DEVELOPMENT MANAGEMENT COMMITTEE

19 NOVEMBER 2018

Case No:

18/01365/FUL (FULL PLANNING APPLICATION)

Proposal:

DEVELOPMENT OF A PAIR OF SEMI-DETACHED
HOUSES ON LAND ADJACENT TO IVY HOUSE

Location:

LAND EAST OF IVY HOUSE HIGH STREET SPALDWICK

Applicant:

ATOMICA LTD (MR T SALKIELD)

Grid Ref:

513157 272714

Date of Registration: 26.06.2018
Parish:

SPALDWICK
RECOMMENDATION

- REFUSE

This application has been referred to Development Management
Committee as Spaldwick Parish Council’s recommendation to approve
the application is contrary to the officer recommendation to refuse the
application.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site forms the east part of the garden of Grade II
Listed Ivy House on the south side of High Street in the Spaldwick
Conservation Area. There are new houses located to the rear of the
site. The site includes lawn, shrubs and trees. There is a high modern
wall to the front and east side with a small gate at the front. There is a
fence and landscaping to the rear and part of the side boundary.

1.2

The proposal is to erect two 3-bedroomed semi-detached dwellings.
A new access would be provided through the front wall and over the
front path and verge. On-site parking/ a turning head are proposed. A
new side wall would be erected to the forward part of the west
boundary with the listed building and a fence and hedge would be
installed to the rear of the boundary.

1.3

Ivy House retains its western parking area and garage and is not
physically affected by the proposals.

1.4

The application is accompanied by a Tree report and Protection Plan,
a design, access and heritage statement, a flood risk assessment and
satisfactory wheeled bin unilateral undertaking.

1.5

The application has been revised at officer request to include a brick
wall along the western boundary with Ivy House, relocation of the
proposed bin store from the front to the side of the eastern dwelling,
both plots to have the same external front elevation so they are
symmetrical and the inclusion of a brick filled window added on the
first floor side elevation of both plots. These amended plans have
been consulted upon.

1.6

Further amendments which have been requested, including a soft
landscaping bed to the frontage of the western plot and details of
cycle storage have not been provided. Amendments were discussed
in relation to the proposed parking area and opening within the wall to
the front of the dwellings; however on highway safety grounds these
have not been made.

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.

2.5

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/publications/national-planning-policyframework--2
2.6

Planning Practice Guidance

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):
• Policy En2: Character and setting of Listed Buildings
• Policy En5: Conservation Area Character
• Policy En6: Design standards in Conservation Areas
• Policy En9: Conservation Areas
• Policy En16: Frontages for Protection
• Policy En18: Protection of countryside features
• Policy En20: Landscaping Scheme
• Policy En25: General Design Criteria
• Policy H31: Residential privacy and amenity standards
• Policy H32: Sub-division of large curtilages
• Policy H33: Sub-division of large curtilages affecting protected
buildings or features
• Policy T18: Access
• Policy CS9: Flood water management

3.2

Saved policies from the Huntingdonshire Local Plan Alterations
(2002):
• Policy HL5 - Quality and Density of Development

3.3

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009):
• Policy CS1: Sustainable development in Huntingdonshire
• Policy CS3: The Settlement Hierarchy
• Policy CS10: Contributions to Infrastructure Requirements

3.4

Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018):
• Policy LP1: Amount of Development
• Policy LP2: Strategy for Development
• Policy LP4: Contributing to Infrastructure Delivery
• Policy LP5: Flood Risk
• Policy Lp10: Smaller Settlements
• Policy LP12: Design Context
• Policy LP13: Design Implementation
• Policy LP15: Amenity
• Policy LP17: Sustainable Travel
• Policy LP18: Parking Provision and vehicle movement
• Policy LP32: Biodiversity and Geodiversity
• Policy LP33: Trees, Woodland, Hedges and Hedgerow
• Policy 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.
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 47 of the
NPPF. Due to under delivery in recent years the buffer to be applied
for the District is 20%. The December 2017 Annual Monitoring
Review applies the 20% buffer and demonstrates that the Council has
a five year supply of housing land.

3.7

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 the
4th bullet point of para. 14 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.

3.8

Supplementary Planning Documents (SPD) and Guidance:
• Huntingdonshire Design Guide SPD (2017)
• Huntingdonshire Townscape and Landscape Assessment
SPD 2007
• Developer Contributions SPD 2011
• December 2017 Annual Monitoring Review regarding housing
land supply.

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

PLANNING HISTORY

4.1

93/00212/FUL - Erect boundary wall - approved 28.09.1994

4.2

96/00298/FUL - Erection of brick wall – approved 16.05.1996

4.3

05/01034/FUL - Erection of dwelling – withdrawn 23.05.2005

4.4

17/00607/FUL – Erection of detached dwelling and associated works
– approved 26.10.2017. Planning permission was granted for one
four-bedroomed detached dwelling in a similar position within the site
to those now proposed. This approval included the removal of 3m of
wall frontage to accommodate the access.

5.

CONSULTATIONS

5.1

Spaldwick Parish Council – 15.08.2018 Recommends approval –
No objections in principle although we would prefer to see the 1.8m
brick boundary wall built along the western boundary to be a condition
of this approval.

5.2

Spaldwick Parish Council – 27.09.2018 Recommends approval The new plans show the brick wall is reinstated between this
proposed development and Ivy House, there are now two front doors
on the street side and the houses will look symmetrical which will
make it more obvious that these are semi-detached in an area of
detached houses. Spaldwick Parish Council cannot see any grounds
for objection.

5.3

CCC Highways – 09.08.2018 No objection in principle, however as
the access will be that of a shared nature the following will need to be
provided:
* Access vehicle to vehicle visibility of 2.4m x 43m
* Access width minimum of 5m wide
* Dimensions of the parking and turning area appended to drawing.
* Any gates set back 6m from road edge

5.4

CCC Highways - 12.10.2018 No objections on highway safety,
subject to conditions.

5.5

HDC Arboricultural Officer – No objections, subject to conditions.

5.6

HDC Operations comment – Waste collections are already made
from the adjacent properties so there are no access issues. Both
properties will require all three wheeled bins which will be collected
from High Street, Spaldwick.

5.7

Environment Agency – No EA constraints associated with this site.
No comments.

5.8

HDC Conservation Officer – Comments summarised below:
* The previous approval (for one dwelling) was considered to have a
neutral impact on the setting of Ivy House and the character and
appearance of the conservation area. Whilst the current proposal is
not vastly different to the approved scheme, the proposed changes
will cause a degree of harm.
* The intensification of the site, the widening of the access and
parking area and the loss of the boundary wall will all erode the
proposal to the level that is considered to be harmful to the
significance of the listed building and more particularly the character
and appearance of the conservation area.
* Objects to the proposals, stating that the proposal will cause less
than substantial harm to the significance of Ivy House and Spaldwick
Conservation Area.

5.9

HDC Urban Design - A number of amendments were made at officer
request, including changing the boundary treatment with Ivy House
back to a wall (as approved), the relocation of the bin store to the side
of the dwelling from the front, elevation amendments to create a
symmetrical pair of dwellings and brick filled windows at the first floor
side elevation for each dwelling. These amendments have been

made to the plans. However, the inclusion of a soft landscaping bed
to the front of the western plot to soften the curtilage has not been
shown on the amended plans and objections remain regarding the
access and parking area proposed. It is noted that details of cycle
storage have not been submitted, but can be conditioned.
5.10

HDC Landscape Officer - The site plan shows the siting of the semidetached units in a roughly identical location to the previous approved
single dwelling albeit with a larger footprint. However the access drive
now requires a 5m width break in the wall and the new parking area –
now for 4 cars - dominates the front garden area. Both the larger gap
in the wall and the extent of the hardstanding result in adverse effects
on landscape character and visual amenity at this part of the
Conservation Area. Whilst not constituting a stand-alone reason for
refusal, these effects undoubtedly contribute to the overall harm of
the proposed scheme.

6.

