
DEVELOPMENT MANAGEMENT 
COMMITTEE 18 MAY 2020 

Case No:  19/02544/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  PROPOSED NEW DWELLING 
 
Location:  8 CAMBRIDGE GARDENS ST NEOTS  PE19 1JX   
 
Applicant:  MR & MRS SCARR 
 
Grid Ref:  518866   260428 
 
Date of Registration:   14.01.2020 
 
Parish:  ST NEOTS 
RECOMMENDATION  -  REFUSE  

This application is referred to the Development Management 
Committee (DMC) because the site is in a conservation area and 
the Town Council’s recommendation of approval is contrary to the 
Officer recommendation of refusal. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site forms part of the side garden of 8 Cambridge 

Gardens, a 2-storey-semi-detached hipped roof dwelling which 
forms part of a group of interwar dwellings designed for the 
Council in Cambridge Gardens in St Neots Conservation Area. 
The site includes a lawn and shrubs and a parking space formed 
of concrete slabs. The access to the parking space is through a 
gap in a front boundary hedge.  

 
1.2 The proposal is to subdivide the garden and erect a 2-storey 2-

bed dwelling and provides 3 car parking spaces (1 for the 
existing and 2 for the proposed dwelling) which entails felling a 
tree at the front of the site and removing a short section of 
hedge. 

 
1.3 There is a public path east of the site, separating it from the side 

of 1 Shaftesbury Avenue, a 2 storey semi-detached house in 
brick and slate. The houses in Shaftesbury Avenue are older, set 
further forward, gable-ended and in narrower plots than the 
properties in Cambridge Gardens. 

 
1.4 The application site falls within Flood Zone 1 on the Environment 

Agency’s Flood map for Planning. 
 
1.5 The application is not accompanied by a satisfactory wheeled bin 

unilateral undertaking. 



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 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 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP7: Spatial Planning Areas 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP34: Heritage Assets and their Settings 

 
3.2 Planning Practice Guidance is also relevant and a material 

consideration. 
 

3.3 St Neots Neighbourhood Plan 2016. 
• Policy A3: Design 
• Policy PT1: Sustainable Travel 
• Policy PT2: Vehicle Parking Standards for Residential 

Development 
3.4 Supplementary Planning Documents and Guidance: 

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


• National Design Guide (2019: 
• Part C1  
• Part C2 

 
3.5 Huntingdonshire Design Guide Supplementary Planning 

Document (2017): 
• 2.1 Context and Local Distinctiveness 
• 3.2 Land use density 
• 4.1 Implementation  

 
3.6 St Neots Conservation Area Character Assessment 2006 

includes the site in the ‘Late 19th and early 20th century urban 
extensions neighbourhood’ (area ‘1e’): for details see the 
character analysis and design code for area 1e.  

 
3.7 Developer Contributions SPD 2011 (and subsequent contribution 

updates) 
 
3.8 Cambridgeshire Flood and Water SPD 2017 
 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 18/02009/FUL - Proposed new dwelling – refused 31.05.2019 

5. CONSULTATIONS 
 
5.1 St Neots Town Council: Recommends approval, “fits in with local 

street scene. Makes efficient use of its site.” 
 
5.2 Local Highways Authority (LHA): “The access should be sealed 

and drained away from the highway for a minimum length of 5m. 
2m x 2m vehicle to pedestrian visibility splays should be detailed 
on the plan from the back of the footway with no obstruction over 
0.6m. 
HDC should consider if the level of parking is suitable for the 
scale for the development for both the existing and the new 
proposed dwelling. Defer for amended plans.” 

 
5.3 HDC Conservation Officer: “This is a transition space between 

different styles of housing, with predominantly 20th century semi 
detached dwellings next to semi detached Victorian villas. The 
dwelling does not reflect the massing of adjacent groups of 
buildings and is shoe horned into the site, the loss of the 
boundary treatment and enclosure is detrimental. Existing tree 
not shown on submitted plans therefore unable to assess impact. 
 
Overall level of harm would be less than substantial.” 

 

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


5.4 HDC Landscape and Trees Officer: “There is a mature tree in the 
front/side garden of No. 8 Cambridge Gardens. The application 
contains no information re this tree’s dimensions/health/location. 
There is no information as to whether the tree will be retained or 
removed. A Tree Survey providing all this information should be 
submitted as part of the application.  
Its location in the Conservation Area gives it a degree of 
protection and although I defer to Conservation and Arb 
colleagues I consider that its loss would be detrimental to the 
streetscene and character of the Conservation Area, and I think it 
should be resisted if this is what the proposal involves.” 

