
DEVELOPMENT MANAGEMENT 
COMMITTEE 16th MARCH 2020 

Case No:  19/02221/FUL  (FULL PLANNING APPLICATION) 
 
Proposal: PROPOSED ERECTION OF 2NO. ADDITIONAL 

ALMSHOUSES 
 
Location:  12-16 FEN STREET STILTON     
 
Applicant:  MRS WORTHINGTON'S CHARITY TRUSTEES 
 
Grid Ref:  516463   289359 
 
Date of Registration:   12.11.2019 
 
Parish:  STILTON 
  

RECOMMENDATION  -  REFUSE 

This application is referred to the Development Management 
Committee (DMC) as Stilton Parish Council's recommendation of 
approval is contrary to the Officer recommendation of refusal. The 
application was also called-in by Cllr Tim Alban. 

1. DESCRIPTION OF SITE AND APPLICATION 

1.1 The application site is located West of 12-16 Fen Street, within the 
setting of No.8 Fen Street, a Grade II Listed Building and within the 
built-up area of Stilton. The site falls outside of Stilton Conservation 
Area and is classified as Flood Zone 1 by the Huntingdonshire 
Strategic Flood Risk Assessment (2017) and the Environment 
Agency’s Flood Map for Planning. 

 
1.2 The site comprises the existing formal garden area associated with 12-

16 Fen Street, a group of Almshouses considered a non-designated 
heritage asset of high significance. The garden is set behind a brick, 
stone and wrought iron boundary and features a lawn, fruit trees and 
various plant species. To the west of the site is Grade II Listed No. 8 
Fen Street. 

 
1.3 The application proposes the erection of two semi-detached 

Almshouses with private rear gardens. To the ground floor, the 
proposed Almshouses would feature a kitchen, living room, bedroom 
and wet room. To the first floor, the units would host a carers bedroom, 
bathroom and a storage area. Vehicular access is proposed directly 
from Fen Street with one parking space proposed per Almshouse. 

 
1.4 This application follows previous withdrawn application 19/01357/FUL. 

This previous application also proposed the erection of two semi-
detached almshouses on the same site and was withdrawn following 



concerns from the HDC planning officers and third parties regarding 
the harm to heritage assets and county highways land ownership. 

2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (19th February 2019) (NPPF 

2019) sets out the three objectives - economic, social and 
environmental - of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2019 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 2019 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 Planning Practice Guidance is 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 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management  
• LP9: Small Settlements 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP24: Affordable Housing Provision 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerow 
• LP34: Heritage Assets and their Settings 
• LP37: Ground Contamination and Groundwater Pollution 

3.2 Supplementary Planning Documents (SPD) and Guidance: 
•  
• Huntingdonshire Design Guide Supplementary Planning 

Document (2017)  
• Developer Contributions SPD (2011) 
• Huntingdonshire Landscape and Townscape Assessment 

(2007) 

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


• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• October 2019 

 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 19/01375/FUL – Proposed erection of 2no. additional Almshouses – 

Withdrawn 28.08.2019 

5. CONSULTATIONS 
 
5.1 Stilton Parish Council – Recommends Approval - for the following 

summarised reasons (COPY ATTACHED):  
* There is a great demand for affordable rental accommodation within 
Stilton. 
* The existing garden is maintained and unused, should the application 
be approved this expense would be saved. 
* The design compliments the existing Almshouses and has adequate 
provision of off road parking. 
* The proposal will provide local employment from the design stage 
through to completion of building work and maintenance beyond. 
* The existing Almshouses, whilst attractive, are not listed. The social 
gain of two further Almshouses greatly outweighs any perceived harm 
to the setting of the original undesignated Almshouses. 

 
5.2 Ward Councillor Alban – Recommends Approval - for the following 

summarised reasons:  
* In providing accessible, low cost housing for local people the Alms 
House Trustees are meeting a housing need. 
* The proposed buildings blend as well as possible with the existing 
Alms Houses. 
* Parking is an issue in Fen Street, and I note that the two proposed 
dwellings will have a parking space each. 
* If the application is approved, I would ask that firm guidelines are 
given to those firms involved in the construction so that disruption, 
especially from vehicles, is kept to a minimum. 

