
      
DEVELOPMENT MANAGEMENT  COMMITTEE           18 February  2019 
 
Case No: 18/02565/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  DEMOLISH DETACHED BRICK OUTBUILDING WITH A 

PITCHED ROOF AND ERECTION OF 1.8M HIGH FENCE. 
 
Location:  3 POPES LANE WARBOYS  HUNTINGDON  PE28 2RN 
 
Applicant:  DR WILCOX 
 
Grid Ref: 530532   280042 
 
Date of Registration:   28.11.2018 
 
Parish:   WARBOYS 
 
 

RECOMMENDATION  -  REFUSE 
 

This application has been referred to the Development Management 
Committee (DMC) as Warboys Town 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 outbuilding is situated to the rear of Warboys Resource Centre 

and located in a Conservation Area. 
 
1.2. As the outbuilding is situated within the Conservation Area and has a 

total cubic content exceeding 115 cubic metres (approx. 530m3), the 
demolition of the outbuilding requires planning permission.  

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

2018) sets out the three objectives - economic, social and 
environmental - of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2018 at 
paragraph 10 provides as follows: 'So that sustainable development is 
pursued in a positive way, at the heart of the Framework is a 
presumption in favour of sustainable development (paragraph 11).'  

 
2.2 The NPPF 2018 sets out the Government's planning policies for 

(amongst other things):  
• delivering a sufficient supply of homes;  
• achieving well-designed places;  
• conserving and enhancing the natural environment;  
• conserving and enhancing the historic environment. 

 
2.3 The NPPF 2018 replaces the NPPF 2012.  Transitional arrangements 

are in place for authorities who have submitted Local Plans on or 
before the 24 January 2019.  To ensure consistency, the 2012 
Framework policies will continue to be relevant for the purposes of 
examining those plans. For clarity HDC submitted their Local Plan on 



29 March 2018 and the examination hearings took place in July and 
September 2018. This emerging Local Plan is a material 
consideration. The NPPF 2018 should also in the normal way be 
taken into account as a material consideration in dealing with 
applications.   

 
2.4 Planning Practice Guidance is also relevant and a material 

consideration. 
 
For full details visit the government website: https://www.gov.uk 
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 

• En5: Conservation Area Character 
• En6: Design standards in Conservation Areas  
• En9: Conservation Areas 
• En22: Nature and Wildlife Conservation 

 
3.2  Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• None relevant.  

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: Sustainable development in Huntingdonshire  

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

(as amended March 2018 for submission) 
• LP32: Biodiversity and Geodiversity 
• LP36: Heritage Assets and their Settings 

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

was submitted for examination on the 29th March 2018. Footnote 22 
of NPPF 2018 states during the transitional period for emerging plans 
submitted for examination (set out in paragraph 214 of NPPF 2018), 
consistency should be tested against the previous Framework 
published in March 2012. The plan has therefore reached an 
advanced stage and is consistent with the policies set out within the 
NPPF 2012.  Given the transitional arrangements in place it is 
considered that if there is any tension between emerging policies and 
NPPF 2018 the previous framework policies will prevail.       

 
3.6 Supplementary Planning Documents: 

• Warboys Conservation Area Character Statement (2006) 
 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
4. PLANNING HISTORY 
 
4.1 None relevant. 
 
5. CONSULTATIONS 
 
5.1 Warboys Parish Council recommends approval because “the 

application does not conflict with the policies contained in the 
Development Plan.” 

https://www.gov.uk/
https://www.huntingdonshire.gov.uk/


 
6. REPRESENTATIONS 
 
6.1 Representations were received from No. 1 Popes Lane and 3 Lea 

Brooks Close raising the following concerns: 
• The barn is over 150 years old and is an integral part of the 

character, history and heritage of the local area 
• The barn is publically accessible and highly visible 
• The barn is significant to the local community 
• The Warboys conservation Area Character Statement states 

that "old outbuildings are an important feature of the village" 
(3.7.1) 

• The outbuilding should be preserved and repaired 
• The lack of maintenance has resulted in the need to request 

demolition of the barn 
• Panel fences are out of character and all boundaries abutting 

the structure are masonry walls 
• If the structure must be demolished the bricks should be 

reused to form a replacement boundary wall 
 
7. ASSESSMENT 
 
7.1 The report assesses the following principal, important and 

controversial issues:  
• The impacts upon the character and appearance of the 

Conservation Area 
• Design and Visual amenity 
• Biodiversity 

 
The impacts upon the character and appearance of the 
Conservation Area: 