REPRESENTATIONS

6.1

Nine representations have been received from neighbouring
properties, six of which are located along the High Street and three
from Ivy Way. The following concerns are raised: * Proposals represent a substantial change to the approved scheme
under 17/00607/FUL
* Inappropriate development adjacent Ivy House
* The size of built development is substantially greater than the
approved proposals
* Increase in traffic with lack of garages would result in additional onstreet parking
* Loss of views with section of wall removed
* No other semi-detached or asymmetrical dwellings along the High
Street; not in keeping with existing environment
* Existing sewage pumping station struggles in an easterly direction –
further dwellings will make this situation worse
* The TP1 for the sale of land to the east of Ivy House contained a
restrictive covenant stating ‘to not use the Property for any purpose
other than a single private dwelling house’.
* Brick dividing wall between the site and Ivy House has been
downgraded to a timber fence, which is inappropriate
* Proposals do not enhance or improve the High Street
* Overlooking of proposed dwellings to Ivy House, with further
windows inserted over and above the approved proposals
* Existing trees to the south of the site should be retained as they
provide privacy for adjacent properties and also absorb noise from
the A14
* Overshadowing, lack of privacy and noise to residents in Ivy Way as
the proposed dwellings are deeper than the approved, meaning they
are located in closer proximity

7.

ASSESSMENT

7.1

The principal, important and controversial issues to consider in
assessing this application are based on if this development is
considered sustainable development, having considered the
economic, environmental and social elements of this case. With that
in mind the following issues are assessed below:

•
•
•
•
•
•
•
•

The principle of development
Impact on the character of the area and Heritage assets
Residential amenity
Highway safety and parking
Trees and landscaping
Flooding and drainage
Infrastructure requirements and planning obligations; and
Other issues

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 a Smaller Settlement. This means
residential infilling may be appropriate within the built-up area.

7.3

Policy LP10 of the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 also defines the site as within a Smaller Settlement.
This policy confirms that a proposal that is located within a built-up
area will be supported where the amount and location of development
proposed is sustainable in relation to the level of service and
infrastructure provision within the settlement, opportunities for users
of the proposed development to access everyday services and
facilities by sustainable modes of travel including walking, cycling and
public transport and the effect on the character of the immediate
locality and the settlement as a whole.

7.4

The proposed units are 2 storeys high and arranged as semidetached 3-bedroomed dwellings. The units are sited in broadly the
same location as the previously approved dwelling, albeit with a
larger footprint.

7.5

From a pure land use perspective, and in terms of the proposed
minor intensification (from one unit approved to two units proposed)
and the resultant accessibility implications, whilst Spaldwick is a
smaller settlement with limited access to shops and services, adopted
and emerging policies support the principle of housing growth in
these settlements subject to other material planning considerations
being taken into account.

7.6

It is therefore considered that the use of this site for residential use in
the form of two dwellings is acceptable in principle and complies with
policy CS3 of the Core Strategy 2009 and policies LP2 and LP10 of
the Huntingdonshire Local Plan to 2036: Proposed Submission 2017.
Impact on the character of the area and heritage assets (which
include a grade II listed building and a conservation area)

7.7

Paragraph 193 of the NPPF advises that when considering the impact
of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset’s
conservation. The more important the asset, the greater the weight
should be. This is irrespective of whether any potential harm amounts
to substantial harm, total loss or less than substantial harm to its
significance.

7.8

Section 66 of The Planning (Listed Buildings and Conservation
Areas) Act 1990,- in considering whether to grant planning permission

for development which affects a listed building or its setting, the local
planning authority shall have special regard to the desirability of
preserving the building or its setting or any features. Section 72 of
The Planning (Listed Buildings and Conservation Areas) Act 1990,
requires special attention to be paid to the desirability of preserving or
enhancing the character or appearance of the conservation area.
There is a statutory presumption and a strong one, against granting
planning permission for any development which would fail to preserve
the setting of a listed building or character and appearance of a
conservation area. This should not be considered lightly.
7.9

Local plan policy EN6 broadly continues this theme - in conservation
areas the district council will require high standards of design with
careful consideration being given to the scale and form of
development within the area and the use of sympathetic materials.
Policy LP12 and LP13 of the Huntingdonshire Local Plan proposed
submission 2017 (as amended March 2018) states that a proposal
will be supported where it is demonstrates that it responds positively
to its context and creates a distinctive and high quality design. Policy
LP36 of this policy document makes it clear that considerable weight
should be given to the avoidance of harm to the significance of
heritage assets and their setting.

7.10

Spaldwick conservation area is focussed on the historic core of the
village stretching either side of the High Street and the land
surrounding the parish church. Spaldwick is a settlement of
considerable historic importance being associated with Danesfield, a
deserted medieval settlement and palace associated with the Bishops
of Lincoln. Because of this historic legacy there is a fine collection of
listed 17th century buildings either side of the High Street in the
approach to the church. Ivy House which dates from 1688 is one of
these buildings.

7.11

Historically, Ivy House formed the edge of the settlement. However,
open land to the south and east of the house was developed for
housing in the late 1990s with the dwellings on Ivy Way close to High
Street set well back to respect the setting and long distance views of
Ivy House. The remaining garden land to the east of Ivy House (the
application site) now forms the only space over which the original
setting of this building can be appreciated, as the land west of Ivy
House has been redeveloped too. The application site therefore
forms part of the historic curtilage of the listed building.

7.12

In townscape terms, the unbroken front garden wall and space to the
east signals the presence of a house of some importance and affords
views of the attractive side and rear wings of the Ivy House.

7.13

The predominant character of this part of the conservation area is of
substantial dwellings within large established plots, many of the
buildings were part of farms and there is a legacy of barns, some of
which are converted to residential use, forming part of the street
scene. Buildings are located in a back of footpath location or behind
boundary walls. Vegetation to gardens and wide green verges
contribute to the character of the area.

7.14

The proposed development is within the curtilage and setting of Ivy
House. The Conservation Officer considers that the open garden

space makes a positive contribution to the setting of Ivy House and
the setting contributes to the significance of Ivy House permitting a
range of attractive views of the building from the east. It is considered
that there has been cumulative erosion of the setting of this building
over a number of years, which has devalued its prominence in the
townscape and this has meant the view from the east has become
more important.
7.15

The front wall is modern and not of historic value and so there is no
objection to a limited opening for access provision. However, the
current application proposals involve the removal of a larger area of
wall (5m) from the previous approved proposals (3m), to
accommodate a pair of semi-detached dwellings. The parking and
turning area is also wider than the previously approved proposals.

7.16

It is considered by the Conservation Officer that the increased
visibility into the site facilitated by the increased width of the opening
coupled with the increased area of parking and cars will result in a
hard, vehicle dominated space which will be very visible from the
conservation area. This will be contrary to the predominant character
of adjacent sites where space and soft landscaping are important
features and be harmful.

7.17

With regard to the massing of the building, the road frontage length is
extended by 2.1m and the rear wing is longer and wider than that
previously approved. It is considered that the resultant elevation is
less elegant compared to the earlier approval and by increasing the
width of the frontage the sense of space around the building is
eroded. By amending the proposals to form two units rather than a
single dwelling, it is considered that there will be increased pressure
on the land surrounding the building, to accommodate normal day
domestic detritus, fences, sheds, patios etc, all of which will further
erode the spacious character of the site.

7.18

Whilst the current proposal is not vastly different to the approved
scheme, the proposed changes are considered to cause a degree of
harm. The intensification of the site, the widening of the access and
parking area and the loss of the boundary wall will all erode the
proposal to the level that is considered to be harmful to the
significance of the listed building and more particularly the character
and appearance of the conservation area.

7.19

Significance for the purposes of heritage policy is considered to be
the value of a heritage asset to this and future generations because
of its heritage interest. That interest may be archaeological,
architectural, artistic or historic. Significance derives not only from a
heritage asset’s physical presence, but also from its setting. The
significance of Ivy House is therefore made up a combination of
number of factors, i.e. the setting of nearby listed buildings and the
conservation area. Listed buildings are considered to inherently have
a high significance as they meet the national criteria for listing as
buildings of special architectural and historic interest, it is recognised
that different aspects of the building contribute in different ways to
that significance.

