
DEVELOPMENT MANAGEMENT COMMITTEE 16 DECEMBER 2019 

Case No:  17/01607/FUL  (Full Planning Application) 
 
Proposal: Retrospective planning permission for the 

change of use of 5 Hall Close to D1 Use and the 
replacement of a garage door with a window 
and door. 

 
Location:  5 Hall Close, Hartford,  Huntingdon  PE29 1XJ 
 
Applicant:  Huntingdon Mencap  (Mrs Susan Roberts) 
 
Grid Ref:  525395   272690 
 
Date of Registration:   18.08.2017 
 
Parish:  Huntingdon 
 

RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) as Huntingdon Town Council's recommendation 
of refusal conflicts with the Officer recommendation of approval. 

1. DESCRIPTION OF SITE AND APPLICATION 

1.1 This application relates to the site of an existing dwellinghouse in 

an established residential area which is single storey in 

appearance although there is a small dormer window on the 

western side elevation. The submitted plans show the ground 

floor only and correspondence with the applicant confirmed that 

the space at first floor level is used for storage. 

1.2 The application site lies adjacent to the Hartford Conservation 

Area, the boundary of which runs along the side (east) and rear 

(south) boundary of the site.  

1.3 This retrospective application seeks to change the use of the 

property from Class C3 (dwellinghouse) to Class D1 (non-

residential institution - day centre) and change the use of the 

garage to an office for the Class D1 use.  



1.4 The property is occupied by Huntingdon Mencap and operates 

for the benefit of the local learning disabled community by 

providing a social and educational meeting point for adults with 

learning disabilities. It is understood that Mencap purchased 5 

Hall Close in 1998 and the day service has been provided since 

2012. 

2. NATIONAL GUIDANCE 

2.1 The National Planning Policy Framework (19th February 2019) 

(NPPF 2019) 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 2019 identify a presumption 

in favour of sustainable development.   

2.3 Planning Practice Guidance is also relevant and a material 

consideration. 

For full details visit the government website National Guidance 

3. PLANNING POLICIES 

3.1 Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019) 

• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP7: Spatial Planning Areas  
• LP11: Design Context  
• LP12: Design Implementation  
• LP14: Amenity  
• LP16: Sustainable Travel  
• LP17: Parking Provision and Vehicle Movement  
• LP22: Local Services and Community Facilities  
• LP30: Biodiversity and Geodiversity  
• LP34: Heritage Assets and their Settings 

 
 
 

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


3.2 Huntingdon Neighbourhood Plan 2018 - 2026 

• E1: Opportunities for Employment 
• TL2: Leisure and Community Facilities 
• BE1: Design and Landscaping 
• BE2: Local Distinctiveness and Aesthetics 
• BE3: Heritage Assets 
• TT1: Sustainable Transport 

3.3 Supplementary Planning Documents: 

• Huntingdonshire Design Guide Supplementary Planning 

Document 2017 

4. PLANNING HISTORY 

4.1 16/00680/FUL - Change of use of property from Class C3 

(dwellinghouse) to Class D1 (non-residential institution) 

(retrospective) and change of use of garage to an office for the 

Class D1 use. 

Refused (27.07.2016) for the following reason: "The proposed 

development would not provide adequate off-street parking and 

servicing space within the curtilage of the site to serve the 

proposed development. This would lead to unacceptable levels 

of on-street parking and servicing within Hall Close to the 

detriment of highway and pedestrian safety within the public 

highway. This would also have an adverse impact on the 

amenities of neighbours in Hall Close, which is a small cul-de-

sac. The proposal would be unacceptable and contrary to 

policies H30 and CS5 of the Huntingdonshire Local Plan 1995, 

and policy LP18 of the Draft Huntingdonshire Local Plan to 2036: 

Stage 3 (2013)" 

5. CONSULTATIONS 

5.1 Huntingdon Town Council: "Recommend refusal. Members noted 

highway issues - including an increased level of traffic in a 

residential area and issues with increased traffic and parking 

blocking vehicular access to neighbouring properties. Members 



also considered letters of objections from neighbouring 

properties that pointed out the disturbance caused to them. 

Members felt the development was unsuitable for a small 

residential cul-de-sac". 

5.2 CCC Highways: No highway safety concerns.  

Officer Comment: Matters relating to provision of car parking are 

addressed in the main body of report below. 

5.3 HDC Environmental Health "…checked our system and 5 Hall 

Close has not come up for any noise nuisance issues".  

5.4 HDC Community Protection and Enforcement: No comments 

received.  

6. REPRESENTATIONS 

6.1 13 representations have been received, objecting to the proposal 

and highlighting concerns relating to: 

• D1 use of any kind is totally unsuitable to the area. Activity 
generated by use is unsuitable for the location  

• Doubts over suitability of the building for use - is toilet 
provision adequate? Health and Safety provision 
questioned. 

