DEVELOPMENT MANAGEMENT
COMMITTEE 21st FEBRUARY 2022
Case No:

21/02437/FUL (FULL PLANNING APPLICATION)

Proposal:

DEMOLITION OF 19 GARAGES AND CONSTRUCTION
OF TWO 3 BED DWELLINGS WITH ASSOCIATED
EXTERNAL WORKS

Location:

REAR OF 108 TO 114 DUCK LANE ST NEOTS

Applicant:

CHORUS HOMES GROUP

Grid Ref:

518891 259658

Date of Registration: 23.11.2021
Parish:

ST NEOTS

RECOMMENDATION - APPROVE
This application is referred to the Development Management
Committee (DMC) in accordance with the Scheme of Delegation as
the ward member for the area has 'called in' the application and
the officer recommendation of approval is contrary to that of the
Town Council.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site is an area of land housing garages on a
1960's Council housing development in St Neots. Some of the
dwellings have since transferred to the ownership of Chorus
Homes (previously HHP & Luminus) following the transfer of the
District Council's housing stock in the year 2000. This site is to
the rear of numbers 108-114 Duck Lane.

1.2

In terms of constraints the site is not within a Conservation Area,
there are no Listed Buildings in the immediate vicinity and no
protected trees. The site lies within Flood Zone 1 though does
have a greater than 75% risk of surface water flooding.

1.3

This application seeks permission to demolish nineteen garages
and to erect two, 3-bedroom detached dwellings. Two parking
spaces are provided for each dwelling along with four spaces for
visitors.

1.4

Officers have scrutinised the plans and have familiarised
themselves with the site and surrounding area.

1.5

Given the nature of the development, though not specifically
required, officers have taken the cautious approach of displaying
a site notice in the vicinity of the site to ensure that any
interested parties were fully aware of the proposals.

1.6

During the lifetime of the application revised plans have been
submitted such to satisfy some concerns raised by HDC's Urban
Design Team. Given the limited amendments involved and the
considered increased level of residential amenity as a result of
these changes a further public consultation was considered not
to be necessary on this occasion.

1.7

The application is one of 14 similar applications in this area
which have been submitted to the District Council for
consideration.

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

2.2

The NPPF 2021 sets out the Government's planning policies for
(amongst other things):
• delivering a sufficient supply of homes;
• building a strong, competitive economy;
• achieving well-designed, beautiful and safe places;
• conserving and enhancing the natural, built and historic
environment

2.3

Planning Practice Guidance and the National Design Guide 2021
are also relevant and 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
• LP5: Flood Risk
• LP4: Contributing to Infrastructure Delivery
• LP6: Waste-Water Management
• 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

3.2

Supplementary Planning Documents
• Huntingdonshire Design Guide Supplementary Planning
Document 2017
• Developer Contributions SPD 2011
• Huntingdonshire Landscape and Townscape Assessment
(2007)
• Huntingdonshire Strategic Flood Risk Assessment (2017)
• Cambridgeshire Flood and Water SPD 2017
• LDF Developer Contributions SPD (2011)
• Annual Monitoring Review regarding housing land supply
(2020)
• Cambridgeshire and Peterborough Minerals and Waste
Local Plan (2021)

3.3

The National Design Guide (2021)
* C1 - Understand and relate well to the site, its local and
wider context
* I1 - Respond to existing local character and identity
* I2 - Well-designed, high quality and attractive
* B2 - Appropriate building types and forms
*M3 - Well-considered parking, servicing and utilities
infrastructure for all users
* H1 - Healthy, comfortable and safe internal and external
environment
* H2 - Well-related to external amenity and public spaces
* H3 - Attention to detail: storage, waste, servicing and
utilities

3.4

St Neots Neighbourhood Plan
• Policy A3 (Design)
• Policy PT1 (Sustainable Travel)
• Policy PT2 Vehicle Parking Standards for Residential
Development

Local For full details visit the government website Local policies
4.

PLANNING HISTORY

4.1

None relevant.

5.