 
5.3 Cambridgeshire County Council Highways Authority – Recommends 

Approval - following amended plans to show correct land ownership 
and appropriate location of Aco Drains subject to conditions for full 
details of the layout of accesses and on-site parking. 

 
5.4 HDC Conservation Officer – Recommends Refusal – for the following 

summarised reasons (full reasoning detailed within the main section of 
the report): 
The proposed dwellings would sit within the existing garden of the 
almshouses. This would be harmful to the historic environment for the 
following reasons: 
1) Loss of an attractive green space that enhances the setting of the 
almshouses and allows their form and architectural features to be fully 
appreciated from Fen Street. 
2) Loss of front boundary wall that makes a positive contribution to the 
significance of the almshouses and their setting. 

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


3) Adverse impact on the setting of the listed building by infilling an 
historic space which contributes to the significance of the group as a 
whole and enhances local character and distinctiveness. 
4) Loss of amenity for residents which must have also been a function 
of the original design and therefore part of its significance. 

 
5.5 HDC Environmental Health: No objection - Subject to a pre-

commencement condition for the approval of a Noise Mitigation 
Scheme. 

 
5.6 The Wildlife Trust: No objection – Based on the information submitted 

there should be not net loss in biodiversity. 

6. REPRESENTATIONS 
 
6.1 Four representations have been received from Numbers 10C, 12, 23 & 

25 Fen Street, Stilton, objecting to the application for the following 
summarised reasons:  
* The Application form (item 6 ‘Existing Use’) is incorrect. The site is 
NOT a DISUSED garden, it is used. Item (10 ‘Trees and Hedges’) is 
incorrect. There are several fruit trees in the garden. 
* The adjacent barn was once part of the Listed Building built several 
hundred years ago. Reducing the existing ground levels of the site by 
an average of 400mm would cause serious if not fatal damage to the 
barn. 
* Parking is already an issue with some people forced to park vehicles 
such as vans at the end of the road which is a turning circle which 
creates problems for road sweepers, bin collectors, emergency 
services particularly fire engines. 
* Flooding already creates a localised stream and flooding in the 
immediate area. Without extensive drainage works this would only 
increase as there would be less open ground to absorb rainwater after 
the proposed building works are completed, and during works the 
flooding would be exasperated by the debris and traffic movement 
created by building contractors. 
* This area of Fen Street is regarded by villagers in Stilton as being a 
beauty spot of the village. The garden is beautifully kept, with 
established plants and trees encouraging bees, butterflies and birds. 
We believe it would be a great shame to lose this garden from the 
street, not only for aesthetic reasons, but also for the sake of the 
wildlife. 
* Removing the communal garden would be of detriment to the current 
residents of the existing Almshouses. As neighbours, we regularly see 
the residents maintaining and cultivating the garden and using it as a 
social space to see family and friends. If this development proceeds, 
this would no longer be possible for the residents. 
* Question as to whether the Almshouses are currently listed, and if so, 
whether the garden is too, particularly as it is a walled garden. 
* The proposed new buildings would be directly in front of our house 
(23 Fen Street). We would be losing a considerable amount of sunlight, 
which we strongly object to. We would be losing privacy too.  
* The proposal will impact on sunlight for our house (25 Fen Street) as 
the clear space at the moment allows the sun to shine through to our 
house, this will make our house very dark especially upstairs. This also 
would be a loss of privacy as the windows will look directly into our 
windows making us constantly have blinds closed which again limits 
any remaining day light we would have coming into our house. 



7. ASSESSMENT  
 
7.1 As set out within the Planning and Compulsory Purchase Act 2004 

(Section 38(6)) and the Town and Country Planning Act 1990 (Section 
70(2)) in dealing with planning applications the Local Planning 
Authority shall have regard to have provisions of the development plan, 
so far as material to the application, and to any other material 
considerations. This is reiterated within paragraph 47 of the NPPF 
(2019). The development plan is defined in Section 38(3)(b) of the 
2004 Act as “the development plan documents (taken as a whole) that 
have been adopted or approved in that area”.  

