
DEVELOPMENT MANAGEMENT 
COMMITTEE 19th JULY 2021 

Case No: 21/00740/S73  (REMOVAL/VARIATION OF 
CONDITIONS) 

 
Proposal: VARIATION OF CONDITION 2 (PLANS) TO 

20/01638/FUL FOR VARIATION OF DESIGN FOR PLOT 
9B (PHASED DEVELOPMENT) 

 
Location: LAND AT 9 FOLLY CLOSE  YAXLEY  PE7 3NH 
 
Applicant: MR D SHELDON 
 
Grid Ref: 517434   292534 
 
Date of Registration:   29.03.2021 
 
Parish: YAXLEY 
RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) as the officer recommendation of approval is 
contrary to Yaxley Parish Council's recommendation of refusal. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site is located to the west of Folly Close, Yaxley 

to the rear of numbers 1 to 5 Folly Close. The site is to the south 
of 9 Folly Close, with number 9 Folly Close and the site being 
accessed from London Road which is located to the north of the 
application site.  

 
1.2 Folly Close consists of a row of detached and semi-detached 

dwellinghouses with a mix of single and two storey properties. 
Public Footpath No. 277/12 and an equestrian centre are located 
to the south of the site. To the west of the site is open 
countryside. The application site is located in Flood Zone 1 and 
there are no designated heritage assets in the vicinity of the site.  

 
1.3 The application seeks to vary condition 2 of 20/01638/FUL to 

allow for a variation of the design for plot 9B and introduce 
phased development for CIL purposes.  

 
1.4 Officers have scrutinised the plans and have familiarised 

themselves with the site and surrounding area. 
 
 



2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (NPPF) (2019) sets 

out the three economic, social and environmental objectives of 
the planning system to contribute to the achievement of 
sustainable development. The NPPF confirms that 'So 
sustainable development is pursued in a positive way, at the 
heart of the Framework is a presumption in favour of sustainable 
development. The NPPF sets out the Government's planning 
policies for:   

• delivering a sufficient supply of homes;  
• achieving well-designed places;  
• conserving and enhancing the natural environment;  
• conserving and enhancing the historic environment. 

2.2 Planning Practice Guidance and the National Design Guide are 
material considerations. 

 
For full details visit the government website National Guidance 

3. PLANNING POLICIES 
 
3.1 Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019) 

• Policy LP1 - Amount of Development 
• Policy LP2 - Strategy for Development  
• Policy LP4 - Contributing to Infrastructure Delivery  
• Policy LP5 - Flood Risk  
• Policy LP8 - Key Service Centres 
• Policy LP10 - The Countryside  
• Policy LP11 - Design Context  
• Policy LP12 - Design Implementation  
• Policy LP14 - Amenity  
• Policy LP15 - Surface Water 
• Policy LP16 - Sustainable Travel  
• Policy LP17 - Parking Provision and Vehicle Movement  
• Policy LP25 - Housing Mix  
• Policy LP30 - Biodiversity and Geodiversity 
• Policy LP31 - Trees Woodland, Hedges and Hedgerows  
• Policy LP37 - Ground Contamination and Groundwater 

Pollution 
 
3.2 Supplementary Planning Guidance 

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

SPD (2007) 
• Cambridgeshire Flood and Water SPD (2017) 

 
Local For full details visit the government website Local policies 

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


4. PLANNING HISTORY 
 
4.1 0403243OUT - Erection of two dwellings -Refused 16.12.2004 
 
4.2 0500013REFUSL - Erection of two dwellings - Appeal dismissed 

20.06.2005 
 
4.3 0501295OUT - Erection of four dwellings following demolition of 

existing - Refused 17.06.2005 
 
4.4 0500049REFUSL - Erection of four dwellings following 

demolition of existing - Appeal dismissed 08.11.2005 
 
4.5 17/00846/OUT - Erection of dwelling, including associated 

detached garage and hardstanding - Planning Permission 
Granted 16.06.2017 

 
4.6 17/01681/OUT - Erection of two dwellings, including associated 

detached garages and hardstanding - Planning Permission 
Granted 22.11.2017 

 
4.7 18/00859/REM - Application for approval of appearance, layout, 

landscaping, access and scale for the erection of two dwellings 
and hardstanding - Details accepted 20.09.2018 

 
4.8 20/01638/FUL -, Two new bungalows - Planning Permission 

Granted 26.03.2021 

5. CONSULTATIONS 
 
5.1 Yaxley Parish Council: "The Parish Council cannot support this 

application. In the original, approved, application (20/01638) the 
total height of the bungalow was just 4.826m and was acceptable 
to ourselves. This application wishes to increase the overall 
height by 1.530m, to a total of 6.356m, which is not a 'bungalow' 
as originally approved and is an overdevelopment of the site". 