6. REPRESENTATIONS 
 
6.1 4 objections have been received from three addresses, numbers 

2, 3 and 13. Shaftesbury Avenue. They are summarised below: 
- Tree is protected and should be retained 
- Not in keeping with character of conservation area  
- Loss of garden would be detrimental to character of 
conservation area 
- Road is already busy and additional vehicles would cause 
parking and highway safety issues 
- Poor vehicle visibility from proposed dwelling 

7. ASSESSMENT  
7.1 The main issues to consider in the determination of this 

application are:  
• Principle of development 
• Design and visual amenity/Impacts upon the character 

and appearance of the Conservation Area  
• Residential amenity  
• Highway safety 
• Biodiversity 
• Flooding 
• Water Efficiency 
• Accessible Dwellings  
• Wheeled bins. 

Principle of development  
7.2 The application site falls within the built-up area of St Neots. St 

Neots is defined as a Spatial Planning Area within Policy LP7 of 
the Huntingdonshire Local Plan to 2036. Within the built-up areas 
of Spatial Planning Areas, residential development will be 
supported where it is appropriately located.  

 
7.3 As such the principle of development is acceptable subject to all 

other material considerations.  
 



Design and visual amenity and Character and Appearance of the 
Conservation Area 
 
7.4 Section 72(1) of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 requires that in making decisions on planning 
applications in a Conservation Area, special attention is paid to 
the desirability of preserving or enhancing the character and 
appearance of the area. 

 
7.5 The first part of paragraph 193 of the NPPF 2019 states: ‘When 

considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should 
be given to the asset’s conservation’.  

 
7.6 St Neots Conservation Area is a designated heritage asset. St 

Neots Conservation Area Character Assessment 2006 includes 
the site in the ‘Late 19th and early 20th century urban extensions 
neighbourhood’ (area ‘1e’). The houses around the site are 
generally semi-detached but the character analysis on page 20 
notes differences between Shaftesbury Avenue (east of the site) 
where Edwardian dwellings are on narrow plots with buff brick 
and imported slate and houses are set forward with narrow front 
gardens. In contrast, the houses on Cambridge Gardens have 
rendered walls and pantiles and the grain is of a more spacious 
suburban type with variety created by buildings angled at the 
road junctions. The properties are set back from the road and 
were erected as Council houses. The Assessment refers to 
Cambridge Gardens being an exceptionally fine example of a 
‘between the Wars’ council estate, mentioned in Pevsner, which 
is now being eroded by home improvements. The Assessment 
seeks to encourage owners to resist the temptation to use front 
gardens for car parking.  

 
7.7 Cambridge Gardens is an attractively designed and laid out small 

estate erected in the 1930s. The semidetached houses sit back 
from the road and in generous plots which allows good visual 
permeability through building lines and gives the area a pleasant 
open character. This reflects the ‘gardens’ philosophy of the 
design and its character is considerably different to the adjoining 
Shaftesbury Avenue development of closely-spaced Edwardian 
housing. The Shaftesbury Avenue properties are attractive but 
very different to Cambridge Gardens being narrower frontage, 
Edwardian and with long narrow plots. They also have attractive 
architectural details such as chimneys, decorative brickwork. 

 
7.8 Number 8 Cambridge Gardens is the last house on Cambridge 

Gardens and is of the more modern type. To the east runs 
Shaftesbury Avenue with its Edwardian dwellings. Between the 
dwelling at number 8 and Shaftesbury Avenue is a side garden 
which hosts a tree and is bounded with low level hedging. At 
present, this side garden of no.8 provides a modest buffer and a 



transitional space between these two different styles and eras of 
architecture.  

  
7.9 Officers consider that the design of the dwelling is intended to 

reflect the adjacent 1930s properties, albeit in a detached format. 
However the erection of a dwelling in this garden space would 
remove the aforementioned buffer and erode the visual function 
of the transitional space provided by the garden.  

 
7.10 As identified above and in the St Neots Conservation Area 

Character Assessment, the 1930s development on Cambridge 
Gardens has an open and spacious character, however the 
application site is small in relation to adjacent plots on 
Cambridge Gardens, which are fairly generous. The introduction 
of a detached dwelling in this modest plot would exacerbate the 
loss of spaciousness caused by the proposed development, and 
would give rise to a cramped and contrived form of development 
that would not reflect the grain or established character of the 
area in the vicinity of Cambridge Gardens. 

