
      
DEVELOPMENT MANAGEMENT COMMITTEE           18 February  2019 
 
 
Case No: 18/02056/FUL (FULL PLANNING APPLICATION) 
 
Proposal:  ERECTION OF 4NO. TWO-STOREY DETACHED 

DWELLINGS WITH ANCILLARY GARAGING, PARKING, 
LANDSCAPING AND ACCESS PROVISIONS. 

 
Location:  LAND NORTH OF 13 MOORFIELD WAY, GREAT 

STUKELEY   
 
Applicant:  ELITE HOMES (CAMBS) LTD 
 
Grid Ref: 521914   274615 
 
Date of Registration:   09.10.2018 
 
Parish:   THE STUKELEYS 
 
 

RECOMMENDATION -  APPROVE 
 
This application is referred to the Development Management Committee 
as the recommendation of refusal from The Stukeleys Parish Council 
conflicts with the officer recommendation of approval. 
 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application relates to a largely rectangular parcel of land located 

to the north of 13 Moorfield Way, south of 6 Ermine Street and east of 
Montague Road in Great Stukeley. 

 
1.2 The boundaries of the site are comprised of a strip of established 

hedging (c. 3m in height) to the east, close board fencing (c. 1.8m in 
height) to the north and south and a combination of both hedging and 
individual sections of close board fencing to the west.  

 
1.3 A public right of way runs adjacent to the east boundary of the 

application site.  
 
1.4 The application site lies within Flood Zone 1 i.e. a low risk of flooding.  
 
1.5 Planning permission is sought for the erection of four dwellings, with 

ancillary garaging, parking, landscaping and access.  
 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

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

 



2.2 Paragraphs 10 and 11 of the NPPF 2018 identify a presumption in 
favour of sustainable development.   

 
2.3 NPPF 2018 replaced NPPF 2012 in July 2018. HDC submitted their 

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

 
2.4 For full details visit the government website  

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

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

• CS8: Water 
• EN11: Archaeology 
• EN12: Archaeological Implications 
• EN13: Archaeological Implications 
• EN18: Trees, Woodlands, Hedges and Meadowland 
• EN20: Landscaping Scheme 
• EN22: Nature and Wildlife Conservation 
• EN25: General Design Criteria 
• H31: Residential Privacy and Amenity Standards  
• H32: Sub-division of Large Curtilages 
• T18: Access Requirements for New Development 
• T19: Footpath provision in New Development 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 2002) 

• HL5: Quality and Density of Development 
• HL10: Housing Provision 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

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

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

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

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


 
3.5 The LPA considers the Local Plan to 2036 to be a sound plan and it 

was submitted for examination on the 29th March 2018.  
 
3.6 Footnote 22 of the 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 considered to be consistent with the policies 
set out within the NPPF 2012.  The Local Plan examination hearings 
ended on 27 September 2018 and the Inspector's initial findings are 
that the plan can be made sound by main modifications.  

 
3.7 Following the examination hearings held in July and September 2018, 

the wording of LP2 is to be changed. For LP2  "recognise" is to be 
added in relation to the intrinsic character and beauty of the 
countryside.  

 
3.8 The Inspector has not required any main modifications to any of the 

other policies listed above that would have any material implications for 
this application.     

 
3.9 The emerging Local Plan has now reached an advanced stage and in 

the light of the Inspector's initial findings should be afforded more 
weight. Save for policy LP2 it is considered that significant (but not full) 
weight should now be afforded to the policies referred to within the 
Local Plan to 2036 (as amended March 2018 for submission). The 
Local Planning Authority has agreed to the required changes to LP2 
but as the required changes to Policy LP2 has recently been subject to 
further consultation before adoption, it is considered that moderate 
rather than significant weight should be afforded to these policies as 
modified. 

 
3.10 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document 2017 

• Huntingdonshire Landscape and Townscape Assessment 
2007 

 
4. PLANNING HISTORY 
 
4.1 Within the application site boundary: 

1200544FUL - Erection of four bedroom house, double garage (and 
new garage for Denmark House) and associated works 

 Approved: 18.06.2012 
 
4.2 1400909FUL - Proposed 3 bedroom detached dwelling with double 

garage 
 Approved: 22.10.2014 
 
4.3 15/01753/FUL - Proposed residential development of 4no dwellings 

with garages with ancillary works comprising of access roadway, 
drives and parking for visitors and hard and soft landscaping 

 Approved: 01.07.2016 
 

 



4.4 17/01497/FUL - Erection of 4no. two-storey detached dwellings with 
ancillary garaging, parking, landscaping and access provisions. 