 
7.2 In Huntingdonshire the Development Plan consists of: 

• Huntingdonshire’s Local Plan to 2036 (2019) 
• Cambridgeshire & Peterborough Minerals and Waste 

Development Plan Core Strategy (2011) 
• St Neots Neighbourhood Plan 2014-2029 
• Godmanchester Neighbourhood Plan (2017) 
• Houghton and Wyton Neighbourhood Plan (2018) 
• Huntingdon Neighbourhood Plan (2019) 

 
7.3 The statutory term ‘material considerations’ has been broadly 

construed to include any consideration relevant in the circumstances 
which bears on the use or development of the land: Cala Homes 
(South) Ltd v Secretary of State for Communities and Local 
Government & Anor [2011] EWHC 97 (Admin); [2011] 1 P. & C.R. 22, 
per Lindblom J. Whilst accepting that the NPPF does not change the 
statutory status of the Development Plan, paragraph 2 confirms that it 
is a material consideration and significant weight is given to this in 
determining applications. 

 
7.4 The report addresses the principal, important and controversial issues 

which are in this case: 
• The Principle of Development 
• Design and Impact upon the Character and Appearance of the 

Area and Heritage Assets. 
• The Impact on the Amenity of Neighbours and Future 

Occupiers 
• Access, Parking Provision and Highway Safety 
• Biodiversity 
• Accessible and Adaptable Homes 
• Water Efficiency 
• Infrastructure Requirements and Planning Obligations 

 
Principle of Development 
7.5 In terms of national planning policy, paragraphs 59 and 61 of the NPPF 

(2019) seek to significantly boost and deliver a wide choice of homes, 
widen opportunities for home ownership and create sustainable, 
inclusive and mixed communities. 

 
7.6 Policy LP9 of the Huntingdonshire Local Plan to 2036 states that within 

Smaller Settlements, including Stilton, a proposal that is located within 
the built-up area will be supported where the amount and location of 
development proposed is sustainable in relation to: 
a) the level of service provision in the settlement,  



b) the opportunities for residents to access sustainable modes of 
travel, and  
c) the effect on the character of the immediate locality and the 
settlement as a whole. 

 
7.7 The extent of the built-up area of each settlement is not defined on 

maps but are to be judged on a site-by-site basis. The adopted Local 
Plan to 2036 includes the following definition of the built-up area: ‘A 
built-up area is considered to be a distinct group of buildings that 
includes 30 or more homes. Land which relates more to the group of 
buildings rather than to the surrounding countryside is also considered 
to form part of the built-up area’. 

 
7.8 The application site is considered to be within the built-up area of the 

Small Settlement of Stilton. In terms of the infrastructure provision 
within the village, the site is within half a mile of the Stilton Pavilion and 
Community Centre, Recreation Ground and Skatepark, St. Mary’s 
Magdalene’s Church, Stilton C of E Primary School, several Bus Stops 
(with services to Peterborough and Huntingdon), three public houses 
and a Convenience Store. The amount and location of development is 
proposed is considered sustainable in terms of local service provision 
within Stilton and the opportunities for residents to access sustainable 
modes of travel.  

 
7.9 As such, the proposed development is considered to accord with 

criterion a) and b) of Policy LP9 of Huntingdonshire Local Plan to 2036. 
The effect on the character of the immediate locality and the settlement 
as a whole, as detailed within Policy LP9 of Huntingdonshire’s Local 
Plan to 2036, is considered separately within a proceeding section of 
this report. 

  
 
Design and Impact upon the Character and Appearance of the Area 
and Heritage Assets 
7.10 The application site is located within the gardens of the existing group 

of Almshouses, 12-16 Fen Street which the Local Planning Authority 
considered to be undesignated heritage assets of high significance.  

