wall (approximately 1.8m in height). The existing building is 
set back from the highway (Kings Road) by approximately 24.5m. 

 
1.4 The proposal is for the demolition of the existing dwelling and the 

erection of a replacement dwelling. The proposed replacement 
dwelling will be set back approximately 17m from the highway.  

 
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'.  
 
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 
• EN9: Open Spaces, Trees and Street Scenes in Conservation 

Areas  
• EN20: Landscaping Scheme 
• EN25: General Design Criteria 
• H31: Residential Amenity and Privacy Standards 

 
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  

 

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


3.4 Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 
(as amended March 2018 for submission) 

• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP7: Spatial Planning Areas 
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• 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. Footnote 22 
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 St Neots Neighbourhood Plan 2014-2029: A3; PT1 and PT2.    
 
3.7 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Huntingdonshire Landscape and Townscape Assessment 
2007 

 
 
4. PLANNING HISTORY 
 
4.1 15/01138/HHFUL: Extend the current garages, addition of a second 

storey providing garages on the ground floor and a master bedroom 
above. Erection of a single storey rear garden room extension with a 
flat roof with roof lantern. 

 Approved: 20.10.2015 
 
 
5. CONSULTATIONS 
 
5.1 St Neots Town Council: "Rejected [on the grounds of] design, 

appearance and materials. COPY ATTACHED 
 
5.2 CCC Highways: "…no objections to that proposed [subject to the 

imposition of a condition] as there should be no difference with 
regards to vehicle movements. I would however suggest that a CEMP 
is provided because of its proximity to a school". 

 
 
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, with 

special regard to the impact of the proposal on the 
character/appearance of the Conservation Area;  

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

 
7.2 The Planning and Compulsory Purchase Act 2004 (Section 38(6)) 

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

 
 The principle of development: 
 
7.3 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. 

 
7.4 Policy CS3 of the 2009 Core Strategy identifies St Neots as a 'Market 

Town' in which development schemes of all scales may be 
appropriate within the built-up area. Policy LP5 of Huntingdonshire's 
Local Plan to 2036:  Consultation Draft 2017 identifies St Neots as a 
'Spatial Planning Area', 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. 

 
7.5 The design of the proposal in relation to the street scene, with special 

regard to the impact of the proposal on the character/appearance of 
the Conservation Area:  

 
7.6 Due regard must be given to the previously approved planning 

permission (15/01138/HHFUL) and the scale/massing which was 
considered to be acceptable under that approval. The three year time 
limit for the implementation of planning permission 15/01138/HHFUL 
expires on 20.10.2018. This extant permission is given moderate to 
considerable weight due to the potential that the permission can be 
implemented.  

 
7.7 The Applicant has advised that the energy efficiency of the building is 

very poor, as little improvement has been made since the property 
was originally constructed. By way of example, the current building 
does not benefit from a central heating system. With that in mind, the 
implementation of 15/01138/HHFUL has been temporarily set aside in 
favour of pursuing this application, which seeks to utilise the existing 
foundations of the existing building, but completely rebuild the 
structure incorporating a modern, energy efficient materials palette.  

 



7.8 Following consultation with HDC Urban Design, amendments were 
made to the proposed elevations following concerns which centred 
upon the design of the flat roof, but also the proportions of windows 
and fenestration detail. The revisions (received May 2018) are 
considered to address the concerns of the Urban Design team and 
provide a unique, balanced design which sits comfortably upon the 
application site.  

 
7.9 The context in which the existing dwelling is situated must also be 

taken into account. Whilst the upper element of the structure may be 
visible from publically accessible viewpoints from the street scene to 
the south, there is not considered to be a particular design form or 
strong rhythmic pattern of development which characterises the 
immediate vicinity. Rather the street scene is comprised of a number 
of individual forms and material palettes, including the simple, 
functional appearance of the older, three storey school buildings to 
the east of the application site, to the single storey form of 22 Kings 
Road to the southwest. The more common two storey properties in 
the vicinity offer further variation, some being constructed of buff brick 
and red slate roof coverings, another of red brick with concrete roof 
tiles, others natural slate roof coverings and another with red  
pantiles.  The absence of a uniform appearance (in comparison with 
those properties along Avenue Road to the west) is considered to 
create an individual sense of place, where character is generated 
from a composite of separate forms.  