 
5.2 Following consultation under the original application 

(20/01638/FUL), no objections were received from HDC 
Environmental Health, Cambridgeshire County Council Highways 
or Cambridgeshire County Council Rights of Way team subject to 
the imposition of conditions.  
 

5.3 These consultees have not been reconsulted during the course 
of this application as the proposal before members as the 
amendments submitted only relates to alterations to plot 9B, and 
as such there are only minor material changes offered under this 
application which relates to the considerations made by HDC 
Environmental Health, Cambridgeshire County Council Highways 
or Cambridgeshire County Council Rights of Way during the 
original planning application referenced 20/01638/FUL. 



6. REPRESENTATIONS 
 
6.1 Five objections to the proposal have been received and highlight 

concerns relating to:  
*Trees - planting (1 objection) 
* Loss of light/sunlight (2 objections) 
* Increased footprint not in keeping with the area (1 objection) 
* Overlooking (1 objection) 
* Noise and air pollution - in regard to the garage (1 objection) 
* Surface water and sewage (1 objection) 
* Construction traffic and damage to the road (1 objection) 
*loss of view (1 objection) 
*Concerns in regard to the increased height (1 objection) 
*Back-to-back distance of the building (2 objections).  
*References to the previous officer report (2 objections).  
* Traffic concerns (1 objection)  
*Burning on site (1 objection) 

 
6.2 Officers comments: The potential additional tree planting on the 

site relates to the soft landscaping scheme, as such this will be 
considered under a Discharge of Condition application if 
members are minded to approve the application.  

 
The original application (20/01638/FUL) established that the 
development was considered to be acceptable with regard to the 
impact of the proposal in relation to noise and air pollution. It is 
considered that the amended scheme would not result in any 
additional impacts in regard to Noise and Air pollution.  

 
It must be noted that a loss of view is not a material planning 
consideration and as such these comments will not be 
considered further in the determination of this application. 

7. ASSESSMENT  
 
7.1 When determining planning applications, it is necessary to 

establish what weight should be given to each plan's policies in 
order to come to a decision. The following legislation, 
government policy and guidance outline how this should be 
done.  

 
7.2 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".  

 



7.3 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 (2016) 
• Godmanchester Neighbourhood Plan (2017) 
• Houghton and Wyton Neighbourhood Plan (2018) 
• Huntingdon Neighbourhood Plan (2019) 
• Bury Neighbourhood Plan (2021) 
• Buckden Neighbourhood Plan (2021) 

 
7.4 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.  

Principle of Development 
7.5 The principle for the proposed development was established 

under application reference 20/01638/FUL. Yaxley is identified 
as a Key Service Centre area within Policy LP8 of the 
Huntingdonshire Local Plan to 2036 and for the reasons set out 
above, the site is considered to be located within the built-up 
area of Yaxley. Policy LP8 of the Huntingdonshire Local Plan to 
2036 states that a proposal located within the built-up area of a 
Key Service Centre will be supported. As such the principle of 
two dwellings at the site accords with Policies LP2 and LP8 and 
is acceptable, subject to all other material planning 
considerations. 

Design and impact on character and appearance of the local area 
7.6 Officers note that multiple objections have been received with 

regards to the design and visual amenity of the proposed 
scheme. Policies LP11 and LP12 of the Huntingdonshire Local 
Plan to 2036 state that developments should respond positively 
to their context, draw inspiration from the key characteristics of 
its surroundings and contribute positively to the area's character 
and identity. 

 
7.7 The proposed development seeks to amend the scale, bulk and 

design of plot 9B (the southern plot approved under 
20/01638/FUL),  no amendments to plot 9A or the approved 
garages are proposed. As such, the design and impact upon 
visual amenity arising from the development of plot 9A and the 
garages will not be revisited in this report.  