 Refused: 13.12.2017 
 
4.5 Adjacent to the application site (northeast) 

17/01672/FUL - Construction of new dwellinghouse with parking and 
amenity 

 Approved: 13.10.2017   
 
4.6 Adjacent to the application site (north)   

1200544FUL - Erection of four bedroom house, double garage (and 
new garage for Denmark House) and associated works 

 Approved - 18.06.2012 
 
5. CONSULTATIONS 
 
5.1 The Stukeleys Parish Council: "Recommend refusal because of the 

lay out and density of buildings, the site is inadequate for 4 homes 
and insufficient parking provided" 

 
5.2 Cambridgeshire County Council Highways: "The site is in question 

is served from the end of a standard width adopted highway. Due to 
the layout and widths indicated the development will remain private 
[…] Given the dead end location the indicated private access width of 
5m is suitable to serve the proposed development as there will be no 
turning movements where the private element meets the adopted. 
Given the above I have no objections to that proposed [subject to the 
imposition of conditions]". 

 
5.3 Cambridgeshire Wildlife Trust: "…satisfied with the 

recommendations made in section 8 of the updated Ecological Impact 
Assessment […] these recommendations should be followed". 

 
5.4 Cambridgeshire County Council Archaeology: "… do not object to 

development from proceeding in this location but consider that the 
site should be subject to a programme of archaeological investigation 
secured through the inclusion of a negative condition" 

 
6. REPRESENTATIONS 
 
6.1 None.  
 
7. SUMMARY OF ISSUES 
 
7.1 This report assesses the following principal, important and 

controversial issues: 
• The principle of development;  
• The design of the proposal in relation to the street scene and 

the character/appearance of the area as a whole; 
• Accessibility, parking and the impact upon highway safety; 

and 
• The impact on the amenity of neighbours. 

 
 
 
 
 



 The principle of development: 
 
7.2 Policy CS3 of the 2009 Core Strategy identifies Great Stukeley as a 

Small Settlement in which residential infilling (up to three dwellings) 
will be appropriate within the built-up area. 

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

(as amended March 2018 for submission) identifies Great Stukeley as 
a Small Settlement where a development proposal located within the 
built-up area may be supported subject to site specific 
opportunities/constraints.  

 
7.4 The presumption in favour of sustainable development is clearly 

outlined within the NPPF, along with the objective of significantly 
boosting the supply of homes. 

 
7.5 The application site is located within the built-up area of Great 

Stukeley and the previously approved applications for planning 
permission are noted.  

 
7.6 As such, the broader principle of development is considered to be 

acceptable in principle, subject to all other material considerations 
being addressed. 

 
The design of the proposal in relation to the street scene and the 
character/appearance of the area as a whole: 

 
7.7 Following consultation with HDC Urban Design, amendments were 

made to the proposed site layout and elevations. The revisions 
(received November 2018) identify that all four dwellings will reach a 
maximum ridge height of 8.1m and are considered to represent an 
acceptable design which sits comfortably within the application site 
and provides adequate circulation and amenity space.  

 
7.8 Whilst elements of the proposed dwellings will be visible from 

publically accessible viewpoints from the street scene to the east and 
south (and potential glimpse views from the north), there is not 
considered to be a particular design form which characterises the 
immediate vicinity, other than brick construction and the predominant 
gabled roof form. 

 
7.9 The simple, functional appearance of the single storey dwellings to 

the south of the application site on Moorfield Way (red brick/concrete 
roof tile), provide a clear contrast with both the light render of the two 
storey dwellings to the northeast and southeast and the buff 
brick/slate roof covering of the two storey dwelling to the immediate 
north. Another single storey dwelling (Orchard Lea), constructed of 
buff brick, is located to the south of the application site. An individual 
sense of place is created from the character generated through the 
composite of separate forms. 

 
7.10 An Arboricultural Report (Bob Widd Associates: October 2018) was 

submitted in support of the proposed development and identified that 
the removal of eight individual trees, two stumps, one section of 
hedging and three groups of self-set trees would be required to 
facilitate the proposed development. Whilst the loss of any specimen 
is regrettable, it must be noted that none of the trees within the 



application site are protected. An appropriate replacement planting 
scheme can be secured by condition. During a site visit (30.01.2019) 
it appeared that the trees have already been removed.  

 
7.11 It is considered that the proposed dwellings would be seen as 

intermingled amongst and against the backdrop of existing buildings 
from the publically accessible viewpoints into and across the 
application site. In the context of the built development surrounding 
the application site, it is considered that  the proposed dwellings 
would add  further variety to this already mixed area of residential 
units.  