 
7.11 This is supported by their inclusion in Pevsner’s ‘The Buildings of 

England’ which reads; down Fen Lane, Mrs Worthington’s 
Almshouses, Gothic of 1868 by Robert Hutchinson for the landlady of 
the Angel.” Robert Hutchinson was a well-known Victorian architect 
responsible for a number of civic and private commissions in 
Huntingdonshire.  

 
7.12 The Almshouses are abutted by a formal garden area which is set 

behind a brick, stone and wrought iron boundary, again in the Gothic 
style. It is considered that the garden enclosure and almshouses form 
a cohesive architectural group. To the west is No. 8 Fen Street which is 
a Grade II Listed Building which predates the Almshouses but has a 
close historic spatial relationship with them. The barn which abuts the 
west boundary with the development site is considered to be curtilage 
listed as part of the listing of No.8 as it once formed part of the historic 
building. The red brick rear wall to the garden appears to be an historic 
boundary wall linked to the grounds of the Listed Building. 

 



7.13 With regards to national planning policy, Paragraph 184 of the NPPF 
explains that heritage assets should be conserved so that they can be 
enjoyed for their contribution to the quality of life of existing and future 
generations. Paragraph 192 of the NPPF refers to the desirability of 
sustaining and enhancing the significance of all heritage assets and 
putting them to viable uses consistent with their conservation.  

 
7.14 Paragraph 193 confirms that great weight should be given to the 

preservation of heritage assets. The presumption against the 
avoidance of harm is a statutory one, it is not irrefutable but can only 
be outweighed if there are material considerations that are powerful 
enough to do so. Paragraph 197 states the effect of an application on 
the significance of a non-designated heritage asset should be taken 
into account in determining the application.  

 
7.15 In weighing applications that directly or indirectly affect non-designated 

heritage assets, a balanced judgement will be required having regard 
to the scale of any harm or loss and the significance of the heritage 
asset. 

 
7.16 The proposed dwellings, by virtue of their location within the existing 

garden of the Almshouses would result in a loss of an attractive green 
space that enhances the setting of the Almshouses and allows their 
form and architectural features to be fully appreciated from Fen Street. 
The existing front boundary wall contributes positively to the 
significance and setting of the Almshouses and its proposed 
demolition, such to accommodate the proposed development, is 
considered harmful. 

 
7.17 In addition, the proposed development would have an adverse impact 

upon the setting and significance of the adjacent Grade II Listed 
Building, No.8 Fen Street, by infilling a historic space which contributes 
to the significance of the group as a whole and enhances local 
character and distinctiveness. The loss of the existing amenity space 
for residents which was a function of the original design and therefore 
part of its significance, is not a viable use consistent with its 
conservation. 

 
7.18 It is therefore considered that the proposed development would lead to 

less than substantial harm to the significance of designated and non-
designated heritage assets. Therefore, in accordance with Policy LP34 
of Huntingdonshire’s Local Plan to 2036 and paragraph 195 of the 
NPPF (2019), the less than substantial harm arising from the proposed 
development must be weight against the public benefits of the 
proposal.   

 
7.19 The Heritage, Design and Access and Assessment of Site 

Surroundings document submitted as part of the application 
acknowledges the Almshouses as a non-designated heritage asset 
which would be negatively impacted by the proposal. The document 
makes reference to the adjacent Listed Building No.8 Fen Street with a 
brief description of its existing appearance. However, the document 
does not adequately assess its history and the contribution made by its 
setting in sufficient detail to fully understand the potential impacts of 
the proposal on its significance; contrary to paragraph 189 of the NPPF 
(2019).  

 



7.20 The document continues to state there is a significant requirement for 
housing of all types including attractive housing options for older 
people, a need for housing for smaller households and a need for truly 
affordable housing. The document claims the proposed dwellings will 
provide a suitable level of much needed rental accommodation under 
the control of the charity trustees and concludes the harm caused to 
the non-designated heritage asset is greatly outweighed by the public 
benefit of the proposal. 

