
DEVELOPMENT MANAGEMENT 
COMMITTEE 22nd NOVEMBER 2021 

Case No: 21/00932/FUL  (FULL PLANNING APPLICATION) 
 
Proposal: CHANGE OF USE OF LAND TO FORM NEW 

RESIDENTIAL GARDEN SPACE, WITH NEW 2.5M 
HIGH COMPOSITE FENCE 

 
Location: 16 COCK CLOSE ROAD YAXLEY   PE7 3HJ 
 
Applicant: MR ILIE 
 
Grid Ref: 517663   292573 
 
Date of Registration:   07.06.2021 
 
Parish: YAXLEY 

RECOMMENDATION  -  APPROVE 

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

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site, 16 Cock Close Road, is situated on an end 

plot within an established residential area in Yaxley. Adjacent to 
the plot, to the North, is a small area of open space establishing 
a break in the built developed area. The open space is 
characterised by mature trees and hedgerows around the 
boundaries and grassland in the middle with a linear paved 
walkway connecting London Road with Ferndale.  

 
1.2 The site is located in flood zone 1 and there are no designated 

heritage assets in the vicinity. There are no trees within the 
locality which are afforded protection by virtue of a tree 
protection order.  

 
1.3 Planning permission is sought for the part retrospective approval 

for the change of use of land to form a new residential garden 
space, with a new 2.5 metre high composite fence.  

 
1.4 The applicants have erected a temporary fence in place of the 

new proposed fence. Some removal of the trees/vegetation 
along the border of the fence within the open space has 
commenced.  

 



1.5 The ownership of the land falls outside of the applicants, 
therefore certificate B has been filled out and served on the 
owners of the land for the statutory time period.  

 
1.6 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 (20th July 2021) 

(NPPF 2021) sets out the three objectives - economic, social and 
environmental - of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2021 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 2021 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 and the National Design Guide 2019 
are also relevant and 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) 

• LP1: Amount of Development 
• LP2: Strategy for Development 
• LP8: Key Service Centres 
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP17: Parking Provision and Vehicle Movement 
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP32: Protection of Open Space 

 
3.2 Supplementary Planning Documents/ Guidance 

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

(2007) 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• Annual Monitoring Review regarding housing land supply. 

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


Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 No recent relevant planning history 

5. CONSULTATIONS 
 
5.1 Yaxley Parish Council have raised objections to this proposal, 

with the following comments:  
- There has been no application to change the open space 
to residential use. 

 
Officer response: This application is for the retrospective change 
of use of the land from open space to residential use.  

 
- The loss of open space 
- The landscaping designs of the original planning 
application for the estate allowed for these open spaces and their 
loss would be detrimental to the area 
- The loss of the street scene - the character of the estate 
would be lost 
- Extending the fence would set a precedent for others and 
would result in a disjointed arrangement not in keeping with the 
area. 
- A previous application to move a fence on another area of 
open space on this housing development was recommended for 
refusal by the Parish Council and was subsequently withdrawn 
by the applicant.  
- Concerned that the works to clear the area have already 
commenced, in advance of any planning permission being 
granted, and we would request that the area is reinstated to its 
original condition by whichever party cleared the site.  

 
Officer response: These comments are noted and will be 
addressed in the main body of the report, below. 

 
5.2 CCC Highways have raised no objections to the proposal, with 

the following comments: The land is within the area of open 
space between London Road and Telford Drive which is owned 
by Persimmon Homes and has an adopted cycleway/footway 
running through it. Neither this cycleway or footway nor the 
adopted highway in Cock Close Road are affected by the 
proposal therefore, it is unlikely to have any adverse effect on the 
public highway.  

 
5.3 The HDC Landscaping Officer has recommended refusal, with 

the following comments: The proposed site is currently publicly 
accessible open space, which forms a part of a pedestrian green 
link that connects London Road in the West with the open 
countryside in the East. The site forms a part of a vegetated 
boundary which forms a part of a green backdrop to the open 

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


space. It is thought that the trees and shrubs made a valuable 
contribution to the character of the open space, particularly given 
that they formed part of a wider linear feature. The vegetation 
removal is therefore contrary to Policy LP31. Appropriate 
measures should be taken to reinstate the vegetation. It is also 
considered that the open space and (removed) vegetation to 
form part of an open space of public value, and its removal is 
contrary to Policy LP32. 

6. REPRESENTATIONS 
 
6.1 14 Telford Drive have made objecting comments on the 

proposal, based on the following: 
- The fence will restrict view of trees and sunlight 
- It will require the removal of trees and green space 
Photographs and photoshopped images have also been 
provided by the occupants of 14 Telford Drive which attempt to 
demonstrate the visual impact.  

 
Officer response: These comments are noted and will be 
addressed in the main body of the report, below. 

