DEVELOPMENT MANAGEMENT COMMITTEE

17th September 2018

Case No:

17/02268/FUL (FULL PLANNING APPLICATION)

Proposal:

NEW BUILD PRIVATE DWELLING

Location:

LAND REAR OF 12 ALABAMA WAY ST IVES

Applicant:

W P DESIGN

Grid Ref:

530174 272747

Date of Registration: 26.10.2017
Parish:

ST IVES
RECOMMENDATION

- APPROVE

This application is referred to the Development Management Committee
(DMC) as St Ives 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 on the eastern edge of St Ives upon Alabama
Way. In detail the site is located upon a piece of grassland upon a
connecting tarmac access between Alabama Way and Virginia Way.

1.2

The site is surrounded to the east, south and west by residential
development, whilst to the north are playing fields. The area is a
typical 1970s housing estate characterised by linear residential
development and cul-de-sacs with pedestrian walkways. Plots are
generally rectangular in shape, with the dwellings being set back and
of a staggered form, from the road edge, with adequate off street
parking and small front gardens.

1.3

The housing to the south is predominantly characterised by the
simple matching vernacular form, with distinctive matching pale
brown brickwork, window fenestration and flat roof front porches, all
facing the road and almost the full width of the plots, except for the off
road private driveway’s. Housing on the adjacent Virginia Way, the
road that backs onto the eastern edge of the site concerned, is a
mixture of residential housing in scale, age and style. In contract to
Alabama Way, little stylistic cohesion exists among the plots along
the western edge of Virginia way, they have been developed in a
common by varied vernacular style, by individual owners, in different
tones of brown / red brickwork and concrete tiled roofs.

1.4

The application seeks permission for the erection of a detached 4 bed
dwelling upon the site with off road parking and a side and rear
garden. In terms of size, the dwelling would measure 13.9 metres in
width (including side block and single garage) and 11.5 metres in
depth (including porch). In terms of height the dwelling would
measure 5.1 metres to the eaves and 7.6 metres to the ridge. The
dwelling is designed to generally match in style, scale and materials
to the existing neighbouring properties.

1.5

Materially it is proposed that the new dwelling be built in a palette of
sympathetic yet characteristic materials, to match, yet be in contrast
so as to offer reasonable variation with new to old. Materials to
include external facing brickwork to the front façades, timber cladding,
acrylic render finish to the sides and rear, dark modern cement slate
roof, painted eaves and verge boards and modern composite painted
windows that have high levels energy efficiency.

1.6

Access is proposed off Alabama Way to serve the new property. The
access will lead from the turning head into the site with restricted
vehicular access for the property only.

1.7

A completed Unilateral Undertaking was submitted as part of the
application. The proposal therefore meets the requirements of Policy
CS10 of the Core Strategy 2009.

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’

2.5

Planning Practice Guide

For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communitiesand-local-government

3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• En14: Open Spaces
• En20: Landscaping Scheme
• En25: General Design Criteria
• H30: Residential Amenity Protection
• H31: Residential Privacy and Amenity Standards
• T18: Access Requirements

3.2

Saved policies from the Huntingdonshire 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
• LP7: Spatial Planning Areas
• LP12: Design Context
• LP13: Design Implementation
• LP15: Amenity
• LP17: Sustainable Travel
• LP18: Parking Provision and Vehicle Movement
• LP34: Protection of Open Space

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.
Housing Supply Policies –

3.6

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.

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. Footnote 6 to
the Framework provides some examples of these restrictive policies.
3.7

Huntingdonshire Design Guide (2017)

3.8

Developer Contributions SPD (2011)

Local policies are viewable at https://www.huntingdonshire.gov.uk
4.

PLANNING HISTORY

4.1

17/00415/FUL – Two new build private dwellings – WITHDRAWN –
15.05.2017

5.

CONSULTATIONS

5.1

St Ives Town Council – Recommend refusal [copy attached] for the
following reasons…
* The scale of development not be appropriate and the design not in
keeping with the street scene.
* Concerns that the proposal would affect an existing pedestrian
access.
* Construction traffic concerns.
* Concerns that the development would affect future maintenance to
adjacent sites.
Officer Response – It is considered that the scale and design of the
proposal is in accordance with the surrounding residential
development, the access arrangements have been discussed with
Cambridgeshire County Council Highways who consider the site safe
with the existing pedestrian access retained and made safe. It is
deemed that the site can be constructed in accordance with other
developments within built up areas and finally there will be a small
area of left over land to the rear of the site that, a gate has been
included to provide access for maintenance if required.

5.2

HDC Waste – No objection

5.3

CCC Highways – No objection – Site is safe in highways terms for
one dwelling

5.4

HDC Operations Division – No objection. There is an overprovision
of green space in the West Ward of St Ives, so losing the green
space would not be an issue.

5.5

HDC Urban Design – No objection.

5.6

HDC Estates – Plans show gated access to council owned land.
Willingness in the near future to offer the land to the rear for sale.

5.7

CCC Rights of Way – No recorded rights of way across the site.

6.

REPRESENTATIONS

6.1

Ten representations have been received stating…
* Highways concerns including parking
* Footpath access to the park to the rear of the site
* Council cuts the grass and an area will be left over to the rear once
development is completed – it could become a waste land
* Overshadowing to No.7 Alabama Way
* Damage to No.7 Alabama Way during construction
* Overshadowing to No.11 Virginia Way
* Overdevelopment
* Green used as public open space
Officer Response – The points raised above are dealt with in the
relevant sections of the report below.

7.

ASSESSMENT

7.1

The principle, important and controversial issues to consider are:
• The principle of development
• Loss of open space
• Impact upon the character and appearance of the area
• Impact upon residential amenity
• Highways safety and access
The Principle of Development

7.2

Policy CS3 of the Adopted Core Strategy 2009 identifies the site as
falling within the built up area of the St Ives Spatial Planning Area.
This means development schemes of all scales may be appropriate
within the built-up area.

7.3

Policy LP7 of the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 also defines the site as within the St Ives Spatial
Planning Area. A proposal which includes housing is supported where
it is appropriately located within the built-up area of an identified SPA
settlement (of which this application site does).

7.4

The site has residential uses on both sides. It is therefore considered
that the use of this site for the residential in the form of one dwelling is
acceptable in principle and complies with policy CS3 of the Core
Strategy 2009 and policies LP2 & LP7 of the Huntingdonshire Local
Plan to 2036: Proposed Submission 2017.

Housing Provision
7.5

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.

7.6

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 para. 11 is engaged. For decision-taking
this means granting permission in instances where the Development
Plan policies which are most important for determining the application
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.
Loss of Open Space

7.7

The site is privately owned and the owner is within their rights to erect
a fence around the site, however at present it functions as publicly
open space in the sense that it is open and accessible to the public.
In planning policy terms the site should be treated as public open
space.

7.8

Planning Policy En14 of the Local Plan 1995 states that development
will not normally be allowed on open spaces in the built framework
which have an intrinsic environmental quality or by virtue of longer
distance views which they allow. In regards to policy En14 it can be
seen that the site is mainly open and laid to grass/lawn with no
intrinsic environmental quality. It is also deemed that the site offers no
longer distance views to contribute to a wider environmental quality,
as such the proposal is considered to be in accordance with Policy
En14 of the Local Plan 1995 and the open space is not considered to
fall within the criteria as stated within the policy.

7.9

Policy LP34 of the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 deals with the protection of open space and states
that a proposal that leads to the whole or partial loss of an area of
open space of public value will only be supported where there would
be no significant adverse impact upon the character of the
surrounding area.

7.10

In this instance it could be argued that the site does hold some public
value due to the open nature of the site and the fact that local
residents may have used the site to walk their dog across, however it
is considered that the site does not hold a substantial public value
due to its size and location, and in light of the comments received
from the Council’s Environmental Services Operations Division.

7.11

An open space assessment conducted by the applicant determined
that the site is not allocated as open space and that there are

significant levels of public open space within the immediate area,
including Hill Rise Park.
7.12

The applicant’s open space assessment is supported by the
Huntingdonshire District Council ‘St Ives Green Space and Play
Assessment’ 2015/16 that identifies that the West ward of St Ives has
a large overprovision of green space, therefore the Environmental
Services Operations Division of the Council have no issue with the
loss of this small section of open space.

7.13

It is considered that the open space the subject of this application is
surplus to requirements and does not provide a valuable
environmental function to such an extent that it should be retained as
such. Furthermore despite being classified as ‘open space’ the site is
in fact privately owned and the owner could exercise their permitted
development rights at any point by fencing and securing the land for
private use.

7.14

Overall the loss of the open space is considered to, on balance, be
acceptable for the reasons as outlined above and is therefore in
accordance with Policy En14 of the Local Plan 1995 and the
Huntingdonshire Local Plan to 2036: Proposed Submission 2017.
Impact upon the Character and Appearance of the Area

7.15

The proposal is for a two storey detached dwelling to be located on
land to the east of No.7 Alabama Way, St Ives. At present the site is
open and laid to grass/lawn and fronts towards the side elevation
No.12 Alabama Way.

7.16

The proposed new dwelling is adequately set back from surrounding
dwellings, with clear defined boundaries, approximately 3.47m from
the west boundary, 11m form the eastern boundary and 10.7m form
the southern boundary, as such it will be read in context with the
surrounding residential properties.