 
7.10 Due the varied nature of development in the vicinity, and the fact that 

the proposed dwelling will be significantly set back from the highway, 
the use of a flat roof is not considered to be harmful to the character 
and appearance of this part of the conservation area, and will have a 
neutral impact.   

 
7.11 It must be noted that HDC Conservation expressed concern about the 

design of the scheme and indicated that the development will cause 
an element of harm; however this harm was not quantified.  

 
7.12 In light of the material planning considerations outlined above (i.e. 

that fact that the proposed dwelling will be significantly set back from 
the road, the significant variation in design forms, and the fact that 
final materials can be controlled by condition), the impact on the 
character and appearance of the conservation area will be neutral. 

 
7.13 A number of trees in the vicinity of the application site impart a 

positive contribution on the character and appearance of the area. A 
mature Cedar tree (located within the curtilage of the neighbouring 
property to the west - 39 Kings Road) is particularly noteworthy.  

 
7.14 An Arboricultural report (Dr Frank Hope: August 2015) was submitted 

in support of the application. This report identified that the proposed 
development would not unacceptably impact the Root Protection Area 
of the Cedar tree and, with the imposition of conditions to ensure the 
recommendations outlined in the report are followed, the proposed 
development is considered to be acceptable in this regard.  

 
7.15 Given the aforementioned set-back position and flat roof design, 

important views into, out of and across the Conservation Area are not 
considered to be detrimentally impacted once the scale of the 



proposed development and the screening qualities of the built form 
and boundary treatments in the vicinity are taken into account. As 
such, the proposed development is not considered to result in a 
detrimental impact upon the character/appearance of the 
Conservation Area or create an unacceptable detrimental impact 
upon the interpretation of the street scene. 

 
7.16 With the imposition of conditions to ensure an appropriate materials 

palette and details of the final appearance of the proposed 
fenestration, the proposed development is considered to be 
acceptable. 

 
 
 The impact on the amenity of neighbours: 
 
7.17 Given the scale and positioning of the proposed dwelling relative to 

the surrounding built form, the proposal is not considered to create a 
detrimental impact upon residential amenity in terms of 
overshadowing or by way of being overbearing. 

 
7.18 It is noted that the land to the north and east of the application site is 

potentially sensitive with regard to overlooking due to it forming part 
of a school campus. Whilst the proposed development will increase 
the fenestration on the north (rear) elevation at first floor level (from 
three windows to seven), five of those windows are to serve non-
habitable areas (walk-in wardrobe (one), en-suite bathroom (one) 
landing/circulation space (three)). The remaining two windows are 
proposed to serve a bedroom, however this arrangement is 
considered to be acceptable given that the current arrangement of 
first floor fenestration serves two habitable rooms - a bedroom and 
the kitchen.  

 
7.19 Seven windows on the east (side) elevation are proposed, one 

serving the aforementioned walk-in wardrobe and the remaining six 
serving bedrooms. It is noted that this fenestration will look out over 
an access/parking area in the first instance and will be positioned 
over 60m from the nearest building on the school campus. This 
arrangement is considered to be acceptable.  

 
7.20 The proposed single high level window on the west elevation (facing 

39 Kings Road) represents a reduction in the scale and quantity of 
fenestration when compared to the existing arrangement. The 
proposed fenestration on the south (front) elevation is not considered 
to create a detrimental impact with regard to overlooking/a loss of 
privacy due to the orientation of the property.  

 
7.21 On balance, the proposed development is not considered to result in 

a detrimental impact in terms of harmful overlooking/a loss of privacy 
to surrounding or nearby occupiers. 