 
7.2 The Warboys Conservation Area Character Statement (2006) says 

the following; “old outbuildings are an important feature of the village, 
hinting at the agricultural and industrial past and contrasting with the 
formal buildings that face onto the street”. This is true of the barn 
under consideration which was formerly part of the property at No.1 
Popes Lane (previously The Limes). No.3 Popes Lane was formerly 
the stable block to The Limes prior to conversion into Warboys 
Resource Centre. Modern development has somewhat obscured the 
relationship between the large frontage building, the former stables 
and the barn but the group nevertheless makes a strong positive 
contribution to the character and appearance of the conservation 
area. 

 
7.3 The Heritage Statement fails to make a proper assessment of the 

significance of the building as required under NPPF para.189. 
Furthermore the Heritage Statement fails to offer clear and convincing 
justification for the harm to the conservation area through the loss of 
the barn as per NPPF para.194. No assessment has been made as 
to whether the building can be put to an alternative use, ultimately, 
the demolition of the barn has not been satisfactorily justified. 

 
  
 
 



 Design and visual amenity: 
 
7.4 If the removal of the outbuilding was acceptable, whilst a brick wall 

would have been preferred, the erection of the 1.8m high fence may 
have been carried out under permitted development (i.e. without 
planning permission) under The Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended) Part 2, 
Class A. Therefore, it is considered unreasonable to refuse the 
application on this basis. 

 
 Biodiversity: 
 
7.5 The outbuilding appears to be capable of providing bird and bat 

roosts. The LPA has a duty to consider the impact of development 
upon legally protected species and as such, as a minimum, a desk 
survey or Phase 1 habitat survey should be submitted to demonstrate 
these impacts and any mitigation that may be required.  

 
7.6 This application does not contain any suitable supporting biodiversity 

information. The lack of information does cause concern and 
suggests that these impacts have not been considered fully.  

 
 Conclusion: 
 
7.7 The loss of the outbuilding will cause harm to the historic character of 

the Conservation Area. The harm is less than substantial, an no 
public benefit has been identified to outweigh the harm.  

 
7.8 In addition to the above, this application does not contain any suitable 

supporting ecological information; it has not been possible to assess 
the ecological implications of the proposal and therefore the applicant 
has failed to demonstrate that the proposal is acceptable in this 
regard, accordingly the proposal is considered contrary to the 
guidance contained within the NPPF, Local Plan (1995) Policy En22, 
Local Plan to 2036: Proposed Submission 2017 Policy LP32. 

 
7.9 Taking national and local planning policies into account, and having 

regard for all relevant material considerations, it is recommended that 
planning permission be refused in this instance. 

 
8. RECOMMENDATION  - Refusal for the following 

reasons 
 

1. The demolition of the outbuilding is considered to cause harm to 
the historic character of the Conservation Area. The Heritage 
Statement fails to make a proper assessment of the significance 
of the building as required under NPPF para.189. Furthermore the 
Heritage Statement fails to offer clear and convincing justification 
for demolition of the barn and the resultant harm to the 
conservation area through the loss of the barn as per NPPF 
para.194. The harm caused is considered to be less than 
substantial but no public benefit has been identified to outweigh 
the harm. The proposal is therefore considered contrary to the 
guidance contained within the NPPF (2018) paragraphs 189 and 
194-196, Local Plan (1995) Policy En5 and En6 and 
Huntingdonshire's Local Plan to 2036: Proposed Submission 
2017 (as amended March 2018 for submission) Policy LP36. 



 
2. This application does not contain any suitable supporting 

ecological information; it has not been possible to assess the 
ecological implications of the proposal and therefore the applicant 
has failed to demonstrate that the proposal is acceptable in this 
regard, accordingly the proposal is considered contrary to the 
guidance contained within the NPPF, Local Plan (1995) Policy 
En22, Huntingdonshire's Local Plan to 2036: Proposed 
Submission 2017 (as amended March 2018 for submission) 
Policy LP32. 

 
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 Karina Adams Development Management 
Officer 01480 388405 
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