7. ASSESSMENT  
 
7.1 The main matters for consideration are: 

• The Principle of Development 
• Visual Amenity and the impact upon the Character of the 

Area 
• Impact on trees 
• Impact upon Residential Amenity 
• Highway Safety, Parking Provision and Access 

 
The Principle of Development 
7.2 The host site is situated within an established residential area of 

Yaxley. As set out in the Huntingdonshire Local Plan to 2036, 
Yaxley is defined as a key service centre, therefore Policy LP8 is 
to be addressed.  

 
7.3 Policy LP8 sets out that development proposals will be supported 

where they are located within a built-up area of a key service 
centre. Huntingdonshire's Local Plan to 2036 defines a built-up 
area as a distinct group of buildings that include 30 or more 
homes.  

 
7.4 16 Cock Close Road is located within a large residential area of 

more than 30 houses, therefore the proposal is considered to 
accord with Policy LP8 and the NPPF (2021).  

 
7.5 To note, the Open Space to the North of Cock Close Road is not 

designated as a Local Green Space in a Neighbourhood 
Development Plan.  



 
7.6 The Local Plan defines Open Space as an area of public value, 

including not just land, but also areas of water (such as rivers, 
canals, lakes and reservoirs) which offer important opportunities 
for sport and recreation and can act as a visual amenity. 

 
7.7 Policy LP32 of the Local Plan to 2036 states a proposal that 

would lead to the whole or partial loss of an area of open space 
of public value will only be supported where there would be no 
significant adverse impact on the character of the surrounding 
area and: 
a. The loss is minimised where possible and compensatory 
measures are put in place that provide a net benefit to the 
community that is served by the space, which will be judged in 
terms of availability, accessibility, quality and quantity; or  
b. where the loss involves outdoor sport or recreational 
space 

 
7.8 The proposed change of use of the land to form the new 

residential garden space requires 64 square metres of land to 
the North to be changed to garden space. The entirety of this 
land falls within a landscaped boundary area around the open 
space, as opposed to the grassland of the open space. Although 
it is acknowledged that the proposal would lead to a partial loss 
of open space, it is considered that this landscaped boundary 
does not form an area of public value that offers important 
opportunities for sport and recreation. The landscaped area 
cannot be largely utilised by the public due to the density and 
location with no public rights of way running directly through this 
landscaped area.  

 
7.9 Officers therefore acknowledge that whilst the proposal would 

lead to the partial loss of land to the North, this specific area 
would not fall under the catchment of defined open space of 
specific public value. The proposal therefore does not deviate 
from Policy LP32 and the proposal is considered acceptable in 
principle in this instance.  

 
Visual Amenity and the impact upon the Character of the Area. 
7.10 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. 

 
7.11 The proposal will incorporate a 2.5 metre high composite fence 

set forward by 2 metres compared to the existing boundary line. 
The existing post and rail fencing to the front of the dwelling will 
be retained. The proposed fencing is 2.5 metres tall; although 
this fencing is taller than other fences used within the vicinity, 
given that this is 0.5 metres above the permitted development 
fallback and the area typically incorporates fencing as boundary 



treatments, it is considered that this additional 0.5 metres would 
not be detrimental by virtue of design and impact on the 
character of the area.  

 
7.12 Fencing is a typical boundary treatment used by dwellings which 

surround the parcel of open space North of Cock Close Road.  
Although close-boarded fencing should be avoided in locations 
facing the public realm, as set out within page 175 of 
Huntingdonshire's Design Guide (2017), the otherwise obtrusive 
design of these fences are mitigated with the expanse of 
landscaping forward of the fencing. This landscaping softens the 
fencing as a boundary treatment and enables an attractive 
transition between the developed area and the landscaped/open 
space.  

 
7.13 Officers therefore acknowledge that the removal of some 

vegetation forward of the fence line is detrimental to the 
character of the area as it allows for the fencing to be a 
prominent feature within this area of open space and is therefore 
contrary to the character. However, paragraph 55 of the NPPF 
(2021) states "Local Planning Authorities should consider 
whether otherwise unacceptable development could be made 
acceptable through the use of conditions". Officers consider that 
with the use of a condition attached to the decision notice which 
ensures that a landscaping plan is submitted to the Local 
Planning Authority for approval, the development would be 
acceptable. The landscaping plan would allow for the 
landscaping forward of the fencing to be reinstated and retained, 
therefore satisfying some concerns raised by the landscaping 
officer and also ensuring the development blends well with the 
character of the area.  

 
7.14 Subject to the imposition of the landscaping condition, the 

proposal is considered the respond positively to its context within 
the surrounding built form and the adjacent open space and 
contributes positively to the areas character and identity. The 
proposal is therefore considered to accord with Policies LP11 
and LP12 of the Huntingdonshire Local Plan to 2036, the 
Huntingdonshire Design Guide (2017), the National Design 
Guide and the NPPF (2021) in this regard. 

 
Impact on trees 
7.15 Policy LP31 of the Huntingdonshire Local Plan to 2036 sets out 

that loss, threat or damage to any tree, woodland, hedge or 
hedgerow of visual value will only be supported where: 
c. It is addressed firstly by seeking to avoid the impact, then to 
minimise the impact and finally where appropriate to include 
mitigation measures.  

 
7.16 Given that some trees have been removed retrospectively, it is 

not possible to avoid or minimise the impact of loss, threat or 
damage to trees. However, with the addition of the landscaping 



condition to reinstate the trees/landscaping forward of the 
fencing, it is considered that this acts as an appropriate 
mitigation measure to ensure that the visual value of the trees is 
addressed. 

 
7.17 Given that the proposed fencing is 2 metres forward of the 

existing, does not require deep foundations, does not interject 
the trees that remain along the boundary nor affect trees subject 
to a tree preservation order, it is considered that further 
Arboricultural details are not necessary to secure.  

 
7.18 Taking the above points into consideration, subject to the 

imposition of the landscaping condition, the proposal is 
considered to be in accordance with Policy LP31 of the 
Huntingdonshire Local Plan to 2036 and the NPPF (2021) in this 
regard. 

 
Impact on Residential Amenity 
7.19 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. A site visit was carried out by the case officer.  

 
7.20 The proposed fencing of 2.5 metres will adjoin to the 

neighbouring properties' fencing - 5 Nightingale Drive and 14 
Telford Drive. Although the proposed fencing is taller than those 
on the neighbouring properties, it is not considered that a 
detrimental loss of amenity by virtue of loss of sunlight or 
overbearing impact will occur to these properties due to the large 
distance between the dwellings and their boundary fences. The 
loss of the view of trees is not a material consideration and 
therefore cannot be taken into consideration.  

 
7.21 Overall, 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. The proposal is therefore 
considered to be in accordance with Policy LP14 of the Local 
Plan to 2036 and paragraph 130(f) of the NPPF (2021). 

 
Highway Safety, Parking Provision and Access 
7.22 Cambridgeshire County Council as the Local Highways Authority 

have reviewed the proposals and advised that neither the 
cycleway/footway nor the adopted highway in Cock Close Road 
are affected by the proposal.  

 
7.23 The proposed fencing will be set forward 2 metres from the 

existing, though will not interject the public right of way or any 



highways. As such, the development is considered to accord with 
Policy LP17 of the Local Plan to 2036 and the NPPF (2021) in 
this regard.  

 
Conclusion: 
7.24 The proposed development is considered to be compliant with 

relevant national and local planning policy as: 
- The principle of the development of this site for the change of 
use of the land is acceptable 
- The proposed development would have no significant adverse 
impact on the overall character of the area due to its scale, bulk 
and massing. 
- The proposal is acceptable with regards to the impact on trees 
and landscaping 
- The proposal would not result in the loss of open space 
- The proposal would satisfactorily safeguard the amenities of 
neighbouring dwellings. 
- There are no overriding highway safety issues and the proposal 
is acceptable with regards to parking provision. 

 
7.25 There are no other material planning considerations which have 

a significant bearing on the determination of this application. 
 
7.26 Having regard to applicable national and local planning policies, 

and having taken all relevant material considerations into 
account, it is therefore recommended that planning permission 
should be granted. 

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

• Time Limit (3 yrs) 
• In accordance with the plans 
• Landscaping Condition 

 
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 Hollie McPherson Development 
Management Officer – hollie.mcpherson@huntingdonshire.gov.uk 
 
 

mailto:hollie.mcpherson@huntingdonshire.gov.uk
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From: developmentcontrol@huntingdonshire.gov.uk

Sent: 14 June 2021 11:20

To: DevelopmentControl

Subject: Comments for Planning Application 21/00932/FUL

Comments summary

Dear Sir/Madam,

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

Comments were submitted at 14/06/2021 11:19 AM from Mrs Helen Taylor.

Application Summary

Address: 16 Cock Close Road Yaxley Peterborough PE7 3HJ 

Proposal:
Change of use of land to form new residential garden space, with new 2.5m high 
composite fence 

Case Officer: XXX North/South Team 

Click for further information

Customer Details

Name: Mrs Helen Taylor

Email: clerk@yaxleypc.org.uk

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

Comments Details

Commenter 
Type:

Town or Parish Council

Stance: Customer objects to the Planning Application

Reasons for 
comment:

Comments: The Parish Council objects to this application for the following reasons: there has been no 
application to change the open space to residential use; loss of open space, the landscaping 
designs of the original planning application for the estate allowed for these open spaces and 
there loss would be detrimental to the area; loss of street scene, the character of the estate 
would be lost; and extending the fence would set a precedent for others and would result in a 
disjointed arrangement not in keeping with the area. A previous application to move a fence 
(17/00877/FUL) on another area of open space on this housing development was 
recommended for refusal by the Parish Council and was subsequently withdrawn by the 
applicant. The Parish Council are concerned that works to clear the area have already 
commenced, in advance of any planning permission being granted, and we would request that 
the area is reinstated to it's original condition by whichever party cleared the site.



Application Ref: 21/00932/FULo © Crown copyright and database rights 2021 
Ordnance Survey HDC 100022322
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