
      
DEVELOPMENT MANAGEMENT  COMMITTEE           18 February  2019 
 
Case No: 18/02165/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  CONVERSION OF EXISTING ROOF SPACE TO 

HABITABLE ROOMS 
 
Location:  2 PARK CLOSE YAXLEY PE7 3JW    
 
Applicant:  COOMBS HEALTHCARE SOLUTIONS LTD 
 
Grid Ref: 518594   292484 
 
Date of Registration:   26.10.2018 
 
Parish:   YAXLEY 
 
 

RECOMMENDATION  -  APPROVE 
 

This application has been referred to the Development Management 
Committee (DMC) as Yaxley Parish Council’s recommendation to refuse 
the application is contrary to the officer recommendation to approve the 
application. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site is bounded by a medical centre, primary school, recreation 

ground and housing on the opposite side of Park Close. It lies at the 
centre of the village within the Yaxley local retail centre and adjacent 
to a number of other facilities including a library, shops with parking 
and there is a frequent daytime bus service to outlying towns. The 
site is within a sustainable location. 

 
1.2 The proposal relates to an extension within the roof space of a 

substantially complete Care Home (class use C2) including additional 
dormers. The development will result in an additional 10 rooms to be 
occupied by elderly residents. 
 

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) 

• CS5: Development of health and social care facilities  
• E7: Small businesses establishment of expansion 
• E11: Expansion of existing firms 
• En25: General Design Criteria  
• H34: Extensions to Dwellings  

 
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) 
• LP2: Strategy for Development 
• LP8: Key Service Centres 
• LP12: Design Context 
• LP13: Design Implementation 
• LP15: Amenity 
• LP17: Sustainable Travel 
• LP18: Parking Provision and Vehicle Movement   
• LP23: Local Services and Community Facilities 
• LP27: Specialist Housing 

 
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. 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.  

 

https://www.gov.uk/


3.6 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.  

 
3.7 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.    

  
3.8 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. 

 
3.9 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 
Document (2017): Place Making Principles - Part 3.7 
Building Form 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
4. PLANNING HISTORY 
 
4.1 0901684FUL - Erection of residential care home for the elderly 

mentally infirm - Allowed on appeal 
 
5. CONSULTATIONS 
 
5.1 Yaxley Parish Council recommends refusal as it is over 

development and will also cause overshadowing, furthermore it fails 
to provide sufficient car parking as required by the Planning Officer 
2009 - see Design and Access statement of application 
09/01684/FUL.  

 
6. REPRESENTATIONS 
 
6.1 Objections were received from 12 Landsdowne Road raising the 

following concerns: 
• Will extend construction time and disruption 
• See no need for the extension as those in the property would 

not wish to be accommodated upstairs 
• Rules governing construction workers are often ignored on 

site 
• Building is an eyesore 

 
Officer response: Matters concerning disruption and rules for 
construction workers are no material planning considerations and will 
not be taken into account in the determination of this application. 

 
7. ASSESSMENT 
 

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


7.1 The report assesses the following principal, important and 
controversial issues:  

• The principle of development 
• Design and Visual Amenity 
• Residential amenity  
• Highway safety and Parking Provision 

 
 The principle of development: 
 
7.2 Policy CS5 in the Huntingdonshire Local Plan (1995) supports the 

extension of facilities for health and social care in the community, 
subject to environment and traffic considerations. Policy LP27 in the 
Local Plan to 2036 (as amended 2018) supports the extension of an 
existing residential institution where the proposal will lead to an 
improvement in the quality of care facilities provided. The proposal 
entails the creation of an additional 10 bedrooms, 2 offices, nurses 
station, assisted bathroom, drug store and day room with enlarged 
store rooms, all these additional functions and facilities will  positively 
contribute to the facilities already provided on site. 

 
7.3 The proposal seeks to expand the existing care home and whilst 

numerous national and local policies offer support for the principle of 
the development as proposed, the remainder of this report will 
provide an assessment of the overall suitability of the site. 

