
DEVELOPMENT MANAGEMENT 
COMMITTEE 21st FEBRUARY 2022 

Case No: 21/01414/OUT  (OUTLINE APPLICATION) 
 
Proposal: ERECTION OF UP TO TWO DWELLINGS AND ACCESS 

WITH ALL OTHER MATTERS RESERVED. 
 
Location: LAND REAR OF 21 COLNE ROAD  BLUNTISHAM   
 
Applicant: MS JANE HART 
 
Grid Ref: 537111   275420 
 
Date of Registration:   09.09.2021 
 
Parish: BLUNTISHAM 
 
RECOMMENDATION  -  REFUSE 
 
This application is referred to the Development Management 
Committee (DMC) as the officer recommendation of refusal is 
contrary to the Parish Council recommendation of approval.  

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site consists of part of the curtilage of No. 21 Colne 

Road utilised as a garden area with parking and outbuildings. The 
site would be accessed via the existing access leading to a track 
off Colne Road. The site is located in Flood Zone 1 and not in the 
vicinity of any designated heritage assets. 

 
1.2 This application seeks outline planning permission for the erection 

of 2 dwellings with all matters reserved except access.  The final 
details of appearance, landscaping, layout and scale are 
'Reserved Matters' to be considered at a future date (should 
outline permission be granted).  

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 material considerations. 

 
For full details visit the government website: https://www.gov.uk  

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 
• LP9: Small Settlements 
• LP10: The Countryside  
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity 
• LP31: Trees, Woodland, Hedges and Hedgerows 

 
Local policies are viewable at https://www.huntingdonshire.gov.uk 
 
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. 

4. PLANNING HISTORY 
 
4.1 There is extensive history for this site with the most relevant and 

recent being: 
 
4.2 20/70189/PENQ for Erection of up to 2no. dwellings,  

REPLY dated 11.03.2021  
Officers did not support the principle of 2 dwellings at pre-
application stage as the site is considered to be within the 
countryside. 

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


5. CONSULTATIONS 
 
5.1 Bluntisham Parish Council (copy attached): Recommend 

approval because the proposal is in keeping with newly approved 
dwellings. 

 
5.2 CCC Highways: Defer for clarification of future use and amended 

access drawing. 
 
The Highways Statement mentions that the existing site access is 
5.5m wide for a distance of 7m and will thereafter be widened to 
4.1m. This does not meet our requirements and should be a 
minimum of 5m wide for 10m from the highway boundary, hard 
surfaced and drained away from the highway.  The Highways 
Statement also mentions that the existing access provides rear 
access to agricultural land located behind the applicant’s land to 
the east. If the access is going to be mixed agricultural/residential 
the access should have a minimum width of 6m and be hard 
surfaced and drained for a length of 12m from the existing 
carriageway edge with 10m radius kerbs. 
 

5.3 HDC Landscape: Recommend refusal as the site is within the 
countryside.  

 
The site is located along Colne Road within ribbon type 
development between the settlements of Colne and Bluntisham. 
As the site is not located on the edge of either settlements and 
falls about hallway along this ribbon development, it does not 
relate to either built up area and relates more to the surrounding 
countryside. This is reinforced looking at the photos within the 
supporting documentation which show that the views looking east 
and southeast in particular that the site relates more to the open 
countryside and has a more natural, rural character. 

 

6. REPRESENTATIONS 
 
6.1 Consultation letters were sent to Nos. 19 and 23 Colne Road on 

24.09.2021. 
 
6.2 Representations were received from Nos. 19 and 23 Colne Road 

objecting to the proposal on the basis of the following summarised 
concerns: 

• Light pollution 
• Impinge upon the enjoyment of the rural setting and 

tranquility 
• Loss of privacy 
• Eastern boundary shown incorrectly presenting potential 

access issues to the wooded area 
• Did not receive written consultation 



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 (2021). 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 and Peterborough Minerals and Waste 

Local Plan (2021)   
• 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. 