 
7.21 The proposed development of two residential dwellings falls below the 

threshold to secure affordable housing as outlined in Policy LP24 of the 
Local Plan to 2036 and does not represent an exception site. 
Therefore, there is no obligation on the owners to provide any form of 
publicly available affordable housing exclusively to existing residents of 
Stilton. The Council can demonstrate a 5-year housing land supply and 
the housing supply policies contained within the Local Plan are 
considered up to date. Whilst it is acknowledged there is a general 
need for affordable housing within the District and consideration is 
given to the potential social and economic benefits of the proposal, the 
provision of informal private charity run affordable housing of the scale 
proposed is only attributed limited weight and does not justify the harm 
caused to the setting and significance of the adjacent Designated 
Grade II Listed Building and Non-designated Almshouses.  

 
7.22 It is therefore considered that the harm caused by the proposal to the 

Grade II Listed Building and Almshouses considered non-designated 
heritage assets would be contrary to policies LP2, LP9 criterion (c), 
LP11, LP12 and LP34 of the Huntingdonshire Local Plan to 2036 and 
Section 16 (Conserving and enhancing the historic environment) of the 
NPPF (2019). 

 
The Impact on the Amenity of Neighbours and Future Occupiers 
7.23 Policy LP14 of the Local Plan to 2036 states a proposal will be 

supported where a high standard of amenity is provided for all users 
and occupiers of the proposed development and maintained for users 
and occupiers of neighbouring land and buildings. 

 
7.24 During the initial consultation period of the application concerns were 

raised by the HDC Environmental Health Team with regards to the 
proximity of the application site to the A1(M) and the subsequent noise 
impacts upon future occupiers of the proposed Almshouses.  

 
7.25 It was recommended by the Environmental Health Team that a Noise 

Assessment be undertaken to determine whether any mitigation is 
required to ensure that internal and external noise levels within the 
relevant British Standard, currently BS8233, and World Health 
Organisation Community Guidelines are being met. 

 
7.26 Following the consultation period, a Façade Noise Exposure 

Assessment (dated 21.01.2020) carried out by HA Acoustics was 
submitted. The Environmental Health Team were subsequently re-
consulted. 

 
7.27 The Assessment measured existing noise levels at the site, and it was 

found that minimum glazing, ventilation and façade specifications are 
needed to ensure internal noise levels meet current guidelines in 



BS8233:2014. Examples of glazing and ventilation are given. However, 
it is noted the exact specifications of the proposal have not been 
finalised. Therefore, this information would need to be submitted and 
approved by the Local Planning Authority.   

 
7.28 Noise levels measured also exceed the guideline values for external 

amenity areas. The Assessment suggests these areas will be screened 
by existing almshouses, fence, brick wall and the proposed 
almshouses which will offer some noise reduction. The current 
almshouses were obviously in situ when the monitoring took place so 
will not offer any additional attenuation and it is not clear what 
additional mitigation (e.g. acoustic fencing) will be implemented as part 
of the proposed development to reduce noise levels in the external 
amenity areas.   

 
7.29 Therefore, further information would need to be submitted and 

approved by the Local Planning Authority. Due to the potential noise 
impacts from the A1(M) Trunk Road upon the amenities of future 
occupiers, a Noise Mitigation Scheme would be required prior the 
commencement of development such to demonstrate that internal 
sound levels would be acceptable, which may include the use of an 
alternative means of ventilation. Subject to the imposition of this pre-
commencement condition the proposal is considered acceptable with 
regards to noise impacts and would ensure a high standard of amenity 
for future occupiers of the development. 

 
7.30 Comments received from Nos.23 & 25 Fen Street with regards to the 

perceived overshadowing impact and loss of privacy resulting from the 
scale, siting and fenestration of the proposed Almshouses are 
acknowledged. Nos. 23&25 Fen Street form a two-storey semi-
detached block frontage to the North of Fen Street, approximately 14m 
from the application site to the opposite side of Fen Street. The eastern 
of the two proposed Almshouses (nearest to No.12 Fen Street) would 
directly face the front elevations of Nos.23&25 Fen Street. 