• Additional vehicle movements exacerbating pressure on 
parking and manoeuvring in the cul-de-sac 

• Waiting/parked vehicles obstruct turning head leading to 
reversing manoeuvres  

• Insufficient parking available to serve the use 
• Proposed parking layout represents only two acceptable 

spaces 
• Detrimental impact upon amenity and character of the 

area - disturbance/noise from vehicles, loud voices, 
movements, exhaust fumes 

• No dropped kerb will likely lead to distress to the 
pavement 

• Survey suggests c. 39 traffic movements per day along 
with substantial foot traffic 

• Restrictive covenant on wider estate which limits use of 
the properties to dwellings 

• Visual/aesthetic impact of garage conversion results in an 
unacceptable effect on street scene 



• Concern over future ability to sell property and price which 
will be achieved 

• What will happen should MENCAP/Special Choices Ltd. 
chose to move to premises elsewhere? They would leave 
behind a property suitable only for Class D1 occupation, 
and not a residential dwelling. 

• Gravelled bank is unsightly and should be restored to 
previous arrangement of grass/shrubs 

• Little has changed since previous refused application 
(16/00680/FUL) 

Officer response: The main body of the report will provide an 

assessment of the overall suitability of the site for a D1 Day 

Centre use.  

The suitability of the building for the proposed use is subject to 

the relevant Health and Safety regulations. 

The level of parking provision is addressed in the relevant 

section below. The Proposed Parking Layout (BS-002) identifies 

five parking spaces and the requirement for a dropped kerb to 

provide access. 

The impact on the amenity of the area is addressed in the 

relevant section below. 

The findings of a traffic survey conducted by a neighbour can be 

afforded minimal weight. 

Restrictive covenants are private law interests and are not a 

material planning consideration in the determination of an 

application for planning permission. An approved application for 

planning permission would not overcome a restrictive covenant.  

The visual impact of the alterations to the former garage element 

of 5 Hall Close is addressed in the relevant section below. 

A perceived loss of property value is not a material planning 

consideration. 



Should planning permission be granted, a new application for 

planning permission would be required in order to change the 

use class of the property to a C3 use.  

The visual impact of the alterations to the area of land at the end 

of the cul-de-sac is addressed in the relevant section below. 

The previous application (16/00680/FUL) was refused for reason 

outlined in the Planning History section of this report. This latest 

application (17/01607/FUL) seeks to address the above reason 

for refusal. 

7. ASSESSMENT  

7.1 The main issues to consider in the determination of this 

application are:  

The main issues for consideration are: 

• The principle of development;  
• Accessibility, parking and the impact upon highway safety; 
• The amenity of neighbours ; 
• Impacts on character and appearance of the area. 

Principle of development 
7.2 Huntingdonshire's Local Plan to 2036 identifies Huntingdon as a 

Spatial Planning Area, where a proposal for a non-residential 

institutional use (D1) will be supported where it is appropriately 

located within the built-up area (BUA).  

7.3 The application site lies within the BUA and is located approx. 

1.8km from the wide range of shops and services within 

Huntingdon Town Centre which can be accessed via either a 

combination of footpath/cycle path or road. The application site is 

therefore considered to represent a sustainable location. 

7.4 As such, the proposal is considered to be acceptable in principle, 

subject to all other material considerations being addressed.  



Accessibility, parking and the impact upon highway safety 
7.5 Hall Close is a cul-de-sac which adjoins Main Street and is 

located to the north of Longstaff Way (B1514). A Traffic 

Regulation Order (TRO) is in place along the majority of Hall 

Close, with the turning head at the far end of the cul-de-sac the 

only area which is not double yellow lined. 

7.6 The Parking Layout (BS-002) plan identifies five vehicle parking 

spaces measuring approx. 5m x 2.4m to serve the development. 

The proposed parking spaces are arranged in a fan-like 

formation across the block paving to the front of 5 Hall Close and 

an area of soft landscaping which is proposed to be excavated 

and replaced with a combination of compacted hard core 

subbase, woven membrane and gravel. The parking spaces 

would be accessed via an extended dropped kerb - the 

application indicates that consent from CCC Highways would be 

secured in due course.  CCC Highways formal comments on this 

application raised no highway safety concerns.  