7.20

It is considered that the loss of 5m wall adjacent Ivy House will harm
the setting of this adjacent listed building and the Spaldwick
conservation area.

7.21

In addition, the site is identified as a frontage for protection and policy
En16 of the Huntingdonshire Local Plan (1995) applies. This policy
explains that attractive features, including walls, may make
worthwhile contributions to the street scene and should be protected
where they are of significant value. However, their presence need not
necessarily prevent the development of land to the rear, as long as
access would be obtained with minimal interference and without
undue detriment to the protected frontage. Given the extent of the
wall removal required, it is, considered that the development would
harm the visual contribution made by the wall, in conflict with this
policy.

7.22

The amendments made to the dwellings are considered to partially
mitigate the impact upon the character of the conservation area and
surrounding heritage assets. However, the lack of amendments to the
frontage of the western plot and parking area along with the 5m
opening within the wall (required for highway safety reasons) do not
overcome the objections which have been raised. This results in less
than substantial harm to Ivy House and the conservation area

7.23

The proposals are therefore considered to be in conflict with policies
En2, En5, En9, En16, En25 and H33 of the Huntingdonshire Local
Plan 1995, policy HL5 of the Huntingdonshire Local Plan Alterations
(2002), policy CS1 of the Adopted Core Strategy 2009 and policy
LP36 of the Draft Local Plan to 2036: Proposed Submission 2017 (as
amended March 2018).
Public Benefits:

7.24

In accordance with Paragraph 196 of the NPPF, less than substantial
harm to the significance of a designated heritage asset should be
weighed against the public benefits of the proposal. In this instance,
the harm is identified to two groups of heritage assets therefore the
public benefits accrued by the development needs to clearly outweigh
all of these aspects of harm not just one. It is not an equal balance.

7.25

The application proposals provide for two additional dwellings in
Spaldwick, which would contribute to meeting market housing needs.
However, the Council can demonstrate a 5 year supply of deliverable
housing sites, as such the benefit identified is given limited weight.
The proposal, if approved, will bring about short term employment
benefits during the construction phase, however these employment
benefits will be the same compared to other similar small scale
developments coming forward across the district as such the benefit
is given very limited weight.

7.26

It is considered that the proposals would not positively contribute to
the street scene and the removal of the wall would harm the character
and appearance of the Conservation Area and impact the adjacent
listed building Ivy House.

7.27

It is not considered that the public benefits set out above clearly
outweigh the less than substantial harm to the significance of the
designated heritage assets (as identified above).

Residential Amenity
7.28

The proposed dwellings will be semi-detached and in terms of their
relationship with surrounding residential properties, they will unlikely
cause any significant impact upon the private residential amenity of
neighbouring dwellings (existing or proposed) by virtue of
overbearing, overlooking or overshadowing impacts.

7.29

In terms of detailed boundary treatment, the proposed site layout
includes a brick wall and 1.8m high close boarded fencing on the
western boundary to denote the new private gardens from Ivy House.
Existing planting (fruit trees) are located on the boundary with Ivy
House and are located outside the application site. Given the
proposed boundary treatment and existing planting, it is considered
there would be no significant impact upon privacy.

7.30

It is therefore 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) (as amended March 2018).
Highway safety and parking

7.31

The proposed dwellings will have direct vehicular access onto the
High Street, with necessitates the removal of 5m of an existing brick
wall. Parking for the proposed dwellings is proposed to be provided
within a parking/ turning area located at the front of the dwellings.

7.32

In terms of highway safety, access and parking, it is considered that
the proposal provides suitable access and safety arrangements for
the site so as to provide safe access for the proposed new dwelling. It
was discussed during determination whether the loss of wall could be
reduced to address Conservation and Urban Design concerns, but on
highway safety grounds this could not be accommodated.

7.33

A number of concerns have been raised by local residents in regards
to parking at the site, however Cambridgeshire County Council
Highways have been consulted and they offer no objection subject to
a number of conditions.

7.34

Details of Cycle parking for each dwelling are not shown on the plans,
but could be secured by condition.

7.35

Overall, it is therefore considered that adequate access and parking
provision could be provided such that the proposed development
would not be detrimental to highway safety. However, the provision of
adequate access to the site would require demolition of 5 metres of
the front boundary wall; the merits of which have been
aforementioned.

7.36

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. Subject to adherence to the proposed conditions, it is therefore
considered that there is sufficient parking space on the site to meet
the requirements of policies T18 of the Local Plan 1995, and LP17
and LP18 of the Local Plan to 2036: Proposed Submission (2017) (as
amended March 2018).
Trees and Landscaping

7.37

There are numerous trees within the site which are afforded
protection due to their presence within the Conservation Area. The
existing boundary trees and hedging are to be retained, which is
welcomed.

7.38

The LPA Arboricultural Officer has reviewed the Arboricultural Report
and Trees Constraints Plan submitted and has confirmed that there
are no objections, subject to the inclusion of an instructional condition
securing that the tree protection shown is implemented prior to
development.

7.39

Resultantly, subject to adherence to the suggested condition the
proposed development is considered acceptable in this regard and
complies with Policy EN18 of the Local Plan 1995 and Policy LP33 of
the Local Plan to 2036: Proposed Submission (2017) (as amended
March 2018).
Flooding and Drainage

7.40

The application site is entirely located within the Environment
Agency’s Flood Zone 1 (low probability) and in Flood Zone 1 within
the Huntingdonshire SFRA (2017). There are no known records of
flooding from any sources on the site. This flood zone comprises land
assessed as having a less than 1 in 1,000 annual probability of river
or sea flooding. The Planning Practice Guidance indicates that all
uses of land are appropriate in this zone. As such the principle of
residential development on this site is acceptable in flood terms.

7.41

The Environment Agency have been consulted on the proposals and
have no comments to make as there are no constraints.

7.42

The proposed development on the site is considered appropriate with
respect to flood risk and drainage and is therefore considered to
comply with Policy CS9 of the Huntingdonshire Local Plan 1995 and
Policy LP5 of the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017.
Infrastructure Requirements and Planning Obligations

7.43

The Infrastructure Business Plan 2013/2014 (2013) was developed
by the Growth and Infrastructure Group of the Huntingdonshire Local
Strategic Partnership. It helps to identify the infrastructure needs
arising from the development proposed to 2036 through the Core
Strategy

7.44

Statutory tests set out in the Community Infrastructure Regulations
2010 (Regulation 122) require that S106 planning obligations must
be:
- Necessary to make the development acceptable in planning terms;
- Directly related to the development; and
- Fairly and reasonably related in scale and kind to the development

7.45

S106 Obligations are intended to make development acceptable
which would otherwise be unacceptable in planning terms.

7.46

The application is accompanied by a satisfactory completed unilateral
undertaking dated 26 July 2018 for the provision of wheeled bins in
accordance with the Developer Contributions SPD (2011), Policy
CS10 of the Core Strategy 2009 and Policy LP4 of the
Huntingdonshire's Local Plan to 2036: Proposed Submission 2017(as
amended March 2018).
Community Infrastructure Levy (CIL):

7.47

As this planning application is for a minor development, 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.
Other issues
Response to representations:

7.48

The majority of the concerns raised through the representations
received have been addressed in the report.

7.49

- TP1 sales documents
With regard to the TP1 document which states that there is a
restrictive covenant ‘to not use the Property for any purpose other
than a single private dwelling house’, this is not a planning matter,
however it has been discussed with the applicant’s agent who has
confirmed that this covenant did not feature on the signed and final
TP1 document.

7.50

- Noise pollution from occupiers
It is considered that the relationship resulting between the proposed
dwellings and existing neighbouring properties would not be
uncharacteristic within a built up area. It is therefore not considered
that the noise levels resulting from occupiers of the dwellings would
be overly detrimental such to warrant refusal of this application.

7.51

- Traffic creation/problems
Given the scale of the proposed development for to dwellings and the
adequate access and parking provision proposed, it is not considered
that the additional vehicle movements generated by the proposed
development would be sufficient such to generate traffic problems
along the High Street.