Amendments to 9B 
7.8 Folly Close is predominantly occupied by single storey 

bungalows, where some of the bungalows have habitable rooms 
within the loft space. The variation of condition 2 imposed upon 
20/01638/FUL, seeks to introduce first floor accommodation to 
plot 9B and a balcony facing towards the west and the open 
countryside.  

 
7.9 To facilitate these amendments, the ridge height of Plot 9B is 

proposed to increase from 4.826m to 6.356m, which results an 
increase of approximately 1.5m.  

 
7.10 Due to the increase of height Yaxley Parish Council objects to 

the application as the parish council considers that the proposal 
would result in overdevelopment of the site. Whilst officers 
recognise that the proposal in front of members would alter the 
appearance of Plot 9B and represent an  increase in the scale, 
bulk and massing of Plot 9b, this is not considered to result in 
overdevelopment of the site.  

 
7.11 In addition, officers considers whilst the proposed scheme would 

alter the appearance, scale and bulk of Plot B on balance the 
proposed elevations would not be harmful to the general 
character of the area. Officers considers the proposed scheme is 
sympathetic towards the scale and design of the adjacent 
properties along Folly Close and would therefore not result in an 
incongruous addition to the built form. In addition, whilst it is 
recognised that the proposed scheme is located in close 
proximity to the boundary line of numbers 1-5 Folly Close, it is 
considered that the siting of the proposed bungalows is 
acceptable with regards to the impact on the character of the 
area.  

 
7.12 Overall, it is considered that the scale, bulk and design of the 

development would not harm the general character of the area 
and would accord with LP11 and LP12 of Huntingdonshire's 
Local Plan to 2036 and the guidance within the Huntingdonshire 
Design Guide, NPPF and National Design Guide.  

Residential Amenity 
7.13 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.  

 
7.14 No amendments to plot 9A are proposed. As such, the impact 

upon the adjacent properties and neighbouring land arising from 
the development of Plot 9A will not be will not be revisited in this 
report.  



The proposed dwelling referenced as 9B 
7.15 The report which accompanied the approval of 20/01638/FUL 

identified that "Officers consider that any first-floor windows or 
extensions could have a significant impact upon the residential 
amenities of neighbouring properties. As such it is considered 
that a condition should be imposed to remove permitted 
development rights, to ensure that a high standard of amenity 
would be retained for neighbouring occupiers."  

 
7.16 In regard to the details set out in the officer report under 

application reference 20/01638/FUL, each application is 
determined on its own merits and by removing the permitted 
development rights, the Local Planning Authority is able to retain 
control of future development on site and reassess the impact 
upon the neighbouring properties accordingly.  

 
7.17 Comments have been made in relation to the degree of 

separation between the proposed development and the adjacent 
properties. Page 143 of Huntingdonshire Design Guide (2017) 
sets out that a general rule of thumb of 21m distance between 
properties ensures privacy for residential use, however this is 
considered to mainly relate to the back-to-back distance of first 
floor windows of habitable rooms.  

 
7.18 Having regard to the proposed elevations of Plot 9B, there are no 

first-floor windows serving habitable rooms which would afford 
view towards the adjacent properties (1-3  Folly Close). One 
rooflight will be introduced to afford light to the landing, however 
if members are minded to approve the proposal, a condition 
would be imposed to ensure that the window is non opening and 
obscurely glazed throughout the lifetime of the development. 

 
7.19 The proposed balcony would mainly afford views towards the 

open countryside, officers considered that the proposed balcony 
would afford some views towards plot 9A, however amended 
plans have been submitted which introduces a 1.8 meter high 
privacy screen towards the adjacent plot 9A, which can be 
secured via condition if members are minded to approve the 
application. As such, the proposed development is considered to 
be acceptable with regard to situations of overlooking and a 
potential loss of privacy, subject to the imposition of the 
aforementioned conditions.   

 
7.20 The proposed siting of Plot 9b, positions the dwelling to the rear 

of numbers 1-3 Folly Close. Between the existing dwellinghouse 
at number 3 Folly Close and the site there is a degree of 
separation of approximately 15 meters. For numbers 1 and 2 
Folly Close there would be approximately 23 meters between the 
dwellings and the site boundary. Officers recognise that the 
proposed increase in height (approximately 1.5m), would 
increase the impact upon the adjacent properties in regard to 
overshadowing and loss of light, however it is considered that 



given the separation distance, any loss of light/sunlight or 
overshadowing arising from the increased ridge height would not 
create a significant detrimental impact upon the amenities of 
these neighbouring properties.  