 
 
 Accessibility, parking and the impact on highway safety: 
 
7.22 CCC Highways raised no objection to the proposed development 

noting that the demolition of a single dwelling with the replacement of 
the same would be unlikely to result in a difference in vehicle 
movements. The proposed parking area offers sufficient 



turning/manoeuvring space to allow vehicles to enter and leave the 
site in a forward gear.  

7.23 With the imposition of the condition suggested by CCC Highways to 
ensure 2m x 2m visibility splays are provided each side of the 
vehicular access and thereafter maintained free from obstruction, the 
proposed development is considered to be acceptable in this regard.   

 
 
 Conclusion and Planning Balance: 
 
7.24 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. 

 
7.25 Economic: The proposed development would contribute toward 

economic growth, including short term benefits in the form of job 
creation during the construction phase. 

 
7.26 Environmental: The visual impacts of the proposed development on 

the character and appearance of the Conservation Area will be 
neutral, and due regard is given to the previously approved 
development (15/01138/HHFUL). The replacement dwelling would 
represent a considerable improvement with regard to the energy 
efficiency of the property. In light of the neutral impact, there is no 
need to demonstrate public benefits.  

 
7.27 Social: The proposed development is deliverable and would not result 

in an unacceptable detrimental impact upon the street scene or the 
Conservation Area.  

 
7.28 As such, the proposal is in line with relevant adopted and emerging 

policies and is recommended for approval for the reasons outlined in 
this report. 

 
 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• Development in accordance with plans 
• Full details of construction/finishing materials, windows, doors, 

parapet coping and rainwater goods 
• Foundation construction details 
• Tree Protection plans/details 

 
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 
 



St Neots Town Council
Planning Committee

PLAN 
NO.

RECEIVED REFERENCE DEVELOPMENT DESCRIPTION LOCATION APPLICANT RESPONSE DUE PROPOSER/2ND SNTC DECISION NOTES

1 26/02/2018 18/00376/HHFUL Proposed extension to the front 3 Ford Close Eaton Ford St 
Neots PE19 7DY 

Mrs Forrest 16/03/2018 Cllr Usher
Cllr Maslen

Approved Minimum impact on neighbours.
Improves the property.

2 26/02/2018 18/00319/FUL Demolition of existing garage replaced with detached dwelling and new garage 
Land at 23 Avenue Road, St 

Neots Mrs G Bray 16/03/2018
Cllr Maslen
Cllr Dunford Approved

In keeping with locality.
Minimum impact on neighbours.
Fits in with local street scene.

3 26/02/2018 18/00132/FUL Demolition of existing dwelling and erection of new modern dwelling 41A Kings Road, St Neots,          
PE19 1LD

Mr Chapman 16/03/2018 Cllr Dunford
Cllr Wainwright

Rejected
Design, appearance and materials.
Local, strategic, reginal and national planning policies.

4 26/02/2018 18/00300/FUL Erection of single story building to accommodate 2 no. classrooms and ancillary services 
The Round House Primary 

School, School Drive, St Neots, 
PE19 6AW

  Mrs Tracy Bryden (The 
Roundhouse Primary 

Academy)
16/03/2018 Cllr Wells

Cllr Dunford
Approved Within a sustainable location.

5 26/02/2018 17/02661/HHFUL Two storey rear extension and juliet balcony added to the existing master bedroom 8 Saviles Close, Eaton Ford, st 
Neots, PE19 7GD

  Mr Byatt
09/03/18 
(extension 

needed)

Cllr Dunford
Cllr Wainwright

Approved Improves the property.
Makes efficient use of its site.

6 28/02/2018 18/00371/HHFUL Single Storey Rear Extension
31 Honeydon Avenue Eaton 

Socon St Neots PE19 8PJ Mr Hayes 21/03/2018
Cllr Usher

Cllr Maslen Approved

Improves the property.
Fits in with local street scene.
Satisfactory proposal in terms of scale and pattern of development.
Makes efficient use of its site

7 02/03/2018 18/00372/REM

Approval of reserved matters pursuant to outline planning permission 9002015OUT including details of access, appearance, 
scale, layout and landscaping relating to the construction of access roads and footpaths, including 2No. accesses from The 
Great North Road, structural landscaping and ancillary foul pumping station compound, associated hardstanding and 
surface water drainage details/ storage basin. 