CONSULTATIONS

5.1

St Neots Town Council recommend refusal: This development is
on land that is used by local residents for parking. This includes
not just the garages that are earmarked for demolition, but also

the hard standing that has become the de-facto parking provision
as garages have become too small and/or too expensive for
residents to use for parking. This will result in a significant loss of
parking pushing traffic into the street. The resulting congestion
will cause significant problems for local residents, including road
safety and emergency vehicle access.
Further reasons were summarised as:
• Overlooking/loss of privacy
• Adequacy of parking/loading/turning
• Highway safety
• Traffic congestion
• Layout and density of building
• Road access
• Local, strategic, regional and national planning policies
• Disabled persons access
• Proposals in the development plan
• Previous planning decisions (including appeal decisions)
• Demonstratable harm to the amenity of residents
• Loss of important open spaces or physical features
Officer comments: Officers are unaware of any recent, previous
proposals relating exclusively to this site and so are unable to
comment or confirm the presence of any previous planning
decisions or appeal decisions. As established in the preceding
sections of this report, the development is considered to be
acceptable in principle. The remaining matters and subsequent
considered adherence to local and national planning policies are
addressed in the proceeding sections of this report.
5.2

HDC's Urban Design Team - broadly have no objections - details
of this consultation is referenced in the proceeding sections of
this report.

5.3

HDC's Environmental Health - no objections subject to conditions
relating to site investigation detail, the reporting of unexpected
contamination and the implementation of an approved
remediation scheme.

5.4

HDC's Operations Team (Waste & Recycling) were consulted but
no representations have been received at the time of
determination.

5.5

Cambridgeshire County Council Local Highways Authority - raise
no objections in terms of highway safety. They have noted a
potential amenity issue in relation to the displacement of vehicle
parking which is discussed under parking provision and highway
safety in the proceeding sections of this report.

6.

REPRESENTATIONS

6.1

At the time of preparing this report 45 objections have been
received, (these include two from local Councillors). These are
all available to view on HDC's Public Access Site but broadly
relate to the following concerns:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Potential that local residents may be unaware of the
proposals and so may not have had the opportunity to
comment
Loss of highway safety/emergency vehicle access
Loss of parking with make an existing bad situation much
worse
Increase in congestion, accidents, frustration and
arguments
Parking spaces for existing residents should be provided
on-street
Plans contrary to Government document 'A Green Future:
Our 25 Year Plan to Improve the Environment' and loss of
green spaces and trees
Increased population density
Increased density of houses in the locality
Design and impact upon visual amenity
Overshadowing
Loss of privacy
Noise
Contrary to Government policy
Contrary to the Public Sector Equality Act (2010)
Contrary to the development plan
Disabled persons access
Bin storage (both for new dwellings and impact in terms of
existing waste collection methods)
Potential for increased criminal activity
Out of date and misleading information submitted
(parking)
In the evenings and weekends the site is often filled with
parked cars
Query on the re-allocation of parking (by Chorus Homes)
Lack of EV charging provision
Existing garages are not used as they are too small to put
a car in and because Chorus charge too much rent and do
not maintain the garages
Some garages are used as storage due to problems with
overcrowding

Officer comments in relation to the above:
As stated in the preceding section of this report, though not
specifically required officers did arrange for a site notice to be
displayed in the vicinity of the application site in an attempt to
ensure that any interested parties were made aware of the
proposals. The comments regarding density both of the

immediate locality and in Huntingdonshire are noted, however,
given that St Neots is identified as a Spatial Planning Area under
Policy LP7 of Huntingdonshire's Local Plan to 2036 (2019) which
supports housing development where it is appropriately related
to the built-up area (and where it accords with other appropriate
policies), the proposal and principle of further residential
development is supported in this location in line with this Policy
of the Local Plan. This and other policies matters are addressed
later in this report.
Officers note the comments regarding green spaces and impact
on trees, however, in this case the application form states that no
trees will be removed such to facilitate the development and, as
this utilises an area of hardstanding/garage court there is no
significant loss of green space as a result of the development.
The document referenced above 'A Green Future: Our 25 Year
Plan to Improve the Environment' does not impose direct
restrictions on new development. It is noted that HDC have been
guided by this document and the ambitions within it will
eventually form the renewed Environment and Climate Strategy.
However, at present there is no policy in place which restricts
development of this nature, especially given the existing built-up
location of the area concerned.
In terms of the reference to the Equality Act (2010) officers have
a duty to pay proper regard to this where it is required in the
decision-making process. The complaint in this instance
references the potential impact on elderly and disabled persons
and the loss or reduction of their garages/parking spaces. Aside
from the details provided within the objection, officers have not
been made aware of the personal circumstances of the
remaining garage tenants. In this case in particular the applicants
(Chorus Homes) have advised that of the nineteen garages,
seven are rented locally, one remotely and eleven are void.
There appears to be some confusion in terms of the submitted
Parking Displacement Statement in that site 12 is referenced as
having a reprovision of seven garages/allocated parking spaces,
yet in the submitted plans the retained garage is reflected, along
with two spaces each for the new dwellings and four visitors'
spaces. Therefore, officers have sought some clarification from
the agent in this regard. The agent has confirmed that the plans
are correct and that the provision will be for four visitor spaces
with the one garage retained.
However, notwithstanding the consideration above, officers have
reviewed the submitted Constraints Plan - Existing Garage
Usage and note that the occupants of the four 'isolated
properties' as referred to in the objection (presumably numbers
60-63 Henbrook are not listed as renting one of the garages to
the rear of the dwellings and so it is unclear as to how this loss
would impact the occupants of these dwellings regardless of their
physical needs. It is recognised that the garage courts may be