7.17

The proposed massing and scale of the new dwelling is respectful to
the local vernacular of the area and the dwelling is considered to be
reflective of the traditional vernacular form to ensure it matches the
existing surrounding dwelling heights.

7.18

Although modest in scale the proposal is sympathetic to surrounding
neighbouring dwellings in scale and form, including brick facades,
shallow pitched roof, large window modules and front flat roof
canopies. The impact of the new dwelling is considered and
appropriate, based on existing neighbouring dwelling ridge and eaves
heights. The new dwelling house bulk is reduced by splitting into two
blocks, materially and physically with the visual impact partially
masked behind and around the existing dwellings. In this sense the
attached dwelling would continue the terrace and broadly be
accordance to the streetscene.

7.19

The proposed new dwelling will include a palette of sympathetic yet
characteristic materials, to match neighbouring properties, yet be in
contrast so as to offer reasonable variation to new and old
development. The proposed materials include external facing
brickwork to the front façades, timber cladding, acrylic render finish to

the sides and rear, dark modern cement slate roof, painted eaves and
verge boards and modern composite painted windows. It is
considered that the materials proposed are acceptable in regards to
the character and appearance of the area.
7.20

On-site parking is provided for 3 cars plus on site turning space, upon
area of permeable hard landscape. Newly cultivated external
permeable landscape spaces around the house will be created to
compliment dwelling and adjacent gardens.

7.21

The introduction of the dwelling on this plot would appear acceptable
in terms of its impact upon the character of the area as it appears in
line similar properties within the vicinity in terms of its internal floor
space and external amenity space.

7.22

By virtue of the location of the dwelling within the built up area, it is
considered that the proposed boundary treatment, landscaping,
access arrangements, size, scale and form of development, are on
balance acceptable and not considered to not cause significant or
demonstrable harm to the character and appearance of the area. The
proposal is therefore broadly in accordance with policy En25 of the
Local Plan (1995) and policies LP12 & LP13 of the Local Plan to
2036: Proposed Submission (2017).
Impact upon Neighbouring Residential Amenity

7.23

The proposed dwelling will be detached and in terms of its
relationship with surrounding residential properties; the proposed
dwelling is unlikely to cause any significant impact in regards to
impacts upon the private residential amenity of the neighbouring
dwellings.

7.24

Representations were received stating that the dwelling would
‘overlook’ and create ‘overbearing’ impacts upon neighbouring
properties.

7.25

The proposed dwelling faces towards the side elevation and front
garden and driveway area of No.12 Alabama Way of which only a first
floor side window exists. It is apparent that the window is for a nonhabitable room such as a landing or a bathroom. It is therefore
considered that the proposal would have no significant impact upon
the private amenity of No.12 Alabama Way.

7.26

The dwelling adjacent to the west is No.7 Alabama Way, due to the
orientation of the proposed dwelling to the side of the existing
property; it is unlikely that there will be any significant impacts of
overlooking or overbearing upon their private amenity.

7.27

There are a number of dwellings located to the east of the site upon
Virginia Way. The properties are approximately 20 metres away and
separated by gardens and boundary treatment in the form of fencing,
trees and new hedgerow planting. Furthermore the western elevation
of the proposed dwelling contains only one high level bedroom
window to eliminate any possible impacts of overlooking towards
Virginia Way.

7.28

It is considered 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.

7.29

The new property is considered to have sufficient private amenity
space in the form of an acceptable private garden area and off street
parking when viewed against the general character and form of the
surrounding area. The car parking is to be located in a suitable
location, to the side of the dwelling and set back so to not impact
unduly upon neighbouring amenity. On balance, given the positioning
of the proposed dwelling it is unlikely that the development will not
have an unduly overbearing detrimental impact upon residential
amenities.

7.30

In terms of detailed boundary treatment, the proposed site layout
includes boundary treatment in the form of timber post and rail
fencing on the northern boundary to denote the private garden. The
boundary treatment is typical of a residential dwelling and is
considered appropriate and effective.

7.31

A 2.4 metre gate is to be installed within the northern fence to allow
access for maintenance purposes to the Council owned section of
land to the rear of the site, this revised plans reflect this arrangements
and this is considered acceptable.

7.32

A representation raised the possibility of a right of way passing
through the site towards the Council owned land further to the north.

7.33

The CCC Rights of Way team confirm that there are no rights of way
or public footpaths across the site. For the route to be recognised as
a Right of Way, an application must be received under the Wildlife
and Countryside Act 1981 and proof of use as a right of way for in
excess of 20 years must be provided. This is not a planning
consideration and if a successful Right of Way is established in the
future, it will be down to the landowners to provide suitable access
across their land.

7.34

Overall, it is considered that the development will not lead to a
significant loss of amenity to the adjoining 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

7.35

In terms of highway safety, access and parking, the proposal provides
suitable access and safety arrangements for the site so as to provide
safe access for the proposed new dwelling. It is considered that the
site can be accessed safely.