 
7.31 The proposed eaves and ridge height of the proposed Almshouses 

measures 2.6m and 5.0m. Given the scale, design and fenestration of 
the two storey semi-detached dwellings at Nos.23&25 Fen Street and 
the approximate 14m distance to the application site, it is considered 
that the overshadowing impact of the proposed Almshouses would not 
be significant and the levels of daylight received by these neighbouring 
properties would be adequate and acceptable, maintaining a high 
standard of amenity for occupiers in this regard. 

 
7.32 The Almshouses would be located approximately 14 metres south of 

the two storey semi-detached dwellings Nos.23&25 Fen Street and 
propose ground floor windows to their front serving the living room and 
bedroom 1, as well as front facing roof lights serving the carers 
bedroom and bathroom at first floor level. 

 
7.33 The eastern of the two Almshouses proposed nearest No.12 would 

directly face habitable rooms serving No.23&25 Fen Street. It is noted 
from the plans that the proposed Almshouse extend to the full extent of 
the front boundary of land under the ownership of the applicant. 
Therefore, it would not be possible to implement boundary treatments 
along the front of the site, such to screen direct views between the 



ground floor habitable windows of the proposed Almshouses and 
Nos.23&25 Fen Street directly opposite. 

 
7.34 It is recognised that No.12 Fen Street, the western of the existing 

Almshouses nearest the application site, could be extended no more 
than half the width of the existing dwelling to the side at ground floor 
under permitted development rights. It is also recognised that there is a 
degree of direct overlooking between ground floor windows as existing 
between No.12 and Nos.23&25 Fen Street. However, the introduction 
of windows of the scale and siting proposed is considered to lead to a 
significant detrimental loss of amenity by virtue of overlooking and 
would have a significant detrimental impact upon the residential 
amenity of occupiers at Nos.23&25 Fen Street. 

 
7.35 Having assessed the proposed elevations, sections and floor plans 

with regards to the proposed roof lights at first floor level, it is 
considered that when standing in the carers bedroom within the first 
floor roof space, there would be direct views between the proposed 
carers room and bathroom of the Almshouses and the first floor 
windows of Nos.23&25 Fen Street. 

 
7.36 Given the close proximity of application site to the properties to the 

north Nos.23&25 Fen Street, the constraints of the proposed site layout 
meaning no boundary treatments could be implemented and the direct 
overlooking upon first floor windows of No.23&25 resulting from the 
height, orientation and siting of the proposed roof lights, it is 
considered that the proposal would result in significant overlooking to 
the detriment of the amenity of neighbours and future occupiers. The 
proposal would therefore fail to maintain a high standard of amenity for 
occupiers of neighbours at Nos.23&25 Fen Street, by virtue of loss of 
privacy resulting from direct overlooking from the proposed 
development. The proposal is therefore contrary to Policy LP14 of the 
Huntingdonshire Local Plan to 2036, the Huntingdonshire Design 
Guide Supplementary Planning Document (2017) and Section 12 of 
the NPPF (2019). 

 
Access, Parking Provision and Highway Safety 
7.37 Policy LP17 of the Local Plan to 2036 states 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.  

 
7.38 Representation comments received from neighbours relating to the 

existing parking and manoeuvrability constraints along Fen Street are 
noted. 

 
7.39 In terms of highway safety and access, the development proposes 

individual access for each of the two proposed Almshouses from Fen 
Street. Cambridgeshire County Council Highways as Local Highways 
Authority have been consulted on the proposal and offer no objection 
to the proposal, subject to conditions to include the surfacing, drainage 
and construction of access, parking and visibility splays. 

 
7.40 With regards to parking provision, 1 car parking space per dwelling is 

proposed, to the side of each dwelling. In terms of the infrastructure 
provision within the village, the site is within half a mile of the Stilton 



Pavilion and Community Centre, Recreation Ground and Skatepark, 
St. Mary’s Magdalene’s Church, Stilton CofE Primary School, several 
Bus Stops, three public houses and a Convenience Store. 

 
7.41 In addition to this, the nearest bus stop is less than 400m from the site 

which offers a comprehensive service travelling to the Peterborough, 
Huntingdon and Cambridge and surrounding towns and villages. The 
site is considered to be within a sustainable location in terms of access 
to public transport links, employment, amenities and facilities in the city 
of Peterborough. 