7.7 LP17 of Huntingdonshire's Local Plan to 2036 states that a 

proposal will be supported where it incorporates appropriate 

space for vehicle movements, facilitates accessibility for service 

and emergency vehicles and incorporates adequate parking for 

vehicles and cycles. The six criteria within LP17 are addressed 

individually: 

a) A clear theme running throughout the representations 

concerns vehicular movements and parking pressures within the 

cul-de-sac, however CCC Highways offered no objection to the 

proposed development  in respect of highways safety. Access to 

the driveway of 5 Hall Close from the highway is via a standard 

dropped kerb.  

b) The servicing required by the Day Centre (deliveries, facilities 

management etc.) is considered to be adequately 

accommodated within the proposed parking layout.   



c) The application site is accessible for pedestrians and 

wheelchair uses via the existing footpath network which extends 

along the entirety of the cul-de-sac. The two nearest bus stops 

located on the B1514 are approx. 336m (southwest) and 327m 

(east) from the application site.  

d) The TRICS (Trip Rate Information Computer System) 

database is often used to quantify the likely trip generation of 

new developments. However, CCC Highways advised that the 

TRICS database does not cover uses such as the proposed and 

a comparable mixed use search (the term given to one off data 

sets/surveys) did not return any results. Any further comments 

from CCC Highways will be included in the Late Representations 

pack. Notwithstanding the above, the acceptability of the 

proposal with regard to parking provision is fully addressed in the 

'Amenity of neighbours' section below.  

e) Significant concerns have been expressed by residents within 

the Hall Close cul-de-sac. The relevant section below explores 

this issue in detail.  

f) It is understood that opportunities for shared provision are 

limited by the nature of the operation and the layout of the 

existing built form. 

The amenity of neighbours 
7.8 The development would not entail any physical alterations to the 

property which would give rise to concerns regarding an 

overbearing impact. Similarly, the proposal would not result in a 

detrimental impact with regard to overlooking/a loss of privacy, or 

overshadowing/a loss of sunlight.  

7.9 The concerns expressed through the submitted representations 

are understood. References to the impact of movements 

associated with the operation and the increased pressure on 



parking/manoeuvring space within Hall Close are noted and 

covered throughout this report.   

7.10 Planning permission is sought on the basis that the Day Centre 

would be open to users of the facility from 0900 to 1530 Monday 

to Friday only and would not be open to users outside of these 

hours (i.e. weekends and Bank Holidays). This detail can be 

secured by condition.  

7.11 The Applicant confirmed that the maximum number of daily 

service users is 14. The Day Centre would be subject to the 

limits outlined by the Health and Safety Executive with regard to 

maximum occupation.  

7.12 The submitted supporting information identifies that the 

equivalent of three full time employees are required to operate 

the Day Centre. Staff breakdown and method of reaching 5 Hall 

Close: 

• Two full time team members (0900 to 1530 Monday to 
Friday) - car share 

• One part time team member (0930 to 1530 three days a 
week) - walks to work 

• One part time team member (0930 to 1530 one day a 
week) - walks to work 

• One part time team member (0945 to 1430 two days a 
week) - drives to work 

• One specialist tutor (c. two hours one day a week) - cycles 
to work  

7.13 A minibus is retained by the operators of the Day Centre to allow 

users to access sports facilities and occasional day trips. The 

minibus is understood to be parked on-site when not in use. 

Measuring approx. 4.75m in length and 1.95m in width, the 

proposed parking spaces are considered to be sufficient to 

accommodate this vehicle.  

7.14 The Proposed Parking Layout (BS-002) identifies five vehicle 

parking spaces. As the minibus would require one of these 

spaces and the car sharing full time staff another, three parking 



spaces are available for the team member which drives to work 

(once a week) and visitors to/users of the facility. Cycle parking 

is available within the rear amenity area of the property.  

7.15 It is accepted that the movement of vehicles may be perceived 

as a nuisance/disturbance by those in the vicinity of the 

application site. However, as the operating hours of the Day 

Centre can be limited through the imposition of a condition, the 

anticipated movements associated with the proposed use are, on 

balance, considered to be acceptable with regard to the amenity 

of the area. It must be noted that the LPA cannot seek to control 

the personal behaviours of vehicle owners with regard to loud or 

inappropriate conversations.   

7.16 When making an assessment of the reported increased pressure 

on parking/manoeuvring space within Hall Close, the extent of 

the double yellow lines and the unrestricted area within the 

turning head of the cul-de-sac must be taken into account. In the 

absence of a TRO at the end of the cul-de-sac, it would be 

unreasonable for the LPA to seek to control/direct the parking of 

vehicles in this area. The Proposed Parking Layout (BS-002) is 

considered to represent an acceptable level of parking provision 

for the D1 Day Centre use and the comments from CCC 

Highways with regard to highway safety are noted.  

7.17 With the operating hours of the Day Centre secured by condition 

and the planning permission limited to a D1 Day Centre use only, 

the proposal is considered to be acceptable with regard to the 

amenity of neighbours.  