  Part Of Land At Riversfield 
Great North Road Little Paxton 

  Mr D H Barford And Mr S 
Hutchinson (Joint Trustees) 23/03/2018

The committee have the following concerns for planning applications:
18/00384/REM
18/00372/REM
18/00386/REM
18/00388/REM

1) traffic generation for industrial use into St Neots to use the facilities.
2) additional traffic using the access to the A1 southbound which in their opinion is already unsafe for 
road users.
3) no information provided of plans for the development of the remaining plots on the site.
Therefore the committee reserve judgement on the overall planning applications however the principle 
of industrial land to be used for business and employment in the area is welcomed.

8 02/03/2018 18/00386/REM
Approval of Phase 1 reserved matters pursuant to outline planning permission 9002015OUT including details of access, 
appearance, scale, layout and landscaping relating to the erection of Plot 4A light industrial/research and development 
building (Use Class B1) and ancillary car/cycle parking and hardstanding.

  Part Of Land At Riversfield 
Great North Road Little Paxton

  Mr D H Barford And Mr S 
Hutchinson (Joint Trustees)

23/03/2018

9 02/03/2018 18/00388/REM
Approval of Phase 1 reserved matters pursuant to outline planning permission 9002015OUT including details of access, 
appearance, scale, layout and landscaping relating to the erection of 7No. light industrial/research and development units 
(Use Class B1) and ancillary car/cycle parking and hardstanding on Plot 7. 

  Part Of Land At Riversfield 
Great North Road Little Paxton 

  Mr D H Barford And Mr S 
Hutchinson (Joint Trustees) 23/03/2018

10 02/03/2018 18/00384/REM
Approval of Phase 1 reserved matters pursuant to outline planning permission 9002015OUT including details of access, 
appearance, scale, layout and landscaping relating to Plot 1A, erection of office building (Use Class B1) and ancillary 
car/cycle parking and hardstanding. 

Part Of Land At Riversfield 
Great North Road Little Paxton 

Mr D H Barford And Mr S 
Hutchinson (Joint Trustees) 23/03/2018

11 02/03/2018 17/02308/OUT Hybrid planning application comprising: Wintringham Park Cambridge 
Road St Neots

David Lock Associates (FAO 
Mr A Fisher)

16/03/2018 Cllr Wells
Cllr Wainwright

Rejected The parking policy is not consistent with St Neots Neighbourhood Plan.
Serious concerns with the pedestrian access along the Potton Road.

1) Application for outline planning permission for development of a mixed use urban extension to include; residential 
development of up to 2,800 dwellings (C3), up to 63,500 sqm of employment development (B1-B8), District Centre including 
shops, services, community and health uses (A1-A5, D1 & D2), Local Centre (A1-A5), Temporary Primary School, Two 
Permanent Primary Schools, open space, play areas, recreation facilities and landscaping, strategic access improvements 
including new access points from Cambridge Road & A428, associated ground works and infrastructure. All matters 
reserved with the exception of means of access; and

2) Application for full planning permission for the construction of new roads, hard & soft landscaping, creation of SUDS and 
all associated infrastructure and engineering works including creation of haul routes.

Amended Plans received 1st and 2nd March 2018:
Key Phases 1 Design Code - revision 3: Amendment to;
*Page 73- Footpath treatments across bell mouths on secondary streets
*Page 127 - Min. landscaped space to front of dwellings
*Page128 - P7 Rear Parking Courts: Max. number of parking spaces
Potton Lane Access Plan 41481/2003/106 Rev C

12 02/03/2018 18/00087/FUL (AMENDED PLANS: Revised front garden/parking layout) Erection of Bungalow & Associated Works Land Between 1 And 2 Castle 
Hill Close Eaton Socon

Mr R Francis 16/03/2018 Cllr Maslen
Cllr Dunford

Approved Minimum impact on neighbours

………………………………………………………………..

                 Schedule of Plans - 15th March 2018
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