7.52

- Design concerns
The proposals were amended during the determination of the
application, to make the dwellings symmetrical in their appearance, at
the request of officers. With regard to the size and scale of the
proposals, it is considered that the semi-detached dwellings are not
substantially larger than the approved proposals and no concerns
remain with regard to the scale and massing proposed.

7.53

- Brick dividing wall
Amended plans were received during the determination of the
proposals indicating the western boundary to be part brick wall (as
opposed to timber fencing). This area of brick wall is shorter than the
previously approved, at 11.8m rather than 24.8m. However, officers
are content with this arrangement as the close boarded fence which
will run the remainder of the western boundary will be screened
behind the bin enclosure and existing fruit trees.

7.54

- Overlooking to Ivy House and Ivy Way
With regard to overlooking concerns to Ivy House, the western
elevation of plot 2 has two windows at first floor level, which would
both be opaquely glazed (being a bathroom and ensuite window).

7.55

In relation to properties in Ivy Way, the existing hedge along the
southern boundary of the site will be retained in its current form and
the distance between the proposed dwellings and the nearest
property at 4 Ivy Way is in excess of 30m. It is therefore considered
that there will be no significant overlooking as a result of the
application proposals to nearby existing properties.
Conclusion and Planning Balance

7.56

The NPPF has at its heart the presumption in favour of sustainable
development. To be sustainable, development must, as noted in
paragraph 6 of the NPPF, strike a satisfactory balance between the
economic, environmental and social considerations.

7.57

In terms of the economic dimension of sustainable development, the
proposal would contribute towards economic growth, including job
creation - during the construction phase and in the longer term
through the additional population assisting the local economy through
spending on local services / facilities.

7.58

In terms of the environmental dimension of sustainable development,
it is considered that there proposals result in visual harm through the
removal of part of the wall to accommodate the access requirements
and the impact this has on the Conservation Area and adjacent listed
building.

7.59

In terms of the social dimension, the site appears to have no
significant constraints and is deliverable. It would also increase the
supply of market housing.

7.60

Having fully assessed all three dimensions of sustainable
development; economic, environmental and social within this report it
is concluded that the development of this site: -

- Is within the built-up area of Spaldwick where infill development is
acceptable in principle
- Will provide a supply of market housing to meet current and future
generations
- Will provide a dwelling design that is acceptable
- Will not cause significant detrimental impact to residential amenity
- Will provide acceptable parking provision
- Will not cause any flood risk issues
- Will have no significant adverse impacts on features of landscape or
ecological value
- Will provide appropriate infrastructure to meet the needs generated
by the development through wheeled bin provision
7.61

However, having regard to applicable national and local policies and
having taken all relevant material considerations into account, the
proposal would, by virtue of the removal of 5 metres of the front
boundary wall, and the access and parking arrangements proposed,
fail to promote or reinforce local distinctivess and would fail to
enhance or preserve the character or appearance of the
Conservation Area. Also, the proposal would harm the significance of
a listed building and its setting. The demolition of a section of the front
boundary wall fails to preserve or enhance the setting of
Conservation Area and setting of a listed building and harms the way
in which these heritage assets are experienced. The subsequent
harm to the significance of these heritage assets would be less than
substantial but would not be clearly outweighed by evident public
benefit. The proposal is therefore contrary to the NPPF, policies En2,
En5, En9, En16, En25 and H33 of the Huntingdonshire Local Plan
1995, policy HL5 of the Huntingdonshire Local Plan Alterations
(2002), policy CS1 of the Adopted Core Strategy 2009, policy LP36 of
the Draft Local Plan to 2036: Proposed Submission 2017(as
amended March 2018): and Section 66(l) of the Planning (Listed
Buildings and Conservation Areas) Act 1990.

7.62

For these reasons, the proposal is considered not to constitute
sustainable development and does not accord with the Development
Plan. The material considerations have been fully considered and the
application is therefore recommended for refusal.

8.

RECOMMENDATION
reason

-

Refusal for the following

1.
The proposal, by virtue of the removal of 5 metres of the
front boundary wall and the access and parking arrangements
adjacent Ivy House and resultant development of land which makes a
positive contribution to the Conservation Area and the setting of a
listed building, would fail to preserve the significance of Ivy House
and the Spaldwick Conservation Area, causing harm to the
significance of these assets and the way in which they are
experienced. The subsequent harm would be less than substantial
and would not be outweighed by evident public benefits. The proposal
is therefore contrary to the National Planning Policy Framework 2018,
policies En2, En5, En9, En16, En25 and H33 of the Huntingdonshire
Local Plan 1995, policy HL5 of the Huntingdonshire Local Plan
Alterations (2002), policy CS1 of the Adopted Core Strategy 2009,
policy LP36 of the Draft Local Plan to 2036: Proposed Submission

2017 (as amended March 2018)and Section 66(l) of the Planning
(Listed Buildings and Conservation Areas) Act 1990.
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 Laura Fisher
Management Officer 01480 388365
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Recommend approval:
The new plans show the brick wall is reinstated between this proposed development and Ivy House,
there are now two front doors on the street side and the houses will look symmetrical which will
make it more obvious that these are semi-detached in an area of detached houses.
Spaldwick Parish Council cannot see any grounds for objection.
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HUNTINGDONSHIRE DISTRICT COUNCIL
17/00607/FUL

OFFICER REPORT

Case No:

17/00607/FUL

Full Planning Application

Proposal:

Erection of detached dwelling and associated works

Location:

Land East Of Ivy House High Street Spaldwick

Applicant:

Mrs R Good

Grid Ref:

513157

272714

DESCRIPTION OF SITE AND APPLICATION
The site forms the east part of the garden of Grade II Listed Ivy House on the south side of High
Street in Spaldwick Conservation Area. There are new houses located to the rear of the site. The
site includes lawn, shrubs and trees. There is a high modern wall to the front and east side with a
small gate at the front. There is a fence and landscaping to the rear and part of the side boundary.
The proposal is to erect a 4-bed detached house. A new access would be provided through the
front wall and over the front path and verge. On-site parking/ a turning head are proposed. A new
side wall would be erected to the forward part of the west boundary with the listed building and a
fence and hedge would be installed to the rear of the boundary. The west enclosures and
alterations to the front wall need permission as the site is in the grounds of a listed building.
The house has been designed to appear like a traditional symmetrical dwelling.
Ivy House retains its western parking area and garage.
The application is accompanied by a Tree report and Protection Plan, a design, access and
heritage statement, a flood risk assessment and satisfactory wheeled bin unilateral undertaking.
The application has been revised at officer request to delete a proposed front garage, scale down
the proposed access and hardstanding and replace a new west side fence with a new wall at the
north and post and wire fence and hedge at the rear. The application follows the withdrawal of a
scheme for a larger dwelling in 2005 (0501034FUL refers).
The site is included in an area of medium flood risk (zone 2 for Environment Agency) but
Huntingdonshire’s SFRA 2017 designates the site as flood zone 1 (low risk).
NATIONAL GUIDANCE
The National Planning Policy Framework (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 : building a strong,
competitive economy; ensuring the vitality of town centres; supporting a prosperous rural economy;
promoting sustainable transport; supporting high quality communications infrastructure; delivering
a wide choice of high quality homes; requiring good design; promoting healthy communities;
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.
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Planning Practice Guidance
For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
PLANNING POLICIES
Saved policies from the Huntingdonshire Local Plan (1995)
En2: Character and setting of Listed Buildings
En5: Conservation Area Character
En6: Design standards in Conservation Areas
En9: Conservation Areas
En12: Archaeology
En14: Resist development on frontage/ gap
En16: Resist harm to frontage for protection
En18: Protection of countryside features
En20: Landscaping Scheme
En25: General Design Criteria
H31: Residential privacy and amenity standards
H32: Sub-division of large curtilages
H33: Sub-division of large curtilages affecting protected buildings or features
T18: Access
CS9: Drainage
Saved policies from the Huntingdonshire Local Plan Alterations (2002)
HL5 - Quality and Density of Development
Adopted Huntingdonshire Local Development Framework Core Strategy (2009)
CS1: Sustainable development in Huntingdonshire
CS3: The Settlement Hierarchy
CS10: Contributions to Infrastructure Requirements
Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013)
LP 1: Strategy and principles for development
LP 2: Contributing to Infrastructure Delivery
LP 6: Flood Risk and Water Management
LP 10: Development in smaller settlements
LP 13: Quality of Design
LP 15: Ensuring a High Standard of Amenity
LP 17: Sustainable Travel
LP 18: Parking Provision
LP 29: Trees
LP 31: Heritage Assets and their Settings
Huntingdonshire's Local Plan to 2036: Consultation Draft 2017
LP 1: Strategy
LP 7: Development in small settlements
LP 9: Flood Risk
LP 10: Design Context
LP 11: Design Implementation
LP 13: Amenity
LP 15: Sustainable Travel
LP 16: Parking Provision
LP 31: Trees
LP34: Heritage Strategy
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LP35: Heritage Assets and their Settings
Together with the 2013 Stage 3 Consultation Draft this document is now a material consideration.
This is because the 2017 Consultation Draft is the latest Council position, and subject to public
consultation in July and August 2017. Whilst the 2013 Stage 3 Consultation is clearly older, it was
subject to public consultation in 2013 and the LPA do know the number of unresolved objections to
the policies in that Plan.
Huntingdonshire Design Guide Supplementary Planning Document (2017):
Chapter 1: Overview – page 2 -12
Seeks to define what good design is and identifies the most important best practice documents.
Chapter 2: Context and Local Distinctiveness – page 13-16, 19, 22,32 Defines Huntingdonshire’s
context in terms of “local distinctiveness”, and looks at both urban and rural character.
Chapter 3: Place Making Principles – page 34-43, 83, 94, 127-130, 134, 140, 150-151,
154-156,159,166-167 Sets out best practice principles that should be used to achieve successful
outcomes through the design process.
Chapter 4: Implementation – page 191-202, 219-222 Sets out a series of development scenarios
and examples, demonstrating how an understanding of context and best practice guidance can be
brought together to achieve exemplary development.
Local policies are viewable at https://www.huntingdonshire.gov.uk
PLANNING HISTORY
9300212FUL Erect boundary wall- approved
9600298FUL Erection of brick wall- approved
0501034FUL Erection of dwelling- withdrawn.
History for adjoining land forming part of former grounds of Ivy House:
9400792OUT and 9501148REM Erection of 20 dwellings- approved
0201736FUL Erection of two dwellings and garages- approved
0500319FUL Change of use of land to form part of garden to plot 1 and erection of boundary wall approved 2005.
CONSULTATIONS
Spaldwick Parish Council: recommends approve.
HDC Transportation: No objections
REPRESENTATIONS
Objections from 2 and 4 Ivy Way:
- the proposed development reduces the stature and significance of Ivy House (grade 2 listed in a
Conservation Area) substantially reducing the size of its garden and grounds. Ivy House is one of
the most significant houses in Huntingdonshire dating back before 1688 and demands a garden
which reflects its status. This plan does the opposite and leaves a large important house with little
more than a driveway and a ribbon of land around it.
- The proposal will significantly change the street view from High Street looking towards Ivy House
and the Church.
- Village suffered from large houses being built which does not help young adults in the village to
buy a house where their roots are
-High Street will be much busier with the new petrol station and major A14 roadworks – proposal
will add another driveway and increase the risk of road and pedestrian accidents.
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- The kitchen facing directly south which would look over my garden, small court yard and back
door (1.7m) from the current rear boundary of Ivy House. A hedge between Ivy House and the
adjoining Ivy Way more than 2.4 metres high precludes direct line of sight and sound reduction of
the A14. This hedge needs to be maintained or another suitable hedge kept to the same height to
maintain this privacy and noise reduction. The hedge is home to a wide variety of bird life and
provides visual and sound screening.
SUMMARY OF ISSUES
The main issues to consider in the determination of this application are:
* Principle of a dwelling
* Design, Visual Amenity and impact on Heritage Assets (listed building and conservation area)
* Residential amenity
* Impact on trees
* Highway safety
* Flood implications.
* Principle of a dwelling
The site is in the built up area of Spaldwick which is designated as a smaller settlement. The
proposal can be approved in settlement policy terms as acceptable infilling which accords with
policies CS1 of the adopted Core Strategy (2009), LP1 and LP10 of the Draft Huntingdonshire
Local Plan to 2036: Stage 3 (2013) and LP1 and LP7 of the Huntingdonshire's Local Plan to 2036:
Consultation Draft 2017. However, the proposal, has to be acceptable in all respects.
* Design, Visual Amenity and impact on Heritage Assets
Spaldwick conservation area is focussed on the historic core of the village stretching either side of
the High Street and the land surrounding the parish church.
Spaldwick is a settlement of considerable historic importance being associated with Danesfield a
deserted medieval settlement and palace associated with the Bishops of Lincoln. Because of this
historic legacy there is a fine collection of listed 17th century buildings either side of the High Street
in the approach to the church. Ivy House which dates from 1688 is one of these buildings.
Historically Ivy House formed the edge of the settlement. However, open land to the south and
east of the house was developed for housing in the late 1990s with the dwellings on Ivy Way close
to High Street set well back to respect the setting and long distance views of Ivy House. The
remaining garden land to east of Ivy House now forms the only space over which the original
setting of this building can be appreciated, as the land west of Ivy House has been redeveloped
too.
The application site forms part of the historic curtilage of the listed building. In townscape terms,
the unbroken front garden wall and space to the east signals the presence of a house of some
importance and affords views of the attractive side and rear wings of the Ivy House.
The predominant character of this part of the conservation area is of substantial dwellings within
large established plots, many of the buildings were part of farms and there is a legacy of barns,
some of which are converted to residential use, forming part of the street scene. Vegetation to
gardens and wide green verges contribute to the character of the area.
The proposed development is within the curtilage and setting of Ivy House. The open garden
space makes a positive contribution to the setting of Ivy House. The setting contributes to the
significance of Ivy House permitting a range of attractive views of the building from the east. There
has been cumulative erosion of the setting of this building over a number of years which has
devalued the listed buildings prominence in the townscape and this has meant the view from the
east has become more important.