 
 Design and Visual Amenity: 
 
7.4 It is considered that the scale, bulk and design of the proposed 

changes will complement the host building and would not harm the 
general character of the area. The changes have been carefully 
considered, specifically the dormers have been designed to replicate 
the existing dormers with matching materials, therefore the proposal 
is considered to reflect the character and design of the existing build. 

 
 Residential Amenity: 
 
7.5 The development is considered acceptable in terms of overbearing 

impacts due to the sufficient separation distances of approximately 
36m to the residential properties on Park Close, and would not have a 
significant impact upon residential amenity.  

 
7.6 In terms of overlooking and loss of privacy, there are already windows 

below the newly proposed dormers; as such it is not considered that 
the dormers will result in more harmful overlooking over and above 
the previously approved situation on site. 

 
7.7 The proposed dormers are to be situated within the existing roof 

space and are not to extend above the ridgeline. As such, the 
proposal is not considered to result in overshadowing nor loss of light. 

 
 Highway Safety and Parking Provision: 
 
7.8 The proposal will result in an additional 10 residents however given 

the nature of the care home; none of the occupiers will have access 
to a private vehicle. Therefore the main concern for this application is 
the parking needs of 3 additional staff members and likely additional 
visitors to the care home. 



 
7.9 The appeal inspector for 0901684FUL found that most care home 

employees would live locally or within reach of the site by public 
transport given the sustainable location. It was also noted that “On 
street parking is unrestricted, therefore those staff that do drive, and 
in particular those who work evenings or at night when public 
transport is more limited, could park on nearby roads if the car park 
were full. 

 
7.10 It was also found that “Similarly, car parking for residents’ family or 

friends would be available either on-site or nearby, with the likelihood 
that most car borne visitors would arrive in the evening, when 
shoppers or other centre users would be less likely to occupy the 
existing car parking spaces.” 

 
7.11 The likely additional car parking demand that will be generated by the 

proposed development (potentially 3 additional staff members and 
likely additional visitors to the care home) will not be significant and 
officers view is that this additional parking demand (which is parking 
demand that will fluctuate)  can be accommodated on surrounding 
roads. Also, no evidence has been presented to the LPA to 
contravene the inspectors’ findings and therefore there is no 
reasonable reason to disagree with this position, even having regard 
to the intensification. It should also be noted that the LPA have no set 
parking standards for care home developments. 

 
7.12  Overall, it is acknowledged that the proposal may result in some off-

site parking however there are no parking restrictions on the adjacent 
roads and there is no evidence to suggest that any on-street car 
parking would result in any detriment to highway safety. Therefore, 
the proposal is considered acceptable with regards to parking 
provision and highway safety. 

 
 Conclusion: 
 
7.13 The proposed development is considered to be compliant with the 

relevant national and local policy as it: 
• Is of an appropriate scale and design 
• Would not have a harmful impact upon the character and 

appearance of the area; 
• Would not have a significantly detrimental impact upon the 

amenity of neighbours; 
• Has a satisfactory level of parking provision. 

  
7.14 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. 

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time limit 
• In accordance with plans 
• Materials to match 

 



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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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 14 November 2018 15:12

To: DevelopmentControl

Subject: Comments for Planning Application 18/02165/FUL

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

Comments were submitted at 3:11 PM on 14 Nov 2018 from Mrs Helen Taylor.

Application Summary

Address: 2 Park Close Yaxley 

Proposal: Conversion of existing roof space to habitable rooms 

Case Officer: Karina Adams 

Click for further information

Customer Details

Name: Mrs Helen Taylor

Email: clerk@yaxleypc.org.uk

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

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: the Parish Council objects to the application as it is over 
development and will also cause overshadowing, 
furthermore it fails to provide sufficient car parking as 
required by the Planning Officer 2009 - see Design and 
Access statement of application 09/01684/FUL.
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