
      
DEVELOPMENT MANAGEMENT  COMMITTEE       17 OCTOBER  2018 
 
Case No: 18/01712/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  DEMOLITION OF A SHED AND CONSTRUCTION OF A 

DWELLINGHOUSE AND MEANS OF ACCESS 
(RESUBMISSION OF PLANNING APPLICATION 
17/00170/FUL) 

 
Location:  GROVE COTTAGE MALTING LANE  ELLINGTON  PE28 

0AA 
 
Applicant:  MR TYSOE 
 
Grid Ref: 516231   272000 
 
Date of Registration:   17.08.2018 
 
Parish:   ELLINGTON 
 

RECOMMENDATION  -   APPROVE 
 
This application is referred to the Development Management Committee 
as the applicant is a District Councillor and the proposed development 
represents a departure from the Development Plan. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to a parcel of land adjacent to Grove Cottage, 

Malting Lane, Ellington (a Grade II listed building: 1317379). 
 
1.2 The application site fronts Malting Lane and is currently used as 

amenity land for Grove Cottage. The A14 lies to the north of Grove 
Cottage and an open field to the east. Thrapston Road lies to the 
south of the application site, with the village of Ellington beyond. 

 
1.3 To the west of the application site is a complex of buildings which 

have been the subject of a number of 'prior approval' notifications to 
change the use from B1a office to residential (17/00900/P3JPA) and 
B8 storage use to residential (17/00898/P3PPA and 
17/00899/P3PPA). A pumping station is located approximately 30m to 
the northwest of the application site.  

 
1.4 The proposal is for the demolition of a shed, the erection of a dwelling 

and the construction of a means of access. 
 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

2018) sets out the Government's planning policies for England and 
identifies three overarching objectives (economic, social and 
environmental) to be pursued in mutually supportive ways in order to 
contribute to the achievement of sustainable development.  

 
2.2 Paragraphs 10 and 11 of the NPPF 2018 identify a presumption in 

favour of sustainable development.   



2.3 NPPF 2018 replaced NPPF 2012 in July 2018. HDC submitted their 
Local Plan on 29 March 2018. Transitional arrangements are in place 
for Local Planning Authorities which submitted Local Plans for 
examination prior to the 29 January 2019 to ensure consistency. 
Accordingly, NPFF 2012 objectives and policies will continue to be 
relevant. 

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

• EN2: Character and Setting of Listed Buildings  
• EN9: Conservation Areas  
• EN17: Development in the Countryside 
• EN18: Protection of Countryside Features  
• EN20: Landscaping Scheme 
• EN22: Nature and Wildlife Conservation 
• EN25: General Design Criteria 
• H23: Housing Outside Environmental Limits 
• H31: Residential Privacy and Amenity Standards  
• T18: Access Requirements for New Development 
• T19: Footpath provision in New Development 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• HL5: Good Design and Layout 
• HL10: Housing Mix 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

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

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

(as amended March 2018 for submission) 
• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP3: Green Infrastructure 
• LP4: Contributing to Infrastructure Delivery 
• LP6: Waste Water Management 
• LP10: Small Settlements 
• LP11: The Countryside 
• LP12: Design Context 
• LP13: Design Implementation  
• LP15: Amenity 
• LP16: Surface Water 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 
• LP26: Housing Mix 
• LP32: Biodiversity and Geodiversity 
• LP33: Trees, Woodland, Hedges and Hedgerows 
• 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 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Developer Contributions Supplementary Planning Document 
(2011) 

• Huntingdonshire Landscape and Townscape Assessment 
2007 

 
4. PLANNING HISTORY 
 
4.1 16/01998/FUL - Demolition of a shed and construction of a 

dwellinghouse and means of access. 
 Refused - 21.12.2016 
 
4.2 17/00170/FUL - Demolition of a shed and construction of a 

dwellinghouse and means of access (resubmission of planning 
application 16/01998/FUL) 

 Refused - 27.04.2017 
 
5. CONSULTATIONS 
 
5.1 Ellington Parish Council: "Recommend approval because we have 

granted approval twice before and there is no material change. The 
demolition of the shed will improve the overall appearance. The 
proposed dwelling is keeping with its surroundings". 

 
5.2 CCC Highways: "No objections to that proposed…" 
 
5.3 Highways England: "…offer no objection". 
 
 
6. REPRESENTATIONS 
 
6.1 One representation in support of the proposed development has been 

received.  
 
7. ASSESSMENT  
 
7.1 The Planning and Compulsory Purchase Act 2004 (Section 38(6)) 

identifies that planning applications should be determined in 
accordance with the Development Plan unless material 
considerations indicate otherwise. This is reiterated within paragraphs 
2, 11 and 47 of the NPPF 2018. 

 
7.2 Under section 70(2) of the Town and Country Planning Act 1990 

when dealing with planning applications, the Local Planning Authority 
shall have regard to the provisions of the development plan, so far as 
material to the application, and to any other material considerations. 



7.3 The development plan is defined in Section 28(3)(b) of the 2004 Act 
as "the development plan documents (taken as a whole) that have 
been adopted or approved in that area". 

 
7.4 In Huntingdonshire the development plan consists of: 

• Saved policies from the Huntingdonshire Local Plan 1995 
(Parts 1 and 2) 

• Saved policies from the Huntingdonshire Local Plan Alteration 
2002 

• Adopted Huntingdonshire Local Development Framework 
Core Strategy (2009) 

• Huntingdonshire West Area Action Plan 2011 
• Cambridgeshire & Peterborough Minerals and Waste 

Development Plan Core Strategy 2011 
• St Neots Neighbourhood Plan 
• Godmanchester Neighbourhood Plan 
• Houghton and Wyton Neighbourhood Plan 

 
7.5 The statutory term 'material considerations' has been broadly 

construed to include any consideration relevant in the circumstances 
which bears on the use or development of land; Cala Homes (South) 
Ltd v Secretary of State for Communities and Local Government & 
Anor [2011] EWHC 97 (Admin); [2011] 1 P. & C.R. 22, per Lindblom 
J. Whilst accepting that the NPPF does not change the statutory 
status of the Development Plan, paragraph 2 confirms that it is a 
material consideration and significant weight is given to it in 
determining applications.  

 
 Housing Supply Policies: 
 
7.6 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 73 of the 
NPPF 2018.   

 
7.7 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.   

 
7.8 The Development Plan policies relevant to the supply of housing 

(EN17 and H23 of the Huntingdonshire Local Plan (1995) and CS2 and 
CS3 of the Huntingdonshire Core Strategy (2009)) 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.  

 
7.9 These policies are therefore no longer fully up-to-date or consistent 

with the NPPF and, at this time and until the Council adopts the Local 
Plan to 2036 with up-to-date policies, the 'tilted balance' as set out 
within the 4th bullet point of paragraph 11 is engaged.   

 
7.10 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. 

 
7.11 This report assesses the following principal, important and 

controversial issues: 
• The principle of development;  
• The design of the proposal and visual impact, with particular 

reference to the setting of the listed building; 
• Accessibility and the impact on highway safety; and 
• The impact on the amenity of neighbours. 

 
7.12 The fundamental assessments to be made:  

• Whether the proposed development conflicts with the policies 
outlined in the Development Plan; 

• If a conflict is identified, whether the application can be 
considered to be in accordance with the Development Plan 
when taken as a whole;  

• If the proposed development is not in accordance with the 
Development Plan, whether there are any material 
considerations, including emerging policies in the Local Plan 
to 2036 and the NPPF, which indicate that planning 
permission should be granted. 

 
 Policy Weighting: 
 
7.13 Paragraph 215 of the NPPF 2018 advises that due weight should be 

given to Development Plan policies which pre-date the NPPF 
according to their degree of consistency with the Framework. 
Paragraph 48 of the NPPF 2018 identifies the weight to be given to 
emerging plans. The LPA consider the Local Plan to 2036 to be a 
sound plan and it was submitted for examination on the 29th March 
2018. The plan has therefore reached an advanced stage and is 
consistent with the policies set out within the NPPF. 

 
7.14 The LPA considers that NPPF 2018 has a slightly more positive 

approach to development in the countryside than the restrictive 
development plan policies which have a specific countryside focus 
(H23, EN17 and CS3), and this partial inconsistency requires a 
reduction in the weight afforded to those policies (from 'full' to 
'significant' when assessing development proposals. 

 
7.15 Policy En25 of the Local Plan 1995; HL5 and HL6 of the Local Plan 

Alteration 2002; CS1 of the Core Strategy (2009) are all broadly 
consistent with the NPPF and these policies can therefore be 
afforded full weight. 

 
7.16 Emerging policies LP2, LP11, LP12 and LP13 follow a similar vein 

and are also considered to be broadly consistent with the NPPF. As 
the emerging policies are yet to be subjected to Examination, the LPA 
considers that moderate weight can be afforded.  

 
7.17 Policy CS1 of the adopted Core Strategy (2009) sets out the criteria 

for sustainable development and is broadly consistent with the NPPF. 
Having regard to the NPPF paragraph 215, this policy is considered 
to have full weight, given the NPPF requirement for development to 



be sustainable and jointly and simultaneously achieve economic, 
social and environmental gains. 

 
7.18 Policy CS10 of the Core Strategy (2009) is the relevant policy for 

securing contributions to infrastructure requirements; this policy, 
along with the Developer Contributions SPD (2011) and emerging 
policy LP4 are considered to be consistent with paragraphs 54 and 56 
of the NPPF 2018 and are afforded significant weight. 

 
 The Principle of Development: 
 
 Development Plan policies with specific relevance to the proposed 

development: 
 
7.19 Policy EN17 of the Local Plan (1995) generally restricts development 

to "that which is essential to the efficient operation of local agriculture, 
horticulture, forestry, permitted mineral extraction, outdoor recreation 
or public utility services".  Policy H23 identifies a 'general presumption 
against housing development outside environmental limits' with some 
exceptions (e.g. dwellings for farm workers etc). 

 
7.20 Policy CS1 of the Core Strategy (2009) promotes sustainable 

development and details a range of considerations for new 
development.   

 
7.21 Policy CS3 of the Core Strategy (2009) identifies Ellington as a 

'Smaller Settlement' and indicates that development over and above 
residential 'infilling' (up to three dwellings within the built-up area) may 
be acceptable where the proposal demonstrates that the most 
sustainable option for the site is secured.  

 
 Identified policy conflict: 
 
7.22 The proposed development conflicts with policy EN17 of the Local 

Plan (1995) as the development is not listed in the policy wording and 
with policy H23 of the Local Plan (1995) as the development is not 
required for the efficient management of agriculture, forestry or 
horticulture. 

 
7.23 The restriction of development (other than the expressly stated forms) 

in the countryside through the provisions of EN17 and H23 requires 
an assessment as to the extent to which this policy accords with the 
NPPF.  

 
7.24 The LPA considers that both EN17 and H23 do not reflect the more 

nuanced approach to development in rural areas identified in the 
NPPF. Accordingly, EN17 and H23 are considered, to a moderate 
degree, to conflict with the NPPF. 

 
7.25 Therefore, whilst the proposed development conflicts with policies 

EN17/H23 of the Huntingdonshire Local Plan (1995), this degree of 
conflict does not carry a significant amount of weight, given the 
inconsistencies between these policies and the NPPF.  

 
 
 
 



 Emerging local plan position: 
 
7.26 The recognition of the conflict between EN17/H23 and the NPPF is 

reflected in the policy direction of the emerging local plan. 
 
7.27 Emerging policy LP10 identifies Ellington as a Small Settlement. The 

supporting text to LP10 notes that "a proposal for development on 
land well-related to the built-up area may be supported where it 
accords with the specific opportunities allowed for through other 
policies of [the emerging plan]'. 

 
7.28 Emerging policy LP10 is more permissive than its Development Plan 

equivalents. In addition, emerging policies LP2 and LP10 have 
recently been subjected to formal Examination. With regard to 
paragraph 48 of the NPPF, it is considered that these policies, at this 
time, can be afforded moderate weight. 

 
7.29 The proposal seeks to permanently change the use of approximately 

0.047 ha of grade 3 agricultural land. 
 
7.30 Emerging policy LP11 states that all development in the countryside 

must seek to avoid irreversible loss where possible and use land of 
lower agricultural value in preference to land of higher value.  

 
7.31 The Sustainability Appraisal Scoping Report which supported the 

emerging local plan identified that Huntingdonshire's agricultural land 
is almost entirely good quality, with 98% classified as grade 1, 2 or 3. 
As such, the LPA considers that it is largely inevitable that agricultural 
land will be lost to facilitate residential development, given that former 
airfields comprise a significant proportion of Huntingdonshire's 
Previously Developed Land. 

 
7.32 The proposed development is considered to be acceptable with 

regard to emerging policy LP11 (a). Policy LP11 (b) and (c) are 
addressed in the relevant sections below. 

 
 NPPF position: 
 
7.33 The presumption in favour of sustainable development is clearly 

outlined within the NPPF. Section 5 (paragraphs 59 - 80) focuses 
upon the objective of significantly boosting the supply of homes.  

 
7.34 Paragraph 78 states that "…housing should be located where it will 

enhance or maintain the vitality of rural communities…where there 
are groups of smaller settlements, development in one village may 
support services in a village nearby".  

 
7.35 Paragraph 170 recognises the potential of the best and most versatile 

agricultural land.  
 
 Principle of Development - Summary 
 
7.36 Notwithstanding the identified conflict with EN17/H23 of the 1995 

Local Plan, for the reasons set out above and having regard to the 
provisions in paragraph 8 and section 5 of the NPPF (Delivering a 
sufficient supply of homes), along with emerging policies LP1 and 
LP2, it is considered that the proposed development is capable of 



being acceptable in principle. The remainder of this report provides 
an assessment of other material planning considerations.   

 
7.37 Applications 16/01998/FUL and 17/00170/FUL were refused on 

21.12.2016 and 27.04.2018 respectively. 
 
7.38 It is acknowledged that this application is very similar to those 

previously refused; however, the 'tilted balance' (paragraph 11 of the 
NPPF) is engaged. This position, coupled with the more permissive 
emerging policies concerning development which is well related to a 
built up area, is considered to shift the balance toward planning 
permission being approved.  

 
 The design of the proposal and visual impact 
 
7.39 The existing shed is of limited architectural merit and the removal of 

this structure is considered to represent an improvement in the overall 
appearance of the street scene. HDC Urban Design raised no 
objection to the proposed development, noting that the proposed 
orientation, massing and barn-like appearance of the dwelling is 
supported in design terms.  

 
7.40 The proposed dwelling will be immediately visible from publically 

accessible viewpoints to the east, south and west given the prominent 
and exposed position of the application site. However, subject to the 
imposition of conditions to ensure full details of construction materials 
and associated paraphernalia (rainwater goods, flue/vent extracts and 
location of meter boxes) along with an appropriate hard/soft 
landscaping scheme to soften the visual impact of the structure, the 
proposed development would not result in a detrimental impact upon 
the character/appearance of the area or create an unacceptable 
detrimental impact upon the interpretation of the street scene. 

 
7.41 The northern edge of the Ellington Conservation Area is located on 

the south side of Thrapston Road, approximately 22m from the 
southeast corner of the application site. Due to the scale, orientation 
and position of the proposed dwelling, the development is not 
considered to impact any important views into, out of or across the 
Conservation Area.  

 
The impact on the setting of the listed building (Grove Cottage: 
1317379) 

 
7.42 HDC Conservation offered no objection to the proposed development, 

subject to the imposition of a condition to ensure an appropriate 
palette of materials is utilised. The two structures would be separated 
by approximately 19.8m, providing an easily interpretable buffer 
between.  

 
7.43 It is noted that historic mapping (c. 1900's) suggests that prior to the 

construction of the Thrapston Road extension, development on both 
sides of Malting Lane provided an introduction to the village for 
visitors approaching from the north. The proposed development is 
considered to provide a reference point to the historic spatial structure 
of Ellington and would not significantly detract from the character of 
the immediate vicinity. As such, the proposed development is 
considered to be acceptable. 



7.44 The proposed development is considered to be acceptable with 
reference to NPPF 2018, policies EN2, EN9, EN20 and EN25 of the 
1995 Local Plan and emerging policies LP11 (b) and (c), LP12, LP13 
and LP36, subject to the imposition of the conditions suggested by 
consultees. 

 
 The impact on the amenity of neighbours 
 
7.45 Given the scale, positioning and orientation 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, particularly when the 
aforementioned separation distance (approximately 19.8m) is taken 
into account.  

 
7.46 The proposed development would introduce seven windows at first 

floor level, one upon both the north and south elevations and five on 
the east elevation. As the fenestration on the east elevation 
comprises four rooflights and a small window which is proposed to 
serve a non-habitable room (bathroom) these windows, along with the 
window on the south elevation do not give rise to concerns regarding 
overlooking.  

 
7.47 The proposed window on the north elevation would face toward 

Grove Cottage and likely afford views across the amenity space of 
the property. However, given the separation distance between the 
two structures, this arrangement is not, on balance, considered to 
result in an unacceptable detrimental impact with regard to a loss of 
privacy/overlooking.  

 
7.48 The proposed development is considered to be acceptable with 

reference to NPPF 2018, policy H31 of the 1995 Local Plan and 
emerging policy LP31.  

 
 Accessibility, parking and the impact on highway safety 
 
7.49 Cambridgeshire County Council Highways raised no objection to the 

proposed development with regard to highway safety, subject to the 
imposition of a number of conditions relating to the construction of the 
access and the provision of the on-site parking area being provided 
prior to occupation of the proposed dwelling. 

 
7.50 The proposed site plan (16/43/01 Rev D) provides two independently 

workable, effective off-street parking spaces for the proposed 
dwelling and will allow vehicles to enter/leave the site in a forward 
gear. 

 
7.51 The availability of services/facilities in Ellington is noted. It is accepted 

that the proposed development would be highly likely to lead to an 
increase in traffic generation, as it is anticipated that the future 
occupants of the proposed dwelling would use private means of 
transport to access amenities located outside of Ellington. 

 
7.52 However, given the proximity of the application site to the A14 and 

A1, coupled with the proximity of the services/facilities in Huntingdon 
(approximately 8.5 km to the east), the proposed development is, on 
balance, considered to be acceptable with reference to NPPF 2018, 



policies T18 and T19 of the 1995 Local Plan and emerging policies 
LP17 and LP18 subject to the imposition of the conditions suggested 
by consultees. 

 
 Conclusion and Planning Balance: 
 
7.53 The presumption in favour of development supports development 

which is sustainable, striking a satisfactory balance between 
economic, environmental and social considerations.  

 
7.54 The proposed development would contribute towards economic 

growth, generating additional spending on local services and goods 
and potential employment opportunities during the construction 
phase.  

 
7.55 The permanent loss of approximately 0.047 ha of Grade 3 agricultural 

land is considered, on balance to be acceptable and the minor and 
localised environmental (landscape) impacts can be adequately 
mitigated to ensure a sympathetic appearance which accords with the 
character of the area. 

 
7.56 The proposed development would contribute an additional unit of 

market housing toward the pursuit of a sufficient supply of homes. 
CCC Highways raised no objection with regard to highway safety, 
subject to the imposition of conditions.  

 
7.57 With regard to the aforementioned 'tilted balance' as set out in 

paragraph 11 of the NPPF, the adverse impacts of the proposed 
development (as identified directly above and in the main body of 
report) are not considered to significantly and demonstrably outweigh 
the benefits, subject to the imposition of conditions to provide 
adequate mitigation.   

 
7.58 As such, whilst the proposal represents a departure from the 

development plan, the LPA considers that relevant emerging policies 
and both the NPPF 2012 and 2018 indicate that planning permission 
should be granted.  

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• Development in accordance with plans 
• Vehicular access constructed in accordance with the 

Cambridgeshire County Council construction specification 
• On-site parking area shall be laid out prior to the first 

occupation of the development and thereafter retained  
• Access shall be constructed with adequate drainage 

measures to prevent surface water run-off onto the adjacent 
public highway 

• Submission of a soft and Hard Landscaping scheme including 
boundary treatments 

• Full details of construction materials, including windows 
(colour, means of opening and reveal depth), rainwater goods, 
flue/vent extracts and location of meter boxes 

 



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 
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