 
7.12 The proposed dwellings would bring about change to the character 

and appearance of the locality, as the development would infill land 
that is currently vacant (albeit with an extant planning permission) 
which adds to the variety of the buildings. However, subject to the 
imposition of conditions to ensure full details of construction materials 
and associated paraphernalia (rainwater goods and location of meter 
boxes) along with an appropriate hard/soft landscaping scheme to 
soften the visual impact of the buildings, the proposed development 
would not result in a detrimental impact upon the 
character/appearance of the area or create an unacceptable 
detrimental impact upon the interpretation of the street scene. 

 
 Drainage: 
 
7.13 A number of concerns were raised throughout the course of the 

previously approved application (15/01753/FUL) regarding the 
drainage of the application site.  

 
7.14 It is understood that an underground private surface water pipe (not a 

public surface water) bisects the application site, running north to 
south. During the construction of the dwelling approved under 
1200544FUL, this pipe was damaged, resulting in surface water run-
off from the site. This unfortunate situation was exacerbated by 
issues further downstream, specifically an underground pipe which 
was 'backed up'. 

 
7.15 It must be noted that the Local Planning Authority can only secure 

details which mean that the development will not exacerbate an 
existing situation prior to granting permission. Betterment cannot be 
reasonably sought. 

 
7.16  An 'Ordinary Watercourse Consent' document was submitted as part 

of the supporting information for the 15/01753/FUL application. This 
consent grants the diversion of the piped watercourse which bisects 
the application site and remains valid until 20.05.2019. 

 
7.17 It is considered appropriate to impose a condition to ensure that the 

diversion works are completed prior to the construction of the four 
dwellings. As soakaways are proposed across the application site, a 
further condition will be imposed to ensure that the ground conditions 
of the site are investigated by qualified professionals and that the 
soakaways are constructed in accordance with the recommendations 
of the Building Research Establishment Digest 365.  

 



7.18 The proposed development is considered to comply with CS1 of the 
Core Strategy (2009), policies EN18, EN20 and EN22 of the 1995 
Local Plan, emerging policies LP10, LP12, LP13 and LP33 and the 
NPPF 2018 subject to the imposition of the aforementioned 
conditions. 

 
 Accessibility, parking and the impact upon highway safety: 
 
7.19 CCC Highways offered no objection to the proposed development 

with regard to highway safety, subject to the imposition of a number 
of conditions relating to the construction of the access (to ensure a 
satisfactory drainage arrangement), the installation of gates across 
the access and the provision of the off-street parking areas. 

 
7.20 The proposed site plan (1713/7/03) provides three off-street parking 

spaces for Plots 3 and 4 (two external, one within garage) and two 
off-street parking spaces for Plots 1 and 2(one external, one within 
garage), along with two visitor parking bays.  

 
7.21 The proposed site plan (1713/7/03) also incorporates sufficient 

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

 
7.22 The availability of services/facilities in the immediate vicinity is noted. 

It is accepted that the proposed development would be highly likely to 
lead to an increase in traffic generation, as it is anticipated that the 
future occupants of the proposed dwellings would use private means 
of transport to access amenities, employment opportunities and 
services located outside of Great Stukeley. 

 
7.23 However, given the anticipated movements typically associated with a 

development of four dwellings, the proposed development is, on 
balance, considered to be acceptable with reference to NPPF 2018, 
policies T18 and T19 of the 1995 Local Plan and emerging policies 
LP17 and LP18 subject to the imposition of the aforementioned 
conditions. 

 
 The impact on the amenity of neighbours: 
 
7.24 The application site is surrounded by neighbouring dwellings and the 

amenity spaces associated with those individual plots.  
 
 Overlooking/Loss of Privacy: 
 
7.25 The closest relationship between the existing and the proposed built 

form is the separation distance of approximately 14.1m between the 
north elevation of Plot 1 and the south elevation of the dwelling 
constructed under 17/01672/FUL. It must be noted that Plot 1 is 
located in the same position as the previously approved layout of 
15/01753/FUL. 

 
7.26 Whilst this relationship falls below the suggested separation distance 

of 21m identified in the Huntingdonshire Design Guide (2017), the 
proposed layout was found to be acceptable during the course of 
determining 17/01672/FUL, which took into account the layout of the 
development approved under 15/01753/FUL with regard to the 



potential impact upon the levels of privacy afforded to future 
occupants. 

 
7.27 No fenestration is proposed on the side (east) elevation of Plot 1. 

Whilst oblique views across the rear amenity space and toward the 
neighbouring dwelling to the east (11 Ermine Street) may be 
achievable from the windows serving the habitable rooms on the rear 
(north) elevation of Plot 1, this arrangement is, on balance, 
considered to be acceptable. 

 
7.28 The separation distance between the fenestration at first floor level on 

the north elevation of Plot 2 is considered to be acceptable with 
regard to the amenity of the occupants of 6 Ermine Street.  