 
7.11 The proposed dwelling would also result in the loss of a mature 

tree at the front of the site. The tree is protected being in the 
Conservation Area. It is not considered to merit protection under 
a Tree Preservation Order but it does make a contribution to the 
visual amenity of the area, and enhances the transitional / 
buffering nature of the site described above. In respect of 
application reference 18/02009/FUL the applicant’s planning 
agent stated that the tree is dying however no additional 
evidence or arboricultural information has been advanced within 
the present application to demonstrate this, and the officer site 
visit took place in winter so it was not possible to verify this 
visually. It is also noted that no tree works application has been 
submitted to remove the tree. Based on the information provided, 
it is considered that the loss of the tree would result in an 
adverse impact upon the visual amenity of the area and upon the 
character of the conservation area.  

 
7.12 Paragraph 194 of the NPPF 2019 states: ‘Any harm to, or loss of, 

the significance of a designated heritage asset (from its alteration 
or destruction, or from development within its setting), should 
require clear and convincing justification’. In this case the 
proposal is considered to cause ‘less than substantial harm’ in 
NPPF terms but that does not mean that the harm is acceptable. 
Para 196 of the NPPF requires the harm to ‘be weighed against 
the public benefits of the proposal including, where appropriate, 
securing its optimal viable use’ 

 
7.13 Taking the above into account, it is considered that the proposed 

development would be contrary to the character of the area and 
would result in less than substantial harm to the conservation 
area heritage asset. No public benefit has been identified that 
would outweigh this harm. 



 
7.14 The proposed development would also fail to comply with the 

Huntingdonshire Design Guide SPD; section 2.1 (p.14) of the 
design guide states that development should respond sensitively 
to its site and its setting, section 3.2 (p.39) states that density of 
development must reflect its context, be it town or village, edge 
or centre, and section 4.4 (p.219) which states that consistent 
patterns of development should be reflected in new 
development. 

 
7.15 The proposed development would also fail to comply with section 

C1 and C2 of the National Design Guide 2019, which state that 
development should related well to the site, its local and wider 
context, and respond to existing local character and identity.  

 
7.16 The proposed development would therefore fail to comply with 

Policies LP11, LP12, LP31, and LP34 of the Huntingdonshire 
Local Plan to 2036, Policy A3 of the St Neots Neighbourhood 
Plan, and the NPPF 2019, the Huntingdonshire Design Guide, 
and the National Design Guide. 

Residential Amenity  
7.17 Due to its proposed siting in line with number 8 Cambridge 

Gardens and its relative distance from other neighbouring 
dwellings, it is considered that the proposed dwelling would not 
result in a significant overbearing, overshadowing or loss of 
privacy towards neighbouring dwellings.  

 
7.18 The proposed dwelling is considered to comply with Policy LP14 

of the Local Plan to 2036.  

Highway Safety 
7.19 The proposal entails the provision of on-site parking for the 

existing and proposed dwellings. The applicant has not revised 
the plans as requested by the Highway Authority. However, it is 
considered that if the application had been approved it would 
have been possible to have secured revised plans showing 
dimensioned visibility splays in the interests of the satisfactory 
serving of the development and highway safety. 

 
7.20 The third party representations are noted but it is considered that 

it would be unreasonable to object to a single dwelling on the 
basis of off-site parking in an already well-used on-street parking 
area. It is considered that the provision of 2 on-site car space for 
a 2-bed house is reasonable in this sustainable location and if 
associated on-street parking were to arise, it would not be unduly 
harmful.  

 
7.21 Given the scale and siting of the proposal, it is considered that 

the proposal would not have an adverse impact on highways 
safety. 



Biodiversity 
 
7.22 Paragraph 170 of the NPPF states Planning policies and 

decisions should contribute to and enhance the natural and local 
environment.  

 
7.23 Policy LP30 of the Local Plan to 2036 states that development 

proposals should demonstrate that all potential adverse impacts 
on biodiversity have been investigated. Any proposal that is likely 
to have an impact, directly or indirectly on biodiversity will need 
to be accompanied by an appropriate appraisal, such as a 
Preliminary Ecological Appraisal (PEA). LP30 also states that all 
proposals must also demonstrate a net gain in biodiversity where 
possible. 

 
7.24 There is a tree on site, with the remainder of the site being 

maintained urban garden. Given the age of the dwellings on 
Cambridge Gardens, it is unlikely that the tree is over 100 years 
old, however it is a mature tree and its loss would result in a loss 
of biodiversity within the site.  

 
7.25 A net gain in biodiversity should be demonstrated. The proposals 

do not include any ecological enhancements and the site is very 
constrained; as such without further ecological information 
officers cannot be certain that there would be adequate space 
within the site for any replacement tree to flourish.  

 
7.26 As the proposed dwelling is not considered acceptable for the 

reasons outlined in the ‘Design and visual amenity and Character 
and Appearance of the Conservation Area’ section above, 
officers are of the view that requiring submission of a PEA prior 
to determination would put the applicants to unnecessary 
additional cost in this case. 

 
7.27 Nevertheless it remains the case that there is insufficient 

information accompanying the application to determine that the 
proposed development would not result in a net loss of 
biodiversity and that a net gain would be achievable and as such 
the application would be contrary to Policy LP30 of the Local 
Plan to 2036.   

Flooding 
7.28 The application site falls within Flood Zone 1 of the Environment 

Agency’s Flood Map for Planning and as such is an area at low 
risk of flooding.. The proposed development would therefore 
satisfy the requirements of Policy LP5 of the Huntingdonshire 
Local Plan to 2036. 



Housing Mix – accessible and adaptable homes 
7.29 Policy LP25 of the Local Plan to 2036 provides guidance on 

accessible and adaptable homes and states that all proposals for 
housing should include a commitment to design and build the 
whole proposed scheme to the M4(2) standards unless it can be 
demonstrated that site-specific factors make achieving this 
impracticable or unviable. 

 
7.30 If the application were to be recommended for approval, 

compliance with the M4(2) standards would be secured via 
condition, in order to ensure compliance with Policy LP25. 

Water Efficiency 
7.31 Policy LP12, Criteria j, requires all new dwellings to be in 

compliance with Building Regulations approved document G, 
which sets out standards for water efficiency.  

 
If the application were to be recommended for approval, compliance 

with Approved Document G would be secured via condition, in 
order to ensure compliance with Policy LP12(j). 

Wheeled bins 
7.32 This application is not accompanied by a satisfactory wheeled 

bin unilateral undertaking. A wheeled bin unilateral undertaking 
(UU) would provide a financial contribution towards the provision 
of wheeled refuse bins for the new dwellings. The proposal 
would generate a need for such facilities and the provision of a 
contribution is supported by LP4 of Huntingdonshire's Local Plan 
to 2036 (Adopted 15th May 2019), which cites waste recycling 
facilities as part of the suite of aspects the Council would seek 
contributions for within a planning obligation, and section H.11 on 
page 40 of the Developer Contributions SPD 2011 which clearly 
refers to the costs being directly related to the individual 
dwellings (although the precise costs have been updated since 
2011, with new charges being introduced on 1st April 2019).  

 
7.33 Without a UU the application is contrary to Policy LP4 and the 

Developer Contributions SPD 2011. 

Conclusion 
7.34 The proposed development is considered to fail to comply with 

the relevant national and local policy as it: 
* Would have a harmful impact upon the St Neots Conservation 
Area designated heritage asset and 
*Does not provide sufficient information to assess the impact 
upon biodiversity and the feasibility of a net gain in biodiversity 
* Would not make adequate provision for refuse/ wheeled bins. 



8. RECOMMENDATION  - REFUSAL for the 
following reasons  

 
1. By virtue of its siting within a small and constrained plot, 
the proposed dwelling would result in a cramped and 
contrived form of development that would appear at odds 
with the open and spacious pattern of development on 
Cambridge Gardens, which characterises this part of the 
St Neots Conservation Area. This would result in harm to 
the character and appearance of the area and would 
cause less than substantial harm to the significance of the 
St Neots Conservation Area. No public benefit would be 
derived from a single market dwelling which would 
overcome this harm. The proposal is therefore contrary to 
the NPPF 2019, Policies LP11, LP12 and LP34 of the 
Huntingdonshire Local Plan to 2036, Policy A3 of the St 
Neots Neighbourhood Plan, Parts 2.1, 3.2 and 4.4 of the 
Huntingdonshire Design Guide (2017) and Parts C1 and 
C2 of the National Design Guide (2019). 
 
2. Insufficient information has been provided within the 
application to demonstrate that the proposed development 
would not result in a net loss of biodiversity at the site. As 
such the proposed development would fail to comply with 
Policy LP30 of the Huntingdonshire Local Plan to 2036 
and the Natural England standing advice within the 
National Planning Practice Guidance.  
 
3. The application has failed to incorporate adequate 
provision for refuse (wheeled bins) by virtue of the 
omission of a complete unilateral undertaking contrary to 
the requirements of the Developer Contributions 
Supplementary Planning Document 2011, and Policy LP4 
of the Huntingdonshire Local Plan to 2036 (Adopted May 
2019). 
 

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 Luke Waddington Senior Development 
Management Officer 01480 388143 
 
 



PLAN 
NO

REFERENCE DEVELOPMENT DESCRIPTION LOCATION APPLICANT RESPONSE DUE SNTC DECISION NOTES

1 20/00095/TREE
T1 Horse Chestnut: Lift crown to 6 metres above ground level to give 
adequate clearance
over drive. Thin crown by 10%.

10 Addington Walk, Eaton Socon, 
St Neots, PE19 8GX

Ms Roos (HML 
Property 

Management)
10/02/2020 Approve

Will have no negative impact on 
the wider landscape or character of 
the area

2 20/00044/LBC Proposed hanging sign and plaque
19A South Street 

St Neots,PE19 2BW
Mrs Kubeshnee 
Chetty Martin

12/02/2020 Approve
Will have no negative impact on 
the wider landscape or character of 
the area

3 20/00150/PCB BT Public payphone removal
Telephone Box, Longsands Parade 

St Neots
BT Payphones (Rick 

Thompson)
05/03/2020 Approve

The proposal will enhance the 
character of the area

4 19/02544/FUL Proposed new dwelling
8 Cambridge Gardens,

St Neots, PE19 1JX
Mr & Mrs Scarr 11/02/2020 Approve

Fits in with local street scene.
Makes efficient use of its site.

SCHEDULE OF PLANS – 4th February 2020 

Date printed 05/02/2020 1 of 1



!

5

1

8

2

9

11
33

74

54

49

43

58

7842

40

61

79

68

73

24

55

22
30

10

28 32

21

59

12

47

15

64

39

13

72

45

14

23

34

41

57

46

El

57a

13
a

20a
20b

78a

1 to 10
66 to 76

of 
St 

Jo
se

ph

41

11
32

33

14

1

22

9

8

2

73

1 2

12

34

CRWard Bdy

ED & Ward Bdy

Play Area

Sh
ad

y W
alk

KIN
G'

S 
RO

AD

CR
ES

SE
NE

R 
TE

RR
AC

E

AVENUE ROAD

CA
MB

RI
DG

E G
AR

DE
NS

SHAFTESBURY AVENUE

Sh
ad

y W
alk

TCB

Application Ref:  19/02544/FULo © Crown copyright and database rights 2020 
Ordnance Survey HDC 100022322

1:1,250Scale = 
Date Created: 01/04/2020

Development Management Committee

Location: St Neots

!

Key
Conservation Area
Listed Building
The Site







Proposal drawing.

Miss Harvey

Proposed New Dwelling

EH/AJD/01hh

Land Adjacent to
8 Cambridge Gardens
St Neots
Cambs

1:50,1:200 at A1

Project: 

Scale: 

Drg.No. 

Title: 

Location: 

Client: 

Date: 
Dec 2019

                 G P Melanie
           Architectural Design

35 Beauchamp Close, Eaton Socon, Cambs PE198BU
               email: ginomel@hotmail.com
              web site: www.gpmelanie.co.uk
                    Phone: 01480 210993

Drawn by: 




	DEVELOPMENT MANAGEMENT COMMITTEE 18 MAY 2020
	RECOMMENDATION  -  APPROVE
	1. DESCRIPTION OF SITE AND APPLICATION
	2. NATIONAL GUIDANCE
	3. PLANNING POLICIES
	4. PLANNING HISTORY
	5. CONSULTATIONS
	6. REPRESENTATIONS
	7. ASSESSMENT
	Principle of development
	Design and visual amenity and Character and Appearance of the Conservation Area
	Residential Amenity
	Highway Safety
	Biodiversity
	Flooding
	Housing Mix – accessible and adaptable homes
	Water Efficiency
	Wheeled bins
	Conclusion

	8. RECOMMENDATION  - REFUSAL for the following reasons

	CONTACT OFFICER:

	ADP3E16.tmp
	DEVELOPMENT MANAGEMENT COMMITTEE 18 MAY 2020
	RECOMMENDATION  -  REFUSE
	1. DESCRIPTION OF SITE AND APPLICATION
	2. NATIONAL GUIDANCE
	3. PLANNING POLICIES
	4. PLANNING HISTORY
	5. CONSULTATIONS
	6. REPRESENTATIONS
	7. ASSESSMENT
	Principle of development
	Design and visual amenity and Character and Appearance of the Conservation Area
	Residential Amenity
	Highway Safety
	Biodiversity
	Flooding
	Housing Mix – accessible and adaptable homes
	Water Efficiency
	Wheeled bins
	Conclusion

	8. RECOMMENDATION  - REFUSAL for the following reasons

	CONTACT OFFICER:



