
      
DEVELOPMENT MANAGEMENT  COMMITTEE     19 NOVEMBER  2018 
 
Case No: 18/01260/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  RETROSPECTIVE CHANGE OF USE TO CHANGE PART 

OF THE PROPERTY TO ALLOW CHILDMINDING 
 
Location:  175B BROADWAY YAXLEY  PETERBOROUGH  PE7 3NT 
 
Applicant:  MRS L CARTWRIGHT 
 
Grid Ref: 518210   292478 
 
Date of Registration:   28.06.2018 
 
Parish:   YAXLEY 
 

RECOMMENDATION  -    APPROVE 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site contains a detached two-storey dwelling with integral double 

garage. The property is situated on the south side of Broadway and 
within a predominantly residential area containing a variety of house 
types.  There is an existing vehicular access to the site from 
Broadway and a hardstanding area available for parking to the front 
of the dwelling. The rear garden is surrounded by a 1.8m high fence 
and gate. 

 
1.2 Planning permission is sought for a retrospective change of use of 

one room of the property from residential to childminding (Class D1) 
operating from 8.00am to 5.30pm Monday to Friday. It is stated on 
the application form that the Applicant works alongside another 
childminder and an assistant from the premises. A change of use 
application has been submitted as there is more than one employee 
and this exceeds what can be carried out as permitted development.  

 
1.3 The applicant has confirmed that 12 children is the maximum number 

of children allowed at the premises, based on the floor space of 
40sqm. 

 
1.4 The applicant explained that childminding is run on a daily rate or half 

day so families can either do a morning session which is 8am - 
12.30pm, an afternoon session which is 1pm - 5.30pm, or they can do 
the full day. 

 
1.5 The applicant also confirmed that the parents will drop off children at 

staggered times between 8am and 9am and collect at different times 
between 4.30pm and 5.30pm. It is not likely that all the parents would 
drop off at the same time or collect at the same time. There is space 
for 6 cars on the drive in addition to the 3 spaces needed for staff 
(some days only 2 staff cars are parked). 

 
1.6 The rear garden is used for the children for outdoor learning, they 

would never be unattended. The applicant is of the opinion that the 



garden is big enough for the proposed 12 children. The suitability of 
the premises was inspected by Ofsted. 

 
1.7 The applicant also explained that they provide snacks and meals for 

the children and have all the relevant training from food hygiene (not 
a planning consideration). 

 
1.8 The Applicant advises that the premises have been inspected by 

Ofsted and that the lorry yard to the rear did not raise any concerns 
during the inspection, as the rear garden is fully enclosed; and as the 
children have no unsupervised access to the front of the property.  

 
1.9 The Ofsted registration has been viewed and it should be noted that 

“No conditions of registration have been placed on the provider”. 
 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

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, plans and decisions should apply a presumption in 
favour of sustainable development. 

 
2.2 The new Framework sets out the Government's planning objectives 

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 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.  

 
2.4 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. 

 
 



For full details visit the government website 
https://www.gov.uk/government/publications/national-planning-policy-
framework--2  
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Huntingdonshire Local Plan (1995): 

• H30: "Existing Residential Areas"  
• E7: "Small Businesses"  
• En25: "General Design Criteria"  

 
3.2 Huntingdonshire Local Plan Alterations (2002):  

• No specific policies from the Local Plan Alteration (2002) are 
relevant to this application. 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy 2009: 
• CS1: "Sustainable development in Huntingdonshire"  

 
3.4 Draft Huntingdonshire Local Plan to 2036: Proposed Submission 

2017 (as amended March 2018 for submission) 
• LP1: Amount of development 
• LP9: Key Service centres 
• LP15: Amenity 
• LP17: sustainable Travel 
• LP18: Parking Provision and Vehicle Movement 

 
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.   

 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
Further information on the role of planning policies in deciding planning 
applications can also be found at the following website: 
http://www.communities.gov.uk  then follow links Planning, Building and 
Environment, Planning, Planning Information and Guidance, Planning 
Guidance and Advice and then Creating and Better Place to Live 
 
 
4. PLANNING HISTORY 
 
4.1 There is none relevant to the determination of this proposal. 
 
 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.huntingdonshire.gov.uk/
http://www.communities.gov.uk/


5. CONSULTATIONS 
 
5.1 Yaxley Parish Council – recommend REFUSAL (COPY 

ATTACHED) on the basis of the dangers associated with the open 
access road to the left of the property which leads to the busy 
haulage firm at the rear and the safety/security risks of the low fence 
at the front of the property which gives children very little protection 
from the busy main road. 

 
Officer response: the rear garden is enclosed by a 1.8m high fence 
and gate. The premises have been Ofsted inspected; and the LHA 
has not raised any objection. 

 
5.2 County Highway Engineers - No objection. The engineers advise 

that there looks to be ample parking and with access shared with the 
adjacent depot turning does not appear to be an issue. Given the 
small scale of the use proposed and the retrospective nature, County 
Highways have no objections to that proposed.  

 
5.3 CCC Early Years – The Early Years Team advise that there is 

evidence of current demand for childcare in the Yaxley area. There 
are two nurseries and several childminders who are providing full day 
care across the 0-5 age range in Yaxley. Early Years data shows that 
these providers are currently working at or close to capacity; that birth 
rates have remained steady and advise that this level of demand will 
continue for the foreseeable future. 

 
6. REPRESENTATIONS 
 
6.1 There have been no third party representations received regarding 

this proposal. 
 
7. SUMMARY OF ISSUES 
 
7.1 The principal, important and controversial issues to consider in the 

determination of this application are; the principle of development and 
the impacts upon the character and appearance of the area, on 
residential amenity, and on highway safety.  

 
 Principle of Development  
 
7.2 Planning policy supports the formation of appropriate businesses in 

residential locations subject to the proposal being acceptable in all 
other respects. The site is within a Key Service Centre and in the 
vicinity are schools, residential properties and employment areas. As 
such, it is considered that the site provides a sustainable location for 
this type of use, and where such a business can be considered 
appropriate.  

 
7.3 The principle of providing a childminding facility in this location is 

therefore considered acceptable subject to the use conforming to 
other Development Plan policies.   

 
 Character and Appearance of the Area.  
 
7.4 In the immediate locality there are residential properties with mixed 

uses found further into the village. It is not considered that the 



childminding facility has a detrimental impact upon the character and 
appearance of the area due to the scale of the enterprise and its 
position set back from the public footpath.  

    
 Residential Amenity 
 
7.5 The site is within a residential area and whilst it is acknowledged that 

there will be additional noise and movements as a result of the 
childminding use (especially when compared with a normal residential 
use), it is considered that the maximum number of children and the 
hours of operation (8.00am to 5.30pm Monday to Friday) are 
acceptable and will not have a significant impact upon residential 
amenity particularly in terms of noise and loss of privacy.   

 
7.6 It is noted that the childminding facility does have an area of outdoor 

play e.g., the enclosed rear garden. However given the site location 
and its relationship with residential properties, and the fact the 
business will only operate during day time hours, the childminding 
use is not considered to significantly impact on the amenities of any 
neighbouring properties. Notwithstanding, a condition is 
recommended to ensure that the number of children does not exceed 
12. 

 
 Highway safety  
 
7.7 The site is located within Yaxley which is classified within the Core 

Strategy as a key service centre based upon its existing facilities, 
local employment opportunities and its public transport. As such it is 
considered that the settlement is within a sustainable location where it 
is envisaged that people are not all reliant upon private transport. 
That said it is accepted that the nature of the use does often mean 
parents will be dropping off/collecting children whilst on route to/from 
work and may be in private vehicles. 

 
7.8 There is a bus-stop directly in front of the premises; and along the 

Broadway there is a number of on-street parking bays. 
 
7.9 The front hardstanding area is capable of parking for up to 6 

customer vehicles in addition to parking for staff. The County 
Highways Officer has not raised any objection to the childminding use 
or recommended any conditions. Notwithstanding the officers 
recommend the following condition 'Full details and the layout of the 
permanent space for the parking and manoeuvring of vehicles on site 
shall be submitted to the LPA for formal approval within 30 days from 
the date of approval. The permanent space for the parking and 
manoeuvring of vehicles shall thereafter be provided in accordance 
with the approved details and maintained for those specific uses in 
perpetuity'. 

 
7.10 In this location there are no parking restrictions on the roadway and 

therefore it is not considered that a recommendation of refusal based 
upon parking provision and highway safety could be upheld at appeal. 
The use of the road by lorries, buses, delivery and refuse vehicles is 
noted, but again, given the lack of highway restrictions it is not 
considered that the commercial use of the site for the amount of 
children and staff proposed will result in harm to highway safety. 

 



7.11 Therefore no objections are raised on highway safety grounds given 
the number of children proposed, the sustainable location and that 
there are unrestricted parking bays within the locality. 

 
 Other matters 
 
7.12 The use falls within Class D1 which includes public hall, worship and 

exhibitions and therefore change to these other uses would be 
permitted under the Use Class Order. Given the location and limited 
availability of parking it is not considered that these other uses should 
automatically be considered acceptable in this location and therefore 
a restriction condition on the precise use is felt to be necessary, 
relevant to planning and reasonable. 

 
 Conclusion 
 
7.13 The childminding use is considered to be compliant with the relevant 

national and local policy as it: 
 - Is acceptable in principle and in terms of design 
 - Does not have a significant detrimental impact upon the 

amenities of neighbours 
 - Does not have a significant harmful impact upon highway 

safety 
 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• List of approved plans 
• Operating hours 
• Maximum number of children 
• Childminding only within Use Class D1 
• Parking and manoeuvring on site 

 
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 Dallas Owen Senior Development 
Management Officer 01480 388468 
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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 11 July 2018 09:14

To: DevelopmentControl

Subject: Comments for Planning Application 18/01260/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 9:13 AM on 11 Jul 2018 from Mrs Helen Taylor.

Application Summary

Address: 175B Broadway Yaxley Peterborough PE7 3NT 

Proposal:
Retrospective change of use to change part of the 
property to allow childminding 

Case Officer: Dallas Owen 

Click for further information

Customer Details

Name: Mrs Helen Taylor

Email: clerk@yaxleypc.org.uk

Address:
Yaxley Parish Council, The Amenity Centre, Main Street, 
Yaxley pe7 3lu

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: The Parish Council recommend refusal on the basis of 
the dangers associated with the open access road to the 
left of the property which leads to the busy haulage firm 
at the rear and the safety/security risks of the low fence 
at the front of the property which gives children very 
little protection from the busy main road.



175a

40

189

27

165

10

177

El Sub Sta

25

183

HILLCREST AVENUE

1

13

7

172a

Depot

164

163

152

188

176

Tank

19.6m

1b 1a

52

38

20

Shelter

61

38a

71

Application Ref:18/01260/FULo © Crown copyright and database rights 2018 
Ordnance Survey HDC 100022322

1:1,250Scale = 
Date Created: 30/10/2018

Development Management Committee

Location: Yaxley

!

Key
The Site
Listed Building
Conservation Area



175b, Broadway, Yaxley, Cambridgeshire, PE7 3NT
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