 
7.21 Overall, having regard to the separation distances and resulting 

relationships to neighbouring properties it is considered that a 
high standard of amenity would be provided for all users of the 
development and maintained for neighbours. The development is 
considered acceptable in terms of overshadowing, overlooking, 
overbearing impact, loss of privacy, loss of light and would not 
have a significant detrimental impact upon residential amenity 
given the significant separation distances involved and extensive 
landscaping. The proposal is therefore considered to be in 
accordance with Policy LP14 of the Local Plan to 2036 and 
paragraph 127(f) of the NPPF (2019). 

Highway Safety, Parking Provision and Access 
7.22 Policy LP17 of the Local Plan to 2036 seeks to ensure that new 

development incorporates appropriate space for vehicle 
movements, facilitates access for emergency vehicles and 
service vehicles and incorporates adequate parking for vehicles 
and cycles. Policy LP17 of the Local Plan to 2036 and the 
Huntingdonshire Design Guide (2017) seek the provision of 
secure and covered cycle parking on the basis of 1 space per 
bedroom. 

 
7.23 Officers note that objections have been received with regards to 

highway safety relating to the access to the site. Cambridgeshire 
County Council Highways were consulted under application 
reference 20/01638/FUL and raised no objections towards the 
proposal.  As the application before members offer no changes 
to the proposed access, this element of the proposal is not 
revisited in this report.  

 
7.24 The proposed development is not considered to have an adverse 

impact upon highway safety and provides adequate space for the 
servicing requirements of future occupiers. The proposal 
therefore accords with Policies LP16 and LP17 of the 
Huntingdonshire Local Plan to 2036 and the NPPF (2019) in this 
regard. 

 

Ecology 
7.25 Policy LP30 of the Huntingdonshire Local Plan advises that all 

development provides a net gain in biodiversity where possible, 
and that this should be appropriate to the scale, type and 
location of development. 

 
7.26 A Preliminary Ecological Appraisal was submitted under 

application reference 20/01638/FUL and the details submitted 



details were considered to be acceptable. The Applicant has also 
submitted details in relation to the proposed biodiversity 
enhancements on site and the submitted details are considered 
to be acceptable such to ensure no net loss in biodiversity and 
shall therefore be secured by condition.  

 
7.27 Overall, subject to condition the development is considered 

acceptable of providing a net gain in biodiversity as required by 
Policy LP30 of the Huntingdonshire Local Plan to 2036 and the 
NPPF (2019).  

Flood Risk 
7.28 Objections have been made in regard to flood risk. However, the 

proposed development is located within Flood Zone 1 and in 
accordance with the NPPF, flood risk assessments for 
development in Flood Zone 1 is only required where the 
development is over 1 hectare and in an area with critical 
drainage problems as notified by the Environment Agency. The 
proposed scheme does not meet these requirements and as 
such, Officers cannot justify requesting a Flood Risk Assessment 
for the proposed scheme.  

 
7.29 Given that the application site is in Flood Zone 1 as identified by 

the Huntingdonshire Strategic Flood Risk Assessment (2017), 
which means it has a low probability of flooding, the development 
need not be not subject to the sequential and exceptions tests as 
set out within the NPPF.  

 
7.30 Details relating to foul and surface water drainage shall be 

secured through building regulations. The proposal is therefore 
considered acceptable and complies with Policies LP5 and LP15 
of the Local Plan to 2036 and the NPPF 2019 in this regard. 

Accessible and Adaptable Homes 
7.31 Policy LP25 of the Local Plan to 2036 requires proposals that 

include housing to meet the optional Building Regulation 
requirement M4(2)" Accessible and adaptable dwellings" unless 
it can be demonstrated that site specific factors make this 
unachievable.  

 
7.32 The applicant has confirmed that the proposed development has 

been designed in accordance with the M4(2) standards. 
 
7.33 A condition will be imposed upon any consent to ensure that the 

development is built in accordance with these standards and that 
they are maintained for the life of the development. 



Water Efficiency  
7.34 Policy LP12 of the Local Plan to 2036 requires proposals that 

include housing to comply with the optional building regulation for 
water efficiency, as set out in Approved Document G. 

