
DEVELOPMENT MANAGEMENT 
COMMITTEE 21st MARCH 2022 

Case No: 21/02567/HHFUL  (HOUSEHOLDER APPLICATION) 
 
Proposal: PROPOSED TWO STOREY SIDE AND REAR EXTENSION 
 
Location: 72 ERICA ROAD, ST IVES, PE27 3AG   
 
Applicant: SALLY GRANSHAW 
 
Grid Ref: 531626   272774 
 
Date of Registration:   08.11.2021 
 
Parish:  ST IVES 
 
RECOMMENDATION – APPROVE  

This application is referred to the Development Management 
Committee (DMC), in accordance with the current Scheme of 
Delegation as the application is submitted by a member of the 
Council’s staff who is involved in the planning or development 
process. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The dwelling is a two storey dwellinghouse within the built-up 

area of St Ives. The application proposes a two-storey side and 
rear extension. 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 (20 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 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) 

• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP17: Parking Provision and Vehicle Movement 

 
3.2 Supplementary Planning Documents 
 
• Huntingdonshire Design Guide Supplementary Planning Document 
(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. 
 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 No relevant planning history. 

5. CONSULTATIONS 
 
5.1 St Ives Town Council: Recommend Approval 
 

Appropriate scale of development, suitable space for refuse bins 
should be provided to the rear. 

6. REPRESENTATIONS 
 
6.1 No objections received at time of writing this report. 

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

application are: 
 

• Design and Visual Amenity 
• Residential Amenity 
• Highway Safety 
 
 
 

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


Design and Visual Amenity 
 
7.2 Policy LP11 and Policy LP12 of the Local Plan and the 

Huntingdonshire Design Guide SPD (2017) set out the key 
principles of good design to support proposals that respond 
positively to their context, integrate successfully with the 
surrounding built form and create well designed and sustainable 
developments that are functional to meet the needs of present 
and future occupiers.  

 
7.3 The proposed part single and part two storey rear extension is 

3.3 metres in maximum depth and 6.27 metres in width with 
eaves height matching the host dwelling. The ridge height of the 
two-storey element is set below the host dwelling. The proposed 
two-storey rear projection has a hip-end roof which integrates 
well with the existing roof line and adds an element of 
subservience to the design alongside the lower ridge height. The 
proposed single storey element of the rear extension as a 
monopitch roof and features a roof light.  

 
7.4 The proposal also includes a first-floor extension over the 

existing garage. The existing garage already sits behind the front 
building line and the height of the ridge line will be set below the 
ridge line of the host dwelling. The proposed first floor side 
extension includes roof lights on the front and rear elevation and 
a new window matching those on the existing property.  

 
7.5 Within the application form, and as indicated on the proposed 

elevations plan, the proposal seeks to utilise matching external 
materials to the existing house for external walls, roof tiles and 
windows which is considered appropriate and would further 
assist the extensions integration with the surrounding built form.   

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

development complements the host building and would not harm 
the general character of the area. The proposal therefore 
accords with Policies LP11 and LP12 of the Huntingdonshire 
Local Plan to 2036, the relevant sections of the Huntingdonshire 
Design Guide SPD (2017) and the NPPF (2021) in this regard. 

 
Residential Amenity 
 

7.7 Policy LP14 of the Local Plan 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.  

 
7.8 The main matters for consideration are the potential 

overshadowing, overlooking and overbearing impacts upon the 
adjacent neighbouring properties No.s 70 & 74 Erica Road.  

 



7.9 HDC use the 45-degree rule of thumb test from the BRE Site 
Layout Planning for Daylight and Sunlight, 2011, second edition 
(BRE Digest 209) to assess potential loss of daylight and 
sunlight to neighbouring dwellings. To constitute a ‘fail’ the centre 
point of the assessed window on the neighbouring property 
needs to lie within 45 degrees of the proposed dwelling in both 
plan and elevation view. 

 
7.10 The attached neighbouring dwelling No. 70 Erica Road has an 

almost symmetrical design to the rear elevation of the application 
site, with exception of the rear conservatory. The nearest ground 
floor window would fall within with the 45 degrees of the 
proposed single storey rear extension on plan form. However, 
the proposed two-storey rear extension has been carefully 
placed in order to avoid the 45-degree line of the neighbouring 
window. In this regard, the 45 degree is passed, the proposal is 
considered acceptable in terms of overshadowing to the attached 
neighbour and no further detailed daylight and sunlight 