 
7.29 Three windows are proposed at first floor level on the west elevation 

of both Plot 3 and Plot 4. Whilst this fenestration would face directly 
across the rear amenity spaces of 14, 18 and 20 Montagu Road 
toward those dwellings, the proposed elevations (1713/7/09) identify 
these windows to be finished with an obscure glaze. Subject to a 
condition to ensure that these windows are obscurely glazed and top 
opening only, this fenestration is considered to be acceptable.  

 
7.30 The south elevation of Plot 4 includes three roof lights at first floor 

level (two to serve a bedroom and one to serve a stairway) which 
face across the amenity space of Orchard Lea. However, the Agent 
for the application has confirmed that the clear glass element at the 
lowest part of the roof light will be 1.75m above the finished first floor 
level. As such, the achievable views down, toward and across the 
adjacent amenity spaces will be limited. With the position of the roof 
light secured by condition, this arrangement is considered to be 
acceptable.   

 
7.31 Both Plot 1 and Plot 2 include three windows at first floor level on the 

south elevation. Of those six windows, four are to serve non-habitable 
rooms (bathrooms) and the remaining two serve bedrooms. The 
window on Plot 1 faces along the proposed access to the site and 
does not raise a concern with regard to the amenity of neighbouring 
occupants.  

 
7.32 Whilst the window to the serve the habitable room on the south 

elevation of Plot 2 will face across the rear amenity space of 13 
Moorfield Way, it must be noted that this arrangement was 
considered to be acceptable under 15/01753/FUL. As the proposed 
Plot 2 is no closer to the south boundary of the application site that 
the layout approved under 15/01753/FUL, this arrangement is not 
considered to create an unacceptable detrimental impact upon the 
amenity of the occupants of the adjacent property.  

  
 Overbearing/Overshadowing impact 
7.33 Due to the scale, position and massing of the proposed dwellings, the 

development is not considered to result in an unacceptable 
detrimental impact upon the amenity of neighbouring dwellings by 
way of being overbearing. 

 
7.34 Similarly, whilst the proposed development may result in a degree of 

direct afternoon sunlight being interrupted before reaching the rear 
amenity spaces of 4 and 6 Ermine Street and the dwelling approved 



under 17/01672/FUL, this impact is not considered to be 
unacceptable to the extent that a reason for refusal on this point 
alone would be justified. 

 
7.35 With the imposition of the conditions outlined above, the proposed 

development is considered to be acceptable with regard to CS1 of the 
Core Strategy (2009), policies EN25 and H31 of the 1995 Local Plan, 
emerging policies LP12, LP13 and LP15 and the NPPF 2018. 

 
 Conclusion and Planning Balance: 
 
7.36 At the heart of the NPPF is a presumption in favour of sustainable 

development, that is, development which strikes a satisfactory 
balance between economic, environmental and social considerations. 

 
7.37 Economic: The proposed development 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 services / facilities.  

 
7.38 Environmental: The proposed development would result in minor and 

localised environmental (landscape) harm due to the removal of a 
number of trees and a section of hedging. However, this impact can 
be adequately mitigated through a sympathetic landscaping scheme 
and adherence to a condition to ensure an appropriate palette of 
construction/finishing materials. With regard to accessibility, whilst the 
limited services and employment opportunities in the immediate 
vicinity are noted, the Highway Authority raised no objection with 
reference to the safety or capacity of the local highway network. 

 
7.39 Social: The proposed development would increase the supply of 

market housing. Whilst the Council can demonstrate a five year 
supply of deliverable housing land, the provision of market housing on 
the application site would amount to a benefit in terms of providing a 
greater flexibility to the supply of housing. 

 
 
8. RECOMMENDATION  - APPROVE subject to 

conditions to include the following: 
 

• Time Limit 
• Development in accordance with plans 
• Full details of construction materials, including windows, 

rainwater goods, flue/vent extracts, soffits/bargeboards, roof 
treatment, external stairs and location of meter boxes 

• Hard/Soft Landscaping including boundary treatments 
• Bin/Cycle Store details 
• Bin/Cycle Store provided prior to first occupation 
• Existing and proposed levels 
• Detailed programme of archaeological work 
• Fenestration - details of obscure glaze finish 
• Position of roof lights on south elevation of Plot 4 
• Tree retention and protection in accordance with submitted 

scheme 
• Adherence to recommendations outlined in Ecological 

Impact Assessment 



• Complete watercourse diversion works before 
commencement of development 

• Removal of Permitted Development rights for new gates, 
fences and walls etc. 

• Parking and Turning area to be provided prior to first 
occupation 

• Access constructed with adequate drainage measures to 
prevent surface water run off to the highway 

 
 
 CONTACT OFFICER: 

Enquiries about this report to James Lloyd Senior Development 
Management Officer 01480 388389 
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