used for parking (and as is referenced in the submitted
supporting documents this in theory should not be taking place
and presumably could be stopped at any time by the introduction
of restrictions). Section 149 of the Equality Act (2010) requires
Council employees and decision takers to have due regard to the
need to:
• Eliminate unlawful discrimination, harassment and
victimisation and other conduct prohibited by the Act;
• Advance equality of opportunity between people who
share a protected characteristic and those who do not;
and
• Foster good relations between people who share a
protected characteristic and those who do not.
It is recognised that any occupant of the dwellings 60-63
Henbrook will potentially have further to travel to and from their
vehicles (if they are presently using the garage court to store
their vehicles). However, as previously established, as it does
not appear apparent that any of the occupants rent a garage
there is presently no clear guaranteed level of parking for any
residents. There is no indication that the demolition of these
garages and associated courts will result in the loss of any
parking which is specifically restricted to those who have a
protected characteristic (such as if the works were to result in the
loss of a specific area of parking for people with a disability), and
so it is concluded that the loss of these garages would not be
detrimental to the requirements of the Act in this regard.
The matters referencing the 'bricking up' of any existing access
to the garage areas between homes under Chorus ownership
and those which are privately owned appear to relate to the fact
that Chorus would not have control over privately owned
dwellings in the same way as land/property which belongs to
them.
In terms of EV (Electric Vehicle) charging points, officers are
aware that there is a proposed change in law mandating this
addition but there is no requirement for this at present. Further,
whilst the concerns regarding the remoteness of the proposed
parking is noted, this does not prevent the future addition of EV
charging 'upstand points' and so the fact that the parking areas
are not directly adjacent to the new dwellings does not
necessarily result in a barrier in this regard.
The other matters raised will be dealt with under the relevant
headings in the proceeding sections of this report.
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 2014-2029
• Godmanchester Neighbourhood Plan (2017)
• Houghton and Wyton Neighbourhood Plan (2018)
• Huntingdon Neighbourhood Plan (2019)
• Bury Village Neighbourhood Plan (2021)
• Buckden Neighbourhood Plan (2021)

7.4

The main issues to consider in the determination of this
application are:
• The Principle of Development
• Design and Visual Amenity
• Residential Amenity
• Highway Safety and Parking Provision
• Flood Risk and Surface Water
• Biodiversity
• Accessible and Adaptable Homes
• Water Efficiency
• Developer Contributions

The Principle of Development
7.5

Policy LP7 of Huntingdonshire's Local Plan to 2036 defines St
Neots as a spatial planning area. Whilst the area in question is
not an allocated site, Policy LP7 states that a proposal for
development on a site which is additional to those allocated in
the plan will be supported where it fulfils the following
requirements and is in accordance with other policies. For
residential development the policy is set out as below:

7.6

A proposal for housing development (Class C3) or for a
residential institution use (Class C2) will be supported where it is
appropriately located within a built-up area of an identified
Spatial Planning Area settlement.

7.7

In this case the application site is considered to lie within the
built-up area of the settlement and is therefore acceptable in
principle subject to compliance with the other relevant policies
and considerations.

Design and Visual Amenity
7.8

Duck Lane appears typical of a 1960's purpose-built housing
development. The section of the road in the immediate vicinity of
the application site hosts mainly terraced dwellings which are of
brick and tile construction. A dominant feature in the streetscene
are also the four-storey flats which are to the north-east of the
application site. Given this variance in design and style the
streetscene cannot be considered to have a uniform appearance.

7.9

To the rear of numbers 108-114 Duck Lane there is a garage
court which hosts nineteen garages. This application seeks
permission to demolish the garages and to replace them with two
detached 3- bedroom dwellings and eight parking spaces - four
for the proposed dwellings and four for visitors. In this case the
dwellings are located either side of a shared private driveway
accessed between numbers 72 and 74 Henbrook with the
dwellings themselves located directly to the rear of 114 Duck
Lane to the north-east and 62-63 Henbrook to the south-west.
Neither are located such that they form part of the Duck Lane
frontage. Plot 1 is designed such that the front and rear are the
gabled elevations. The front gable of plot 1 is visible as you enter
the shared driveway whereas plot 2 is orientated such that the
gables face towards 114 Duck Lane and 63 Henbrook and are
the side elevations of this dwelling. Whilst the eaves height of
both dwellings match, the ridge height of plot 2 is reduced in
comparison to plot 2. The dwellings appear to have been well
designed such that they would integrate well with the
surroundings and not appear as overly prominent development.
HDC's Urban Design team have also been consulted and raise
no objection, they point out that the side sitting room windows on
both plots are supported and are a positive feature providing
surveillance to the access. They also support the arrangement of
the brick wall boundaries including the sections of 0.8 metre wall
with 1 metre vertical railings towards the rear of both plots which
again provides opportunity for surveillance over the rear parking
spaces. It is also noted that some elements of soft landscaping
has been provided. The parking areas appear to be constructed
using block paving, therefore a condition such to secure the
materials for this and details of the demarcation will be attached
to the permission. Further conditions will be added with regard to
the proposed external materials.

7.10

In terms of other matters officers note that a shed has been
provided in the rear gardens of all plots which, though of limited
scale should provide for secure covered cycle space, this matter

will be further clarified by condition. There is also ample space
for the storage of wheeled bins in the rear gardens, these are
marked on the plans and considered to be acceptable.
7.11

Overall, whilst the concerns of the neighbours in terms of visual
amenity and density of development in the area are noted, given
the positive comments from Urban Design and the other factors
detailed above, it is considered that the proposed dwellings
would make a positive contribution to the area. At present the
appearance of the garage court does little to enhance the area,
the design of the dwellings do not look out of place such that
they would appear overly prominent in the streetscene and they
have been carefully designed to integrate well. Therefore, the
proposal is considered not to have a detrimental impact upon the
character or appearance of the area and, (subject to condition)
complies with Policies LP1, LP2, LP11 and LP12 of
Huntingdonshire's Local Plan to 2036, the NPPF (2021) and the
National Design Guide (2021) in this regard.

Residential Amenity
7.12

As established in the preceding sections of this report, the
dwellings are located to the rear of dwellings on Duck Lane and
Henbrook. The current plans for plot 1 reflect a separation
distance of 1 metre to the boundary with number 114 Duck Lane.
A sectional drawing has been provided which reflect adherence
to the 25-degree test as detailed in the Huntingdonshire Design
Guide Supplementary Planning Document (2017) with regard to
the relationship with the rear windows of number 114. Officers
have conducted the same test with regard to number 63
Henbrook and again the relationship is considered to be
acceptable. However, notwithstanding this consideration officers
note that there is a separation distance of just 1 metre to the
common boundary of number 114 and plot 1 and just over 1.8
metres to the common boundary with plot 2 and number 63
Henbrook which is considered to have a significantly detrimental
impact upon the amenity of the adjacent dwellings as a result of
the overbearing effect of the mass and proximity of the proposed
dwellings to the rear gardens of existing neighbouring properties.

7.13

As a result of these concerns the applicant has agreed to revise
the proposals to address these concerns. At the time of
publication of this report these revisions have not been formally
submitted. Neighbours will need to be re-notified and members
will be updated of the revisions in a Late Representations report.
Officers are satisfied though that the revisions will address these
concerns outlined above.

7.14

In terms of overlooking and loss of privacy, the side elevation of
plot 1 (adjacent to the rear boundary of 63 Henbrook) is a blank
elevation and so element of overlooking is afforded in this
instance. The opposite side elevation hosts one small scale

window at both ground floor and first floor level, both of these are
limited scale and are secondary windows serving habitable
rooms. These largely look towards the side elevation of plot 1
and the area to its front. The side windows to plot 1 serve nonhabitable rooms and so this relationship is considered not to be
harmful. The front windows of plot 1 look towards the rear of
number 72 Naseby Gardens, there is a separation distance of
approx. 19.7 metres between the two dwellings (at the closest
point) and, whilst this is less than the recommended 21 metres
as detailed in the Huntingdonshire Design Guide Supplementary
Planning Document (2017) given the 'open' nature of the rear of
these plots and the degree of overlooking already afforded by
virtue of the orientation of the dwellings this is not considered to
be overly harmful in practice. Officers note that there appears to
be a no (or at least a very limited amount) of amenity space to
the rear of number 72 (the plans reflect that the red line extends
around the rear of number 72 and that the area is given over to a
parking court. The front first floor windows to plot 1 have the
potential to allow some degree of overlooking to the rear amenity
space associated with numbers 64-70 Henbrook, however, this is
not a direct view, there is a distance (window to boundary) of
approx. 7.5 metres (at the closest point). When this is considered
alongside the limited amount of privacy (of rear gardens)
afforded by the orientation and layout of the dwellings in this
location this introduction is unlikely to be significantly harmful in
practice. The rear windows, given their separation distance and
relationship with adjacent dwellings and amenity land are
considered to be acceptable.
7.15

With regard to plot 2 members will be updated of the detailed
appraisal in the Late Representations report.

7.16

In terms of other factors in relation to residential amenity officers
note the concerns raised regarding potential increased noise,
and odours from bin storage and collection points. Whilst there is
likely to be an increased level of noise during the development
stages it is not considered that this will be a long-term issue and
the introduction of three dwellings is unlikely to significantly
impact upon residential amenity through noise issues. As stated
in the previous section of this report, provision for bin storage
has been identified on the plans and is considered acceptable
and will be formalised by way of condition. An existing bin
collection plan has also been submitted. It is recognised that the
storage of wheeled bins and waste collection methods may
present some form of nuisance, but this cannot be completely
eradicated through the planning process and again the
introduction of development of this scale is unlikely to
significantly contribute to this. There are appropriate channels
(separate to Planning), that can be taken to address any future
issues that may arise. Officers also consider the size of the
dwellings and their associated amenity land to be suitable for the
scale of the development.

7.17

Lastly, matters relating to parking and potential amenity concerns
which may arise from displacement of existing provision will be
dealt with later in this report.

7.18

Therefore, taking the above points into consideration and subject
to confirmation of the changes that are proposed to address
concerns regarding the overbearing nature of the scheme, the
development is considered not to have such a detrimental impact
on the residential amenity of neighbouring properties as to
warrant further amendment or refusal of the application, and
would provide a suitable level of amenity for future occupiers of
the proposed dwellings and therefore accords with LP14 of
Huntingdonshire's Local Plan to 2036 and the NPPF (2021) in
this regard.

Highway Safety and Parking Provision
7.19

As the proposal will result in the demolition of nineteen garages
and the loss of the associated garage court, which officers
understand is unofficially used for parking, there is naturally
some concern about this loss, and this is certainly what most of
the objections relate to. The supporting Parking Displacement
Statement reflects that seven of the garages on this site are
rented locally, one remotely and eleven are void. The document
reflects that there will be reprovision of seven allocated parking
spaces as part of the development. However, officers have
noted that the plans reflect only four visitors' spaces which does
not accord with the detail with the Parking Displacement
Statement. The agent has confirmed in an email received by the
Local Planning Authority on 2 February 2022 that this was an
error within the Statement and the plans reflect the correct level
of parking. Officers appreciate that this may result in a
miscalculation across all of the sites, however, in some cases
additional provision has been provided (as per the plans) which
does not appear to be reflected in the statement. Members will
be updated of the correct position in the Late Representations
report. Therefore, whilst there may be a reduction in spaces as
per this scheme (three less than advised) given the additional
provision across other sites this is likely to be offset. The spaces
marked on the plans are acceptable (in terms of scale) for their
intended purpose.

7.20

The statement does not reference how the displacement from
the garage courts will be managed and this is a concern which
has been raised by both HDC's Urban Design Team and
Cambridgeshire County Council Highways. Neither of these
concerns are from a highway safety perspective and relate to the
potential amenity impacts of the loss of this parking. It is reflected
in the statement that the rental of garages is low (though some of
the comments state that this is due to increased rental costs, the
fact that the garages are not big enough to accommodate

modern cars and that the garages are not sufficiently maintained)
and that the parking on the garage courts (which is privately
owned by Chorus Homes) should not be taking place. The agent
has provided some supporting data which reflects the level of
parking within the court on one day in July 2020 and 3 days in
January 2022 (at various times) to reflect this level of use.
7.21

It should be noted that Urban Design have specifically raised a
concern in the respect of parking (due to the displacement of
parking from the garage courts. They consider that a true
reflection of the potential impacts of parking has not been
provided (such as could be achieved through the submission of
parking surveys). Therefore, they consider that it is a challenge
(based upon the information submitted) to assess the scheme
against paragraph 5.56 of Policy LP17 of the Local Plan which
states 'Residential developments should provide adequate car
parking to meet expected needs for both residents and visitors.
Proposed provision should be supported by evidence on the
local level of car ownership and the availability of alternative
modes of transport, but should take account of available
evidence that would inform the level of provision that will be
necessary, such as expected household sizes for the
development'

7.22

However, notwithstanding these factors and based upon the
submitted information only (the loss of garages) the statement
concludes that it is possible to provide 13 garages for the 47
existing users (across all of the sites) and 32 can have an
allocated parking space in the vicinity of their existing garage. It
is also highlighted that Chorus Homes do have other garage
courts in close proximity where there are void garages and so if
the residents would still prefer to rent a garage, then this is a
possibility, though, in practice there are practical implications to
consider as part of this solution.

7.23

The provision of affordable housing is a key factor in the
determination of this application. The most recent data from the
Annual Monitoring Report 2021 (Housing Supply) reflects that
the availability of affordable housing in Huntingdonshire is a
major issue with a growing gap between average earnings and
housing costs. In 2020/2021 253 new affordable homes were
completed, amounting to 23.75% of all new dwellings completed
and 29.99% of completions on qualifying sites (those that meet
the affordable housing policy criteria). In St Neots, 39 affordable
dwellings were provided.

7.24

Though the loss of parking provision is naturally going to result in
increased pressure on the adjacent roads forming the estate
(which officers have witnessed first-hand), it does not present
with any significant highway safety concerns (as detailed in the
consultee comments from CCC Highways). Therefore, when the
impacts of the loss of these underutilised garages and the

garage courts (which as stated above are considered as private
property and presumably could be protected by barriers if the
landowner so wished) are balanced against the need for
affordable housing it is considered that the public benefits of the
provision of additional affordable housing would outweigh any
potential amenity issues arising from the loss of parking
provision.
7.25

In terms of parking associated with the dwellings the plans reflect
two off road t spaces per dwelling. As noted above, the
dimensions of these are considered to be sufficient for their
purpose, but alongside the allocated parking, further details
relating to the demarcation of the shared plots will be secured by
condition. Policies LP16 and LP17 of Huntingdonshire's Local
Plan to 2036 aim to support more sustainable modes of transport
with LP17 specifically stating that a proposal that includes
residential development will be expected to provide at least one
clearly identified secure cycle space per bedroom for all
dwellings (C3 Use Class) unless it can be demonstrated that this
is unachievable. The submitted plans reflect that this has been
considered and a shed has been provided in the rear gardens
which appears to broadly meet with this requirement (but will be
secured by condition).

7.26

Overall, whilst the concerns of the residents are noted and
officers do not discount the potential amenity issues caused by
the parking displacement, given the comments from CCC
Highways there is no reason to consider that this would result in
a detrimental impact on highway safety/access in the locality and
therefore no justifiable reason for a refusal on this basis. The
parking provision and cycle storage associated with the dwelling
is acceptable, therefore the proposed development is considered
to be compliant with Policies LP16 and LP17 of
Huntingdonshire's Local Plan to 2036 and would not give rise to
highway safety issues.

Flood Risk and Surface Water
7.27

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 fluvial flooding and is not
subject to the sequential and exception tests as set out within the
NPPF. The site is less than 1 hectare in size but is identified as
having a greater than 75% risk of flooding as a result of surface
water. As per the guidance contained within the NPPF (2021)
sites which may be subject to 'other sources' of flooding and
which would also introduce a more vulnerable use (a dwelling is
classed a more vulnerable) should be accompanied by a Flood
Risk Assessment.

7.28

Subsequently a Flood Risk Assessment has been submitted and
has been passed to the LLFA for consultation. At the time of

writing this report officers are awaiting the outcome of this
consultation, however, in practice there is rarely an objection to
the introduction of a dwelling in Flood Zone 1. It should be
regarded that the surrounding dwellings are also subjected to a
similar level of impact from surface water and that the
introduction of two dwellings (on an area already housing built
development and hardstanding) is unlikely to present a
significantly increased risk of flooding in the locality. Given the
nature of the development it is also deemed that there would be
no additional surface water run-off impacts or undue pressure on
the sewerage network.
7.29

The proposal is therefore considered to be acceptable with
regard to its approach to flood risk and complies with Policies
LP5 and LP15 of the Local Plan to 2036 and the NPPF 2021 in
this regard.

Biodiversity
7.30

Policy LP30 of Huntingdonshire's Local Plan to 2036 requires
proposals to demonstrate that all potential adverse impacts on
biodiversity and geodiversity have been investigated. Policy
LP30 also requires development proposals to ensure no net loss
in biodiversity and provide a net gain in biodiversity where
possible. In this case, some small measures such to provide a
net gain have been provided in terms of increased soft
landscaping. Also, given the nature of the site and its
surroundings it is considered that it provides little value in terms
of biodiversity and so there will be no net loss as a result of the
development. The proposal is therefore considered to be
acceptable with regard to its impact on biodiversity and therefore
accords with Policy LP30 of Huntingdonshire's Local Plan to
2036 in this regard.

Water Efficiency
7.31

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. The agent
has confirmed that the proposed development is designed in
accordance with and will be built in accordance with the LP12 (j)
standards. 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 lifetime of the
development.

Accessible and Adaptable Homes
7.32

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 agent has confirmed that the proposed

development is designed in accordance with and will be built in
accordance with the M4(2) standards. 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. Officers note the
concerns raised regarding disabled persons access but given
this confirmation the proposal is considered to meet all
necessary requirements in this regard.
Other Issues
Development Obligations:
7.33

Part H of the Developer Contributions SPD (2011) requires a
payment towards refuse bins for new residential development. A
Unilateral Undertaking form for wheeled bin signed by the
applicant and dated December 2021 has been received. The
proposal is therefore considered to accord with the requirements
of Policy LP4 of the Local Plan to 2036 and the Developer
Contribution SPD in this regard.
Community Infrastructure Levy (CIL):

7.34

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. A completed Community
Infrastructure Levy Form has been provided. The proposal is
therefore considered to accord with the requirements of Policy
LP4 of the Local Plan to 2036 and the Developer Contribution
SPD in this regard.

Conclusion
7.35

The proposed development is compliant with the relevant
national and local policy as it:
*Is acceptable in principle
And it:
* Is of an appropriate scale and design
* Would not have a harmful impact upon the character and
appearance of the area;
* Would not have a significantly detrimental impact upon the
amenity of neighbours;
* Would not result in an increased risk of flooding in the locality;
* Is acceptable with regard to parking provision and would not be
detrimental to highway safety;
* Is acceptable with regards to biodiversity matters;

7.36

There are no other material planning considerations which have
a significant bearing on the determination of this application.

7.37

Taking national and local planning policies into account, and
having regard for all relevant material considerations, it is
recommended that planning permission be granted, subject to
the imposition of appropriate conditions.

8.

RECOMMENDATION
conditions to include the following
•
•
•
•
•
•
•
•
•
•
•
•

APPROVAL subject to

Time limit
Development in accordance with plans
Materials
Architectural details
Obscure glazing
Hard and soft landscaping
Architectural details
Cycle storage design
Parking court details
Formalisation of means of refuse collection to include
access
Highway matters
Contamination

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 Kevin Simpson Development
Management Officer – Kevin.simpson@huntingdonshire.gov.uk
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