Impacts on character and appearance of the area 
7.18 The alterations to convert the garage (removal of garage door 

and replacement with a standard door and glazing) are 

considered to be acceptable with regard to the impact on the 

street scene. The visual impact of this alteration is limited due to 



the layout of the existing built form which sets this element of the 

property is back from the footpath/highway by approx. 19m.  

7.19 The installation of hard landscaping (to provide additional parking 

spaces) has a more immediate impact upon the interpretation of 

the street scene due to the location of this area of land at the end 

of the cul-de-sac. Whilst replacing a grassed area with gravel 

represents a clear contrast in both appearance and use, this 

aspect of the proposal is not considered to result in an 

unacceptable detrimental impact on the visual amenity of the 

area. As such, the proposed development is considered to be 

acceptable with regard to the impact on the character and 

appearance of the area.  

Other matters 
7.20 Human Rights issues - this application would raise no known 

Human Rights issues.  

7.21 Equality Act 2010 - this application would raise no known issues 

under the Equality Act.  

Infrastructure Requirements and Planning Obligations 
7.22 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 

7.23 S106 obligations are not considered appropriate in this instance.  

Community Infrastructure Levy (CIL): 
7.24 With reference to the Huntingdonshire community Infrastructure 

Levy - Charging Schedule 2012, the proposal is considered to be 

a 'Community Use' and would therefore incur a CIL rate of £0 per 

square metre.    



Conclusion and Planning Balance: 
7.25 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. 

7.26 Economic: The proposal represents a modest economic benefit 

through the continued employment of the staff involved in the 

operation of the Day Centre facility.  

7.27 Social: The proposal represents a significant benefit for the users 

of the facility, the vast majority of whom may otherwise have 

limited social meeting points and learning opportunities within an 

environment which is tailored to their specific needs. This benefit 

is considered to outweigh the very minor harm arising from the 

loss of a single family dwelling in this location. The Local 

Highway Authority raised no objection to the proposal with regard 

to the safety of the highway. Operating hours can be secured by 

condition in order to ensure the change of use does not impact 

on the amenity of neighbouring residents to an unacceptable 

level.  

7.28 Environmental: The development represents a minor and 

localised environmental impact through the removal of an area of 

grass/shrubs and replacement with gravel to facilitate the 

proposed additional parking spaces. Subject to the imposition of 

a condition to ensure an appropriate landscaping/ecological 

mitigation scheme, this impact is, on balance, considered to be 

acceptable. The accessible location of the application site is 

noted with reference to pedestrian access and public transport 

routes in the vicinity.  

7.29 For the reasons outlined  above, this retrospective proposal is 

considered to constitute sustainable development which meets 

the aims and objectives of the NPPF (2019) and accords with the 



policies of Huntingdonshire's Local Plan to 2036 referenced 

above.   

8. RECOMMENDATION  - APPROVAL subject to 
conditions to include the following 

• Development in accordance with plans 
• Restrict to D1 Day Centre use only 
• Operating hours as per application form 
• Parking areas provided within three months of date of 

planning permission 
• Submission and implementation of an appropriate 

landscaping/ecological enhancement scheme 

 

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  

CONTACT OFFICER: 

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

 



PAP/M6
HUNTINGDON TOWN COUNCIL

PLANNING COMMENTS : 7th September 2017 

17/01663/FUL

Change of use from guest house accomodation ancillary to the main house (C1) to an 
independent dwelling house (C3). Braywood House, 27 St Peters Road, Huntingdon, 
PE29 7AA

Recommend APPROVAL. Members felt the change of use was reasonable and 
had no objections.

17/01665/FUL

Change of use from Guest House / Bed and Breakfast (C1) to an independent 
dwelling house (C3). Braywood House, 27 St Peters road, Huntingdon, PE29 7AA

Recommend APPROVAL. Members felt the change of use was reasonable and 
had no objections.

17/01636/FUL

Proposed erection of B1, B8 units with associated parking and manoeuvring and 
ancillary residential accomodation. 14 Windover Road, Huntingdon

Recommend APPROVAL. Members felt the development would have no 
negative impact as the site was in an industrial area.

17/01607/FUL

Retrospective planning permission for the change of use of 5 Hall Close to D1 Use 
and the replacement of a garage door with a window and door. 5 Hall Close, Hartford, 
Huntingdon, PE29 1XJ

Recommend REFUSAL. Members noted highway issues - including an 
increased level of traffic in a residential area and issues with increased traffic 
and parking blocking vehicular access to neighbouring properties. Members 
also considered letters of objections from neighbouring properties, that pointed 
out the disturbance caused to them. Members felt the development was 
unsuitable for a small residential cul-de-sac.
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