7.36

A number of concerns have been raised by local residents in regards
to pedestrian safety, however Cambridgeshire County Council
Highways have been consulted and following the inclusion of safety
features such as pedestrian barriers and traffic bollards on the
pedestrian link, they offer no objection subject to a number of
conditions.

7.37

There are no maximum or minimum parking standards that need to
be applied to developments as per the requirements of the NPPF. It is
shown on the submitted plans that adequate parking is provided on
site, including an integral garage. It is considered that there is
sufficient parking space on the site to meet 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

7.38

Part H of the Developer Contributions SPD (2011) requires a
payment towards refuse bins for new residential development.

7.39

A signed and completed Unilateral Undertaking was received by the
Local Planning Authority on 31st July 2018. The proposal therefore
meets the requirements of Policy CS10 of the Core Strategy 2009.
Community Infrastructure Levy (CIL):

7.40

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

7.41

Given the inconsistencies of the adopted housing supply policies with
the NPPF, the ‘tilted balance’ as set out in para. 11 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.

7.42

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.

7.43

When considered in the round, the proposal would contribute to the
economic and social dimensions of sustainability. The scheme offers
some environmental, social and economic benefits with limited harm
to the character and appearance of the area.

7.44

The harm identified, which are limited to the loss of an open space in
an area with good access to it, and the very minor impact of
introducing a dwelling in this location, 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.

7.45

In this instance the proposal for a new dwelling within the built up
area of the settlement is not considered to cause significant and
demonstrable harm that would outweigh the economic, social and
environmental benefits of the proposal, therefore given the current
policy position, the proposed development is considered to be
compliant with relevant national and local planning policy as:

- The principle of the development of this site for residential purposes
is acceptable.
- The loss of the open space has been justified and is acceptable.
- The proposed dwelling would have no significant adverse impact on
the overall character of the area due to its scale, bulk and massing.
- The proposal would satisfactorily safeguard the amenities of
neighbouring dwellings.
- There are no overriding highway safety issues.
- There are no other material planning considerations which have a
significant bearing on the determination of this application.
8.

RECOMMENDATION
conditions to include the following
•
•
•
•

APPROVAL

subject

to

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
Management Officer 01480 388680

Baish

Senior

Development

Huntingdonshire DC Public Access
From:
Sent:
To:
Subject:

DMAdmin
14 December 2017 17:12
Control, Development (Planning)
FW: Responses from Planning Committee Meeting 13 December 2017

From: Sue Rawlinson [mailto:Sue.Rawlinson@stivestowncouncil.gov.uk]
Sent: 14 December 2017 16:18
To: DMAdmin
Subject: Responses from Planning Committee Meeting 13 December 2017

Proposed Development
New build private dwelling

Address
Land Rear Of 12
Alabama Way St
Ives

Recommend

17/02268/FUL

17/02388/FUL

Extension to residential bungalow

Monks Cottage
Priory Road St Ives

Approval

17/02396/CLPD

Single Storey side extension

177 Ramsey Road
St Ives

Approval

17/02202/ADV

1 x directional sign within the site,
Costa (Unit 2) - 3 x tray signs to side of
building; 1 x roof top sign; 1 x pole sign;
1 x drive thru height barrier, other
miscellaneous signs. Subway (unit 3) - 2
x fascia signs; other miscellaneous
signs

Land west of
Harrison Way St
Ives

Observation The Committee has no adverse c
on this application.

17/01729/FUL

Proposed Dwelling

18 Stirling Road St
Ives

Refusal

Application

1

Refusal

Detail
The scale of the development is
the site and the design is not in k
street scene.
There are concerns that the prop
an existing and well used right of
If granted there would be furthe
regard to the access routes requ
the impact during the constructi
Concerns that the development
maintenance to adjacent sites.
Appropriate scale of developmen
In keeping with the street scene.
Arrangements for construction t
agreed to avoid disruption to adj

Appropriate scale of developmen
In keeping with the street scene.

The concerns regarding overdeve
impact on the street scene in the
application have still not been ad

17/02497/FUL

2 storey extension to existing dwelling
to form self contained annex for ageing
relations

1 Green End
Barns St Ives

Kind regards
Sue Rawlinson
Committee Clerk / Information St Ives Town Council
Town Hall
Market Hill
The Old Riverport
ST IVES
Cambridgeshire
PE27 5AL
Tel: 01480 388928
www.stivestowncouncil.gov.uk

2

Approval

Appropriate scale of developmen
extension not being used as a se
the future.

Development Management Committee
Application Ref:17/02268/FUL

Date Created: 05/09/2018

Location: St Ives

© Crown copyright and database rights 2018
Ordnance Survey HDC 100022322
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