 
7.35 The applicant has confirmed that the proposed development has 

been designed in accordance with the LP12 (j) standards. 
 
7.36 A condition will be imposed upon any consent to ensure that the 

development is built in accordance with these standards and that 
they are maintained for the life of the development. 

Other Considerations 
7.37 The applicant has requested to introduce phased development to 

allow the applicant to commence work for phase 1 (plot 9B) and 
discharge the conditions of the relevant plot individually, as a 
part of the application. In addition, this would allow the applicant 
to separate the payments of CIL for each of the individual plots 
and make a payment towards each phase prior to 
commencement of the development of Plot 9A and 9B 
individually. Overall, officers consider that the introduction of a 
phased development is acceptable. As a result, a phasing plan 
has been submitted and all relevant conditions will be reworded 
to relate to each of the proposed phases.  

Community Infrastructure Levy (CIL): 
7.38 The development will be CIL liable in accordance with the 

Council's adopted charging schedule; CIL payments will cover 
footpaths and access, health, community facilities, libraries and 
lifelong learning and education. 

Bin UU: 
7.39 A Unilateral Undertaking to secure the provision of wheeled bins 

has been submitted as part of the application. On this basis the 
proposal would provide a satisfactory contribution to meet the 
tests within CIL Regulation 122 and paragraph 204 of the NPPF. 
The proposal would therefore accord with Policy LP4 of the 
Huntingdonshire Local Plan to 2036 and the Developer 
Contributions Supplementary Planning Document (2011). 

CONCLUSION 
7.40 Having regard to applicable national, local and neighbourhood 

planning policies it is considered that the proposed scheme is 
acceptable in principle and is considered to be of an appropriate 
scale and design. Furthermore, the proposal has no significant 
detrimental effect on the amenity of any neighbouring occupiers 
and has no impact upon highways safety. 

 



7.41 There are no other material planning considerations which have 
a significant bearing on the determination of this application. For 
these reasons, the proposal is considered to constitute 
sustainable development and accords with the Development 
Plan. There are no overriding material considerations that 
indicate that permission should not be granted in this instance 
and the application is therefore recommended for approval 
subject to the stated planning conditions. 

  

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

 
• Time limits 
• Approved Plans 
• Details of materials 
• Compliance with 'accessible and adaptable' requirements  
• Compliance with 'water efficiency' requirements 
• Details of bin storage 
• Hard and soft landscaping (including boundary treatment) 
• Ecological enhancements 
• Removal of PD rights - Class A, AA, B, C, D and E of Part 

1 of Schedule 2 and Class A of  Part 2 of Schedule 2 
• Parking and turning area laid out prior to occupation 
• Unexpected contamination  
• No burning on site 
• Hours of construction- 07:30 to 18:00 Mondays to Fridays; 

and 09:00 to 14:00 Saturdays. There shall be no activity 
or deliveries on Sundays, Public and Bank Holidays 

• Privacy screen details and compliance 
• Obscure Glazing and non-opening landing window 

 
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 Ida Jonsson Gahnstrom Development 
Management Officer  
Ida.JonssonGahnstrom@huntingdonshire.gov.uk  
 
 

mailto:Ida.JonssonGahnstrom@huntingdonshire.gov.uk
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From: developmentcontrol@huntingdonshire.gov.uk

Sent: 26 May 2021 13:40

To: DevelopmentControl

Subject: Comments for Planning Application 21/00740/S73

Comments summary

Dear Sir/Madam,

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

Comments were submitted at 26/05/2021 1:39 PM from Mrs Helen Taylor.

Application Summary

Address: Land At 9 Folly Close Yaxley 

Proposal: Variation of condition 2 (Plans) to 20/01638/FUL for variation of design for plot 9B 

Case Officer: Ida Jonsson Gahnstrom 

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 cannot support this application. In the original, approved, application 
(20/01638) the total height of the bungalow was just 4.826m and was acceptable to 
ourselves.
This application wishes to increase the overall height by 1.530m, to a total of 6.356m, 
which is not a 'bungalow' as originally approved and is an overdevelopment of the site.

Kind regards 



Application Ref: 21/00740/S73o © Crown copyright and database rights 2021 
Ordnance Survey HDC 100022322

Date Created: 05/07/2021

Development Management Committee

Location: Yaxley
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