 
7.42 Given the favourable consultation response from Cambridgeshire 

County Council Highways, subject to conditions, it is considered that 
the site can be accessed safely and would not have a detrimental 
impact upon highway safety. 

 
7.43 Policy LP17 of the Local Plan to 2036 states a proposal that includes 

residential development will be expected to provide at least one clearly 
identified secure cycle space per bedroom for all dwellings (C3 Use 
Class), unless it can be demonstrated that this is unachievable. It is 
recognised that no cycle storage has been proposed, however, it is 
considered that these details could be secured via condition.  

 
7.44 By virtue of the sustainability of the site to a range of local services, 

facilities and amenities within walking and cycling distance, the nearby 
sustainable public transport availability and the scale of development, 
the proposed parking is considered sufficient in relation to the 
proposed Almshouses.  

 
7.45 The proposal is therefore considered to accord with Policies LP16 and 

LP17 of the Huntingdonshire Local Plan to 2036 and the NPPF (2019) 
in this regard. 

 
Biodiversity  
7.46 Policy LP30 of the Local Plan to 2036 outlines that a proposal will be 

required to demonstrate that all potential adverse impacts on 
biodiversity and geodiversity have been investigated. The Policy goes 
on to outline that a proposal will be supported where it will ensure no 
net loss in biodiversity and provide a net gain where possible, through 
the planned retention, enhancement and creation of habitats and 
wildlife features, appropriate to the scale, type and location of 
development. 

 
7.47 Following initial comments from The Wildlife Trust, the Agent provided 

further details regarding the existing and proposed ecological species 
and impact. The additional information submitted identifies the 
application is as comprising 168m2 of maintained lawned area with 
5no. 2metre high fruit tree saplings. To ensure no net loss in 
biodiversity will be achieved, the plans propose the inclusion of bird 
boxes, bat boxes, bee bricks and tree, flower and shrub planting.  

 
7.48 Following the submission of this information, the Wildlife Trust has 

advised that there would be no net loss in biodiversity as a result of the 
proposed development and no further information is required in this 
regard. 

 



7.49 Subject to conditions to secure the installation and retention of the 
biodiversity enhancement measures listed above, the proposal is 
considered to accord with Policy LP30 of the Huntingdonshire Local 
Plan to 2036 and Section 15 of the NPPF (2019). 

 
Accessible and Adaptable Homes 
 
7.50 Policy LP25 of the Local Plan states that proposals for new housing will 

be supported where they meet the optional Building Regulation 
requirement M4(2) ‘accessible and adaptable homes’ unless it can be 
demonstrated that site specific factors make this impractical or 
unviable. The Agent has confirmed the development will be carried out 
in accordance with Building Regulation requirement M4(2) and a 
condition will be attached to any consent to ensure compliance with the 
above. 

 
Water Efficiency 
7.51 Policy LP12 of the Local Plan to 2036 states that new dwellings must 

comply with the optional Building Regulation requirement for water 
efficiency set out in Approved Document G of the Building Regulations. 
The Agent has confirmed the development will be carried out in 
accordance with the Building Regulation requirement for Water 
Efficiency and a condition will be attached to any consent to ensure 
compliance with the above. 

 
Infrastructure Requirements and Planning Obligations 
7.52 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 Local Plan. 

 
7.53 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 

 
Wheeled Bins - Unilateral Undertaking (UU): 
7.54 A Unilateral Undertaking to secure the provision of wheeled bins has 

not been submitted as part of the application. On this basis the 
proposal would fail to provide a satisfactory contribution to meet the 
tests within CIL Regulation 122 and paragraph 204 of the NPPF. The 
proposal would therefore conflict with Policy LP4 of the 
Huntingdonshire Local Plan to 2036 and the Developer Contributions 
Supplementary Planning Document (2011). 

 
Conclusion: 
7.55 Taking national and local planning policies into account, and having 

regard for all relevant material considerations, for the above listed 
reasons, it is recommended that planning permission be refused for the 
following reasons: 



8. RECOMMENDATION  - REFUSAL for the 
following reasons 

 
1. The formal gardens and historic boundary wall enclose the existing 
Almshouses as a cohesive architectural group of high significance. The 
infilling of this historic space would detract from the setting and 
significance of the existing Almshouses, considered non-designated 
heritage assets, as well having an adverse impact upon the setting and 
significance of the adjacent Grade II Listed Building and barn at No.8 
Fen Street. The harm would be serious but less than substantial, 
however, the public benefits of the proposal identified would not 
outweigh this harm. The proposal is therefore contrary to LP2, LP9 
criterion (c), LP11, LP12 and LP34 of the Huntingdonshire Local Plan 
to 2036 and Paragraphs 189 to 194, 196 & 197 of the NPPF (2019). 
 
2. Given the proximity of application site to Nos.23&25 Fen Street, the 
constraints of the proposed site layout and the direct overlooking from 
the ground floor and first floor windows of the proposed development to 
No.23&25 Fen Street, resulting from the height, orientation and siting 
of the proposed roof lights and proposed windows to the front elevation 
of the development, it is considered that the proposal would result in 
significant overlooking to the detriment of the amenity of neighbours 
and future occupiers. The proposal would fail to provide a high 
standard of amenity for users and occupiers of the development and 
fails to maintain amenity standards of neighbours by virtue of a 
significant detrimental loss of privacy. The proposal is therefore 
contrary to Policy LP14 of the Huntingdonshire Local Plan to 2036, 
paragraph 127 (f) of the NPPF (2019) and the Huntingdonshire Design 
Guide Supplementary Planning Document (2017). 
 
3. The application has failed to incorporate adequate provision for 
refuse (wheeled bins) by virtue of the omission of a completed 
Unilateral Undertaking Agreement for the provision of wheeled bins, 
contrary to the requirements of the Developer Contributions 
Supplementary Planning Document (2011) and Policy LP4 of the 
Huntingdonshire Local Plan to 2036. 

 
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 Lewis Collins Development Management 
Officer 01480 388077 

 
 



Mr L Collins 
Development Control Officer 
Huntingdonshire District Council 
Pathfinder House 
St Mary’s Street 
Huntingdon 
PE18 3TN 

20 January 2020

Dear Mr Collins 

Re: Proposed erection of 2no. further Almshouses adjacent to existing Almshouses at 
Fen Street Stilton. Ref.19/0221/FUL 

The Parish Council has studied the above application in detail and we would  
like to offer our support for the following reasons:- 

1.  There is a great demand for affordable rental accommodation within Stilton.  
Almshouses provide an opportunity for local residents to remain in the village who 
might otherwise have to move away.  This helps to sustain the local community and 
helps families to remain in close contact. 

2. The Almshouses charity has to maintain the existing unused garden. Should the 
planning application be approved, this expense would be saved. This money along 
with the rental income that would be generated from the new Almshouses would help 
to maintain the existing Almshouses. 

3. The design compliments the existing Almshouses and has adequate provision of off 
road parking. 

4. The proposal is and will provide local employment from the design stage through 
to completion of building work and maintenance beyond. 

5.  There are no overshadowing or overlooking issues.

6.  The existing Almshouses, whilst attractive, are not listed.  The social gain of 
granting permission for two further Almshouses greatly outweighs any perceived 
harm to the setting of the original undesignated Almshouses. 

Please will you take the above points into consideration when arriving at your 
balanced judgement of the application.

Yours sincerely  

Julianne Lawrence
Clerk to Stilton Parish Council



1

From: Julianne Lawrence - Clerk <clerk@stiltonparishcouncil.org>

Sent: 19 February 2020 18:23

To: DevelopmentControl

Subject: Reference: 19/02221/FUL

Dear Sirs/Madam 

Stilton Parish Council are happy for this planning application at 12-16 Fen Street, Stilton to be approved. 

Many thanks

Julianne Lawrence

Clerk for Stilton Parish Council
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