 
7.5 The main issues to consider in the determination of this application 

are:  
• The Principle of Development 
• Design, Visual Amenity and the impact upon the Character 

of the Area  
• Impact upon Residential Amenity 
• Highway Safety, Parking Provision and Access 
• Biodiversity 
• Flood Risk 
• Other Matters 



The Principle of Development 
 
7.6 In terms of national planning policy, the NPPF seeks to 

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

 
7.7 As advised by the policy team, No. 21 Colne Road is one of a 

ribbon of properties situated between Bluntisham and Colne 
villages, located within the parish of Bluntisham. Both these 
settlements are defined under policy LP9 as Small Settlements in 
the Huntingdonshire Local Plan to 2036. Careful consideration has 
been given to the built up areas definition set out in 
Huntingdonshire’s Local Plan to 2036 and the guidance set out in 
the table following paragraph 4.85. This has led to the conclusion 
that the properties along this ribbon relate more closely to the 
countryside surrounding them rather than a built up area. Whilst 
there is development immediately to the west as the application 
site comprises the garden of 21 Colne Road; to the south are 
extensive residential gardens followed by an orchard but no built 
form, to the north is a track adjoining residential gardens with 
Colne End Cottages situated to the north east of the site and 
adjoining the eastern boundary is an extensive open arable field. 

 
7.8 St Helen’s Primary School buildings are considered to be included 

within the built up area of Bluntisham but not its playing fields, in 
accordance with principle two of the built up area table on pages 
53-54 of the Local Plan, which includes ‘buildings on the edge of 
settlements which relate closely to the economic or social function 
of the settlement but excluding sports and recreational facilities’. 
To the east of the school site is agricultural land and an orchard to 
the north. Therefore, the school playing fields have a far closer 
relationship to the open countryside than they do the built up part 
of the village and form part of the transition land between the built 
up part of the village and the adjoining countryside. 

 
7.9 Thus, as the school playing fields are outside of the built up area 

and the school buildings form the edge of the built up area, the 
linear ribbon development to the north along Colne Road is 
considered to be situated in the countryside. Historically much of 
the land along this route was orchards with only Colne End 
Cottages immediately north of the site predating 1920 and the 
majority being built in the 1950s-70s; thus, it is clear that the ribbon 
of development on the eastern side of Colne Road has not 
traditionally been considered to form part of either village. Further 
development along this route will intensify the coalescence of 
these two settlements and would undermine the ability of either 
settlement to maintain their individual identity in accordance with 
paragraph 4.106 of the Local Plan.   

 
7.10 As the application site falls outside of a built up area, policy LP10 

applies, which states that ‘development in the countryside will be 



restricted to the limited and specific opportunities as provided for 
in other policies of this plan.’ These other policies are LP 19 'Rural 
Economy', LP 20 'Homes for Rural Workers', LP 22 'Local 
Services and Community Facilities', LP 23 'Tourism and 
Recreation' and LP28 'Rural Exceptions Housing'. None of these 
policies are applicable to this application (which proposes two 
market dwellings), thus the application seeks unnecessary 
development in the countryside.   

 
7.11 Policy LP10 of the Local Plan to 2036 goes on to outline that "all 

development in the countryside must:  
a. seek to use land of lower agricultural value in preference to land 
of higher agricultural value:  

i. avoiding the irreversible loss of the best and most 
versatile agricultural land (Grade 1 to 3a) where possible, 
and 
ii. avoiding Grade 1 agricultural land unless there are 
exceptional circumstances where the benefits of the 
proposal significantly outweigh the loss of land; 

b. recognise the intrinsic character and beauty of the countryside; 
and 
c. not give rise to noise, odour, obtrusive light or other impacts that 
would adversely affect the use and enjoyment of the countryside 
by others." 
 

7.12 The site consists of grade 2 agricultural land within the 
countryside. There is no exceptional requirement for the land to 
be developed for housing, given that the policies within the Local 
Plan to 2036 are up to date and a 5 year housing land supply can 
be demonstrated. Therefore, whilst the loss of best and most 
versatile agricultural land would be on a limited scale, the 
irreversible loss of this land could be avoided, particularly 
considering that a large part of the village of Bluntisham is grade 
3 agricultural land. 

 
7.13 Given the location of the application site outside of the built-up 

area of Bluntisham, the proposed dwellings would represent 
significant encroachment of residential development into the 
countryside which would fail to recognise the intrinsic character of 
the countryside and would cause harm to the rural character and 
appearance of the application site and the nearby area. 

 
7.14 Given the residential nature of the proposed development, whilst 

dwellings on this site would be visible to those enjoying the 
countryside, it is not considered that proposal would give rise to 
any undue impacts through noise, odour or obtrusive light to an 
extent that would adversely affect the use and enjoyment of the 
countryside by others. However, it would detract from the 
character and appearance of the area as discussed within the 
proceeding section of this report. 

 



7.15 Overall, the principle of the proposed development is therefore not 
acceptable, and the proposed development is considered to be 
contrary to polices LP2, LP9 and LP10 (criterion a and b) of 
Huntingdonshire's Local Plan to 2036 (2019). 

 
7.16 The agent has made reference to planning permission 

19/02172/FUL which was granted for 1 dwelling on a site 
approximately 125m north of the current application site. Each 
application must be considered on its individual merits; however, 
it is noted that there is built form to the north, west and south of 
that approved dwelling and therefore this site is not directly 
comparable to the current application.  

Design, Visual Amenity and the Impact upon the Character of the 
Area 
 
7.17 Policy LP10 of the Huntingdonshire Local Plan to 2036 'The 

Countryside' part b. states that development in the countryside 
must recognise the intrinsic character and beauty of the 
countryside. 

 
7.18 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. 

 
7.19 Whilst the application is in outline form, to allow full evaluation and 

consideration of the development and also to determine whether 
the proposed amount of development can be satisfactorily 
accommodated on the site, an indicative site plan has been 
provided to demonstrate the potential location of two dwellings 
with parking. Officers consider the submitted indicative plan 
demonstrates that such dwellings could be accommodated within 
the site. 

 
7.20 However, given the location of the application site outside of the 

built up area of Bluntisham, the dwellings, including associated 
residential paraphernalia, would represent encroachment of 
residential development into the countryside. 

 
7.21 The proposal would therefore be contrary to policies LP10(b) of 

the Local Plan to 2036. 

Impact on Residential Amenity 

 
7.22 The NPPF and the LP14 of Huntingdonshire's Local Plan to 2036 

seeks to protect the amenity of neighbouring occupiers.  The 
policy also seeks to ensure that residential amenity is not harmed 
as a result of development; the NPPF within the core principles 
states that planning should "create places that are safe, inclusive 



and accessible and which promote health and well-being, with a 
high standard of amenity for existing and future users''. 

 
7.23 The application has been submitted in outline form, with all matters 

reserved apart from access, therefore any proposed layouts are 
indicative only. Officers need to be satisfied at this stage that the 
site is capable of accommodating the amount of development 
proposed without having a significantly detrimental impact on 
neighbour's amenity. As discussed above, it is considered the site 
is able to accommodate the 2 residential units. In terms of built 
development, the reserved matters application(s) would fully 
assess the impacts of matters such as overlooking, 
overshadowing and loss of privacy, both in relation to the dwellings 
proposed and the impact upon neighbouring properties. It is 
however accepted that the quantum of development sought could 
be accommodated by the application site without significant harm 
to neighbouring residential amenity. 

 
7.24 The proposal is therefore considered to accord with the NPPF, and 

policy LP14 of Huntingdonshire's Local Plan to 2036 and 
Huntingdonshire Design Guide SPD (2017) in regard to amenity 
impacts. 

Highway Safety, Parking Provision and Access 
 
7.25 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.   

 
7.26 Paragraph 110 of the NPPF (2021) that in assessing applications 

for development it should be assured that, amongst others, safe 
and suitable access to the site can be achieved for all users. 

 
7.27 Paragraph 111 of the NPPF (2021) states “Development should 

only be prevented or refused on highways grounds if there would 
be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.” 

 
7.28 The application in outline form, including access as a matter for 

consideration, illustrates that there will be one point of access from 
a private track off Colne Road to serve both dwellings. 

 
7.29 The application has been assessed in consultation with the Local 

highways Authority who raises concerns regarding the width of the 
access road as the proposal should have an access with a 
minimum width of 6m for a length of 12m whereas the proposed 
access has a width of 5.5m for 7m. Furthermore, insufficient 
information has been submitted regarding the surfacing, drainage, 
and kerbs for the access. 



 
7.30 Taking all the above into account, it is considered that the 

applicant has failed to demonstrate that a safe means of access 
would not be achieved. Therefore, in accordance with paragraphs 
110 and 111 of the NPPF (2021), the development should be 
refused on transport grounds. The proposed development is 
therefore contrary to Policy LP17 of the Local Plan to 2036 and 
the NPPF (2021) in this regard.  

Biodiversity 
 
7.31 Policy LP30 of the Local Plan to 2036 requires proposals to 

demonstrate that all potential adverse impacts on biodiversity and 
geodiversity have been investigated. Policy LP30 of the Local Plan 
to 2036 also requires development proposals to ensure no net loss 
in biodiversity and provide a net gain in biodiversity where 
possible. 

 
7.31 An Ecological Impact Assessment has been submitted and 

identifies that the site has the potential to support nesting birds, 
foraging and commuting bats and badgers, and contains suitable 
habitats for reptiles and hedgehogs. However, suitable mitigation 
measures have been proposed and provided the development is 
carried out in accordance with these measures the proposal will 
have a minimal risk on existing biodiversity. 

 
7.32 Details of biodiversity enhancement measures have also been 

provided to ensure a net gain may be achieved and a condition 
will be attached to any permission to secure these measures. 

 
7.33 Subject to conditions the proposed development is considered to 

accord with Policy LP30 of the Local Plan to 2036 and paragraph 
174 d) of the NPPF (2021). 

Flood Risk 
 
7.34 National guidance and Policy LP5 of the Local Plan to 2036 seek 

to steer new developments to areas at lowest risk of flooding and 
advises this should be done through application of the Sequential 
Test, and if appropriate the Exceptions Test (as set out in 
paragraphs 159-169 of the NPPF (2021)).  

 
7.35 The application site is situated in Flood Zone 1 based on the 

Environment Agency Floods Maps and the Strategic Flood Risk 
Assessment (2017). 

 
7.36 The proposed development is therefore considered to accord with 

Policy LP5 of the Local Plan to 2036 and the NPPF (2021) in this 
regard. 



Other Issues 
Accessible and Adaptable Homes 
 
7.37 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. 

 
7.38 The applicant/agent has not confirmed that the proposed 

development is designed in accordance with, and will be built in 
accordance with the M4(2) standards and the proposal is therefore 
considered contrary to Policy LP25 of the Local Plan to 2036. 

 
Water Efficiency 
 
7.39 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. 

 
7.40 The planning statement states that the proposed development 

may be designed in accordance with, and be built in accordance 
with the LP12 (j) standards however, recommends that this matter 
is secured by condition and considered in further detail at reserved 
matter stage. The proposal is therefore considered in accordance 
with Policy LP12(j) of the Local Plan to 2036. 

 
Community Infrastructure Levy (CIL) 
 
7.41 The development would 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  
 
7.42 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 
 
7.43 Having regard to applicable national and local planning policies, 

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



8. RECOMMENDATION  - REFUSE for the 
following reasons: 

 
1. The proposed residential dwelling would represent an 
encroachment of built development in the countryside outside the 
built-up area of Bluntisham. The proposal does not meet any of 
the other specific opportunities identified within Huntingdonshire's 
Local Plan to 2036 which restricts residential development in the 
countryside to protect the intrinsic character and beauty of the 
countryside. The proposal would therefore be contrary to the 
National Planning Policy Framework (2021) paragraph 174(b), 
and Policies LP2, LP9 and LP10 of Huntingdonshire's Local Plan 
to 2036.  
 
2. The proposed access is not considered of a sufficient width 
to ensure that a safe means of access would be achieved. 
Furthermore, insufficient information has been submitted 
regarding the surfacing, drainage, and kerbs for the access. The 
proposed development has failed to demonstrated that it would 
not be prejudicial to highway safety,  contrary to Policy LP17 of the 
Local Plan to 2036 and paragraphs 110 and 111 of the NPPF 
(2021).  
 
3. 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. The applicant/agent has not confirmed that the 
proposed development is designed in accordance with, and will be 
built in accordance with the M4(2) standards and the proposal is 
therefore considered contrary to Policy LP25 of the 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 Karina Adams Senior Development 
Management Officer – karina.adams@huntingdonshire.gov.uk  
 
 

mailto:karina.adams@huntingdonshire.gov.uk
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