A1E0AE53BA6011E7996E002324663F47

HUNTINGDONSHIRE DISTRICT COUNCIL
17/00607/FUL
The dwelling will be set back 12.6m within the plot (further back than the previously withdrawn
proposal) and the retention of the front space will preserve the sense of prominence of Ivy House
and maintain existing views of the house from High Street. The elevational design reflects the
character of some of the dwellings within the village. The success of the proposal will be
determined by careful detailing and specification of materials. The windows can be conditioned to
be double hung sliding sashes.
The development will necessitate removal of some of the evergreen vegetation (laurel) within the
site and behind the existing brick wall which will help to open up views of Ivy House which will be of
benefit.
The front wall is modern and not of historic value and so there is no objection to the proposed
opening for the access.
The existing wide grass verge will be crossed by a new driveway but as it has been reduced in
size, it is considered that the new drive will have a neutral effect on the character and appearance
of the conservation area.
The application form suggests that the hard standing will be constructed from brick paviours but
the drawing has been amended at officer request to tarmac for the public highway area and resin
bound gravel for the on-site area in order to avoid an unsympathetic character to the area in front
of the dwelling.
The site is identified as a frontage for protection and policies En14 and En16 of the
Huntingdonshire Local Plan (1995) apply. It is, however, considered that the development
(including the provision of the access over the verge) would not harm views over the site or impair
the visual contribution made by the frontage space.
It is concluded that this is a sensitive site forming an important part of the conservation area and
the most important part of the setting of the listed building.
It is also concluded that the proposal has a neutral impact on the setting of the listed building and
the character and appearance of the conservation area. The scheme avoids buildings on the land
between the new house and boundary wall and thus preserves the views towards Ivy House and
therefore can be supported. Future applications for buildings in the front garden are however, likely
to be refused.
Schedule 2, Part 1 Class A of The Town and Country Planning (General Permitted Development)
(England) Order 2015 as amended does not permit side extensions for properties like this in in a
conservation area and there is no objection to a pd rear extension. Schedule 2, Part 1 Class A, of
the Order prevents side extensions for properties like this in in a conservation area. Class C is for
modest alterations to the roof, D is for small porches and class E is for enclosures and outbuildings
which could all be acceptable. Extra hardstanding, however, under Class F would be unacceptable
and PD rights can be removed to control extra hardstanding in the front garden area of the
proposed dwelling.
The proposed street scene drawing is acceptable as is the proposed floor level is indicated on
drawing 02 rev D. Conditions can address the precise details of the access, the joinery and
external materials.
Officers have given special attention to the desirability of preserving or enhancing the character or
appearance of the Conservation Area and setting of the listed building. It is considered that harm
will not be caused to either of these designated heritage assets for the reasons set out above.
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*Residential Amenity
The development has been laid out and designed in a satisfactory way to avoid harm in terms of
overshadowing, overlooking, loss of privacy, loss of light and would not have a significant harmful
impact upon residential amenity.
* Impact on trees
The revised proposal and tree protection is acceptable to the Council’s Tree Officer. Conditions
can secure the implementation of the proposed tree protection measures, details of trenches and
an arboricultural method statement as recommended by the applicant’s consultant.
*Highway Safety
The revised scaled down access and parking/turning area has been negotiated with the HDC
Transportation officer. The vehicular access requires 2.4m x 43m visibility splays onto High Street
which can be achieved within the public highway.
Given the scale and siting of the proposal, it is considered that the proposal would not have an
adverse impact on highway safety.
*Flood implications
The site is considered to be in an area of low flood risk according to the Huntingdonshire SFRA.
The flood risk assessment suggests some measures outside the control of the applicant which
therefore cannot be secured by condition. However, the proposed height of the building relative to
the ground level as shown on drawing 02 rev D is acceptable.
The proposal is considered to be acceptable in terms of flood implications.
*Third party concerns not addressed above.
The scheme is not for a small affordable house but this is not a reasonable reason to refuse the
scheme.
There is no reason why the rear hedge should be harmed. However, it would be unreasonable LPA
to seek to condition the retention of the hedge at a particular height.
*Conclusion
The proposed development is considered to comply with the relevant national and local policy for
the reasons set out above.
Taking national and local planning policies into account, and having regard for all relevant material
considerations, it is recommended that planning permission be granted, subject to the imposition of
appropriate conditions.
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 Sheila Lindsay Senior Development Management Officer 01480
388247
RECOMMENDATION
SUMMARY OF CONDITIONS.
1. Condition. The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.
1. Reason. To comply with Section 91 of the Town and Country Planning Act 1990, as amended.
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2. Condition. The development hereby permitted shall be carried out in accordance with the
approved plans listed in the table above.
2. Reason. For the avoidance of doubt to ensure that the development is carried out in
accordance with the approved plans.
3. Condition. The tree protection shown on plan reference ARB/3533/Y/100 rev A (and
associated revised Arboricultural report received on 9th October 2017) shall be implemented
before any equipment, machinery, or materials are brought on to the site for the purposes of
development or other operations, and shall be retained intact for the full duration of the
development until all equipment, materials and surplus materials have been removed from the
site and shall only be moved or altered following the prior agreement with the Local Planning
Authority.
3. Reason. Protection of the existing landscaping is required in the interests of the character and
appearance of the conservation area, in accordance with policies En18 and En9 of the
Huntingdonshire Local Plan 1995.
4. Condition. No development, demolition, clearance or other operations shall commence on site
until an Arboricultural Method Statement has been submitted to, and approved in writing by the
Local Planning Authority.
The method statement shall follow the recommendations of BS5837:2012 "Trees in relation to
design, demolition, and construction - Recommendations"
The development shall thereafter be undertaken in accordance with the agreed method
statement, unless otherwise agreed in writing with the Local Planning Authority.
4. Reason. A pre-commencement condition is required to avoid damage to the existing trees/
landscaping. Protection of the existing landscaping is required in the interests of the character
and appearance of the conservation area, in accordance with policies En18 and En9 of the
Huntingdonshire Local Plan 1995.
5. Condition. No development or other operations shall commence on site until full details
including the position and proposed depth of all trenches for beneath ground services (including
cables, pipes, and foul and surface water sewers) and their method of construction to secure
the long term retention of existing trees has been submitted to and approved in writing by the
Local Planning Authority. A detailed methodology for the laying of any services which are within
the Root Protection Zones of the retained trees shall be submitted to and approved in writing by
the Local Planning Authority. The methodology should conform to the recommendations
contained within BS 5837:2012 section 7.7 and Table 3. The development shall be carried out
in accordance with those approved details.
5. Reason. A pre-commencement condition is required to avoid damage to the existing trees/
landscaping. To avoid harm to the existing landscaping which is to be retained in the interests
of the character and appearance of the conservation area, in accordance with policies En18
and En9 of the Huntingdonshire Local Plan 1995.
6. Condition. Notwithstanding the submitted details, no development above ground floor slab
level, shall take place until full details of both hard and soft landscape works, including an
implementation programme, have been submitted to and approved in writing by the Local
Planning Authority (LPA) and these works shall be carried out as approved.
i) Soft landscape works shall include planting plans for the western boundary fence area with
written specifications (including cultivation and other operations associated with plant and grass
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establishment) and schedules of plants noting species, plant sizes and proposed numbers and
densities, where appropriate.
ii) All trees, shrubs and hedge plants supplied shall comply with the requirements of British
Standard 3936, Specification for Nursery Stock. All pre-planting site preparation, planting and
post-planting maintenance works shall be carried out in accordance with the requirements of
British Standard 4428 (1989) Code of Practice for General Landscape Operations (excluding
hard surfaces).
iii) All new tree plantings shall be positioned in accordance with the requirements of Table 3 of
British Standard BS5837: 2012, Trees in relation to construction - Recommendations.
iv) Notwithstanding the approved drawing indicating the western wall and fence and surface
treatment of the access/ parking area, full details of the proposed access and hardstanding
shall be submitted to and agreed in writing by the LPA. Notwithstanding the application form,
the proposed hardstanding shall not be constructed of brick paviours but shall incorporate
tarmac for the public highway area and resin bound gravel unless otherwise agreed in writing
with the LPA. The boundary and hard landscaping treatment shall be implemented before the
dwelling is occupied, or in accordance with a timetable agreed in writing with the LPA.
v) Any trees, hedges or plants which within a period of 5 years from the completion of the
development die, are removed or become seriously damaged or diseased, shall be replaced in
the next planting season with others of similar size and species as those originally planted,
unless the Local Planning Authority gives written approval to any variation.

6. Reason. To enhance the appearance of the development, setting of the listed building,
character and appearance of the conservation area and in the interests of the privacy and
amenity of the occupiers of the proposed and adjoining properties in accordance with policies
En2 En5 En9 En20 and H31 of the Huntingdonshire Local Plan 1995.
7. Condition. Notwithstanding the submitted details, prior to the commencement of development
above ground floor slab level, details, including samples, of the proposed external materials of
the proposed dwelling and the proposed facing brick of the west garden wall, shall be submitted
to and approved in writing by the Local Planning Authority. The development shall be carried
out in accordance with those approved details.
7. Reason. To secure a satisfactory grouping of materials in the interests of the setting of listed
Ivy House and the conservation area in accordance with policies En2 En5 and En6 of the
Huntingdonshire Local Plan 1995.
8. Condition. Prior to the erection of any part of the dwelling above ground floor slab level,
details of the proposed windows and external doors (at a scale of 1:20 to indicate materials,
constructional details, degree of set back in reveals and method of window opening) shall be
submitted to and approved in writing by the Local Planning Authority. The development shall be
carried out in accordance with those approved details.
8. Reason. To secure satisfactory details in the conservation area in accordance with policies
En5, En6 and En25 of the Huntingdonshire Local Plan 1995.
9. Condition. Notwithstanding the provisions of Schedule 2, Part 1 Class F, of The Town and
Country Planning (General Permitted Development) (England) Order 2015 as amended, (or
any Order revoking and re-enacting that Order with or without modification), no hard surface
(other than that approved as part of the approved layout and landscaping scheme) shall be
provided in the area between the front of the house hereby approved and the existing front
garden boundary wall without the prior written approval of the Local Planning Authority and the
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approved surface treatment shall not be altered.
9. Reason. In the interests of minimising harm to the setting of the listed building and the
character and appearance of the in the conservation area in accordance with policies En5, En6
and En25 of the Huntingdonshire Local Plan 1995.
10. Note to applicant. Statement as to how the Local Planning Authority (LPA) has worked with
the applicant in a positive and proactive manner on seeking solutions:
The LPA positively encourages pre-application discussions and makes clear that applications
will then normally be determined as submitted. Details of the 'Pre-Application Advice' process
can be found on the Planning pages on the Council's website www.huntingdonshire.gov.uk. If,
as proposed, a development is considered unacceptable and it is apparent how it can be
revised to make it acceptable, the LPA will set out how it can be amended to make it
acceptable as part of its response to a pre-application enquiry. When an application is
received, conditions will be used where they can make a development acceptable. A clear
reason for refusal identifies the specific reasons why the development is unacceptable and
helps the applicant to determine whether and how the proposal can be revised to make it
acceptable. In relation to this application, it was considered and the process managed in
accordance with Paragraphs 186 and 187 of the NPPF.
11. Note to applicant. Note to applicant regarding Community Infrastructure Levy Charge.
Huntingdonshire District Council became a Community Infrastructure Levy (CIL) Charging
Authority on the 1st May 2012. The Council is obliged to collect the levy from liable parties in
instances where development received planning permission on or after the 1st May 2012. It is
important that liable parties (usually developers or landowners) are correctly identified to the
Council as early as possible. For more details on CIL, the developments the charges will
apply to, how much the charge will be and the process involved, including the developers or
landowners legal responsibilities, the CIL pages on the Council’s website at
www.huntingdonshire.gov.uk should be referred to. It should be noted that all development
which creates one or more dwellings will be liable to be charged irrespective of the floor space
charge. However, developments which create less than 100 square metres of new floor space
and do not involve a dwelling or dwellings, will be exempt from CIL and will not be charged.
12. Note to applicant. In order to obtain an official postal address, any new buildings should be
formally registered with Huntingdonshire District Council. Unregistered addresses cannot be
passed to Royal Mail for allocation of postcodes. Applicants can find additional information, a
scale
of
charges
and
an
application
form
at
www.huntingdonshire.gov.uk/streets-parking-transport/street-naming-and-numbering/
Alternatively, applicants can contact the Street Naming and Numbering Team on 01480388353
or email at streetnaming@huntingdonshire.gov.uk. Please note new address cannot be
assigned by the Council until the footings of nay new buildings are in place.
13. Note to applicant. A fee is payable for each "request" when submitting details pursuant to a
condition or conditions of this permission that require(s) details to be submitted to and
approved by the Local Planning Authority (i.e. details submitted under Article 21 of the Town
and Country Planning (General Development Procedure) Order). Further details on what
constitutes a "request" can be found in the "Guidance Note - Fees for confirmation of
compliance with condition attached to a planning permission". The appropriate fee can be
found in the "Planning Fees Form". Both documents can be viewed via www.huntsdc.gov.uk.
The Local Planning Authority should give written confirmation within a period of 8 weeks from
the date on which the request and fee are received.
14. Note to applicant.
i)The applicant/developer will need to enter into an agreement with the highway authority
(Cambridgeshire County Council) for the works within the highway.
ii) This permission is subject to a wheeled bin unilateral undertaking.
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iii) The Conservation Officer advises that the windows are expected to be sliding sashes.
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Application Number: 17/00607/FUL
TOWN & COUNTRY PLANNING ACT 1990
Planning Permission
Mark Winklewski Associates (FAO Mr Mark Winklewski)
44 Northampton Road
Market Harborough
Leicestershire
LE16 9HE
Huntingdonshire District Council in pursuance of powers under the above Act, hereby GRANT
PERMISSION for:
Proposal:

Erection of detached dwelling and associated works

Site address:

Land East Of Ivy House High Street Spaldwick

Applicant:

Mrs R Good

in accordance with your application received on 17th March 2017 and plans (listed below) which
form part of the application
Plan Type
Floor plans and
Elevations

Reference
IHS-17-01

Block Plan
Tree Protection Plan
Location and Site
Plan

IHS-17-20
ARB/3533/Y/100
IHS-17-02

Version
rev B
+street
scene
rev A
rev A
rev D+street
scene

Date Received
03.10.2017
05.10.2017
09.10.2017
06.10.2017

Subject to the following condition/s.
1. Condition.
The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.
1. Reason.
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To comply with Section 91 of the Town and Country Planning Act 1990, as amended.
2. Condition.
The development hereby permitted shall be carried out in accordance with the approved plans
listed in the table above.
2. Reason.
For the avoidance of doubt to ensure that the development is carried out in accordance with the
approved plans.
3. Condition.
The tree protection shown on plan reference ARB/3533/Y/100 rev A (and associated revised
Arboricultural report received on 9th October 2017) shall be implemented before any equipment,
machinery, or materials are brought on to the site for the purposes of development or other
operations, and shall be retained intact for the full duration of the development until all
equipment, materials and surplus materials have been removed from the site and shall only be
moved or altered following the prior agreement with the Local Planning Authority.
3. Reason.
Protection of the existing landscaping is required in the interests of the character and appearance
of the conservation area, in accordance with policies En18 and En9 of the Huntingdonshire Local
Plan 1995.
4. Condition.
No development, demolition, clearance or other operations shall commence on site until an
Arboricultural Method Statement has been submitted to, and approved in writing by the Local
Planning Authority.
The method statement shall follow the recommendations of BS5837:2012 "Trees in relation to
design, demolition, and construction - Recommendations"
The development shall thereafter be undertaken in accordance with the agreed method
statement, unless otherwise agreed in writing with the Local Planning Authority.
4. Reason.
A pre-commencement condition is required to avoid damage to the existing trees/ landscaping.
Protection of the existing landscaping is required in the interests of the character and appearance
of the conservation area, in accordance with policies En18 and En9 of the Huntingdonshire Local
Plan 1995.
5. Condition.
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No development or other operations shall commence on site until full details including the
position and proposed depth of all trenches for beneath ground services (including cables, pipes,
and foul and surface water sewers) and their method of construction to secure the long term
retention of existing trees has been submitted to and approved in writing by the Local Planning
Authority. A detailed methodology for the laying of any services which are within the Root
Protection Zones of the retained trees shall be submitted to and approved in writing by the Local
Planning Authority. The methodology should conform to the recommendations contained within
BS 5837:2012 section 7.7 and Table 3. The development shall be carried out in accordance with
those approved details.
5. Reason.
A pre-commencement condition is required to avoid damage to the existing trees/ landscaping.
To avoid harm to the existing landscaping which is to be retained in the interests of the character
and appearance of the conservation area, in accordance with policies En18 and En9 of the
Huntingdonshire Local Plan 1995.
6. Condition.
Notwithstanding the submitted details, no development above ground floor slab level, shall take
place until full details of both hard and soft landscape works, including an implementation
programme, have been submitted to and approved in writing by the Local Planning Authority
(LPA) and these works shall be carried out as approved.
i) Soft landscape works shall include planting plans for the western boundary fence area with
written specifications (including cultivation and other operations associated with plant and grass
establishment) and schedules of plants noting species, plant sizes and proposed numbers and
densities, where appropriate.
ii) All trees, shrubs and hedge plants supplied shall comply with the requirements of British
Standard 3936, Specification for Nursery Stock. All pre-planting site preparation, planting and
post-planting maintenance works shall be carried out in accordance with the requirements of
British Standard 4428 (1989) Code of Practice for General Landscape Operations (excluding
hard surfaces).
iii) All new tree plantings shall be positioned in accordance with the requirements of Table 3 of
British Standard BS5837: 2012, Trees in relation to construction - Recommendations.
iv) Notwithstanding the approved drawing indicating the western wall and fence and surface
treatment of the access/ parking area, full details of the proposed access and hardstanding shall
be submitted to and agreed in writing by the LPA. Notwithstanding the application form, the
proposed hardstanding shall not be constructed of brick paviours but shall incorporate tarmac for
the public highway area and resin bound gravel unless otherwise agreed in writing with the LPA.
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The boundary and hard landscaping treatment shall be implemented before the dwelling is
occupied, or in accordance with a timetable agreed in writing with the LPA.
v) Any trees, hedges or plants which within a period of 5 years from the completion of the
development die, are removed or become seriously damaged or diseased, shall be replaced in
the next planting season with others of similar size and species as those originally planted,
unless the Local Planning Authority gives written approval to any variation.
6. Reason.
To enhance the appearance of the development, setting of the listed building, character and
appearance of the conservation area and in the interests of the privacy and amenity of the
occupiers of the proposed and adjoining properties in accordance with policies En2 En5 En9
En20 and H31 of the Huntingdonshire Local Plan 1995.
7. Condition.
Notwithstanding the submitted details, prior to the commencement of development above ground
floor slab level, details, including samples, of the proposed external materials of the proposed
dwelling and the proposed facing brick of the west garden wall, shall be submitted to and
approved in writing by the Local Planning Authority. The development shall be carried out in
accordance with those approved details.
7. Reason.
To secure a satisfactory grouping of materials in the interests of the setting of listed Ivy House
and the conservation area in accordance with policies En2 En5 and En6 of the Huntingdonshire
Local Plan 1995.
8. Condition.
Prior to the erection of any part of the dwelling above ground floor slab level, details of the
proposed windows and external doors (at a scale of 1:20 to indicate materials, constructional
details, degree of set back in reveals and method of window opening) shall be submitted to and
approved in writing by the Local Planning Authority. The development shall be carried out in
accordance with those approved details.
8. Reason.
To secure satisfactory details in the conservation area in accordance with policies En5, En6 and
En25 of the Huntingdonshire Local Plan 1995.
9. Condition.
Notwithstanding the provisions of Schedule 2, Part 1 Class F, of The Town and Country Planning
(General Permitted Development) (England) Order 2015 as amended, (or any Order revoking
and re-enacting that Order with or without modification), no hard surface (other than that
approved as part of the approved layout and landscaping scheme) shall be provided in the area
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between the front of the house hereby approved and the existing front garden boundary wall
without the prior written approval of the Local Planning Authority and the approved surface
treatment shall not be altered.
9. Reason.
In the interests of minimising harm to the setting of the listed building and the character and
appearance of the in the conservation area in accordance with policies En5, En6 and En25 of the
Huntingdonshire Local Plan 1995.
10. Note to applicant.
Statement as to how the Local Planning Authority (LPA) has worked with the applicant in a
positive and proactive manner on seeking solutions:
The LPA positively encourages pre-application discussions and makes clear that applications will
then normally be determined as submitted. Details of the 'Pre-Application Advice' process can
be found on the Planning pages on the Council's website www.huntingdonshire.gov.uk. If, as
proposed, a development is considered unacceptable and it is apparent how it can be revised to
make it acceptable, the LPA will set out how it can be amended to make it acceptable as part of
its response to a pre-application enquiry. When an application is received, conditions will be
used where they can make a development acceptable. A clear reason for refusal identifies the
specific reasons why the development is unacceptable and helps the applicant to determine
whether and how the proposal can be revised to make it acceptable. In relation to this
application, it was considered and the process managed in accordance with Paragraphs 186 and
187 of the NPPF.
11. Note to applicant.
Note to applicant regarding Community Infrastructure Levy Charge.
Huntingdonshire District Council became a Community Infrastructure Levy (CIL) Charging
Authority on the 1st May 2012. The Council is obliged to collect the levy from liable parties in
instances where development received planning permission on or after the 1st May 2012. It is
important that liable parties (usually developers or landowners) are correctly identified to the
Council as early as possible. For more details on CIL, the developments the charges will apply
to, how much the charge will be and the process involved, including the developers or
landowners legal responsibilities, the CIL pages on the Council’s website at
www.huntingdonshire.gov.uk should be referred to. It should be noted that all development
which creates one or more dwellings will be liable to be charged irrespective of the floor space
charge. However, developments which create less than 100 square metres of new floor space
and do not involve a dwelling or dwellings, will be exempt from CIL and will not be charged.
12. Note to applicant.
In order to obtain an official postal address, any new buildings should be formally registered with
Huntingdonshire District Council. Unregistered addresses cannot be passed to Royal Mail for
allocation of postcodes. Applicants can find additional information, a scale of charges and an
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application form at www.huntingdonshire.gov.uk/streets-parking-transport/street-naming-andnumbering/ Alternatively, applicants can contact the Street Naming and Numbering Team on
01480388353 or email at streetnaming@huntingdonshire.gov.uk. Please note new address
cannot be assigned by the Council until the footings of nay new buildings are in place.
13. Note to applicant.
A fee is payable for each "request" when submitting details pursuant to a condition or conditions
of this permission that require(s) details to be submitted to and approved by the Local Planning
Authority (i.e. details submitted under Article 21 of the Town and Country Planning (General
Development Procedure) Order). Further details on what constitutes a "request" can be found in
the "Guidance Note - Fees for confirmation of compliance with condition attached to a planning
permission". The appropriate fee can be found in the "Planning Fees Form". Both documents can
be viewed via www.huntsdc.gov.uk. The Local Planning Authority should give written
confirmation within a period of 8 weeks from the date on which the request and fee are received.
14. Note to applicant.
i)The applicant/developer will need to enter into an agreement with the highway authority
(Cambridgeshire County Council) for the works within the highway.
ii) This permission is subject to a wheeled bin unilateral undertaking.
iii) The Conservation Officer advises that the windows are expected to be sliding sashes.
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NOTES
Rights of Appeal under the Town and Country Planning Act, 1990 Section 78
If the applicant is aggrieved by the decision of the Local Planning Authority to refuse permission for
the proposed development or to grant permission subject to conditions, he/she may appeal to the
Secretary of State responsible for planning within;


Six months from the date of this decision notice.

Appeals must be made on a form which is obtainable from the Planning Inspectorate, Customer
Support Unit, Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN. Alternatively all
forms can be downloaded from their website www.planning-inspectorate.gov.uk. The Secretary of
State has power to allow a longer period for the giving of a notice of appeal but he will not normally
be prepared to exercise this power unless there are special circumstances, which excuse the delay
in giving notice of appeal. The Secretary of State is not required to entertain an appeal if it appears
to him that permission for the proposed development could not have been granted by the Local
Planning Authority, or could not have been so granted otherwise than subject to the conditions
imposed by them, having regard to the statutory requirements, to the provisions of the Development
Orders and to any directions given under the Orders. He does not, in practice, refuse to entertain
appeals solely because the decision of the Local Planning Authority was based on a direction given
by him.
If permission to develop land is refused or granted subject to conditions, whether by the Local
Planning Authority or by the Secretary of State responsible for planning and the owner of the land
claims that the land has become incapable of reasonably beneficial use by the carrying out of any
development which has been or would be permitted, he may serve on the Council of the County
District in which the land is situated a purchase notice requiring that Council to purchase his interest
in the land in accordance with the provision of Part VI of the Town and Country Planning Act, 1990.
Claiming Compensation
In certain circumstances, a claim may be made against the Local Planning Authority for
compensation where permission is refused or granted subject to conditions by the Secretary of State
on appeal or on a reference of an application to him. The circumstances in which such
compensation is payable are set out in Section 114 of the Town and Country Planning Act 1990.

Andy Moffat
Head Of Development
Page 7 of 8
Date 26th October 2017

Pathfinder House, St Mary's Street
Huntingdon. PE29 3TN
Dmadmin@huntingdonshire.gov.uk

01480 388388
www.huntingdonshire.gov.uk

General Notes
This decision notice does not convey any approval or consent which may be required under any
enactment, bye-law or regulation other than Section 57 of the Town and Country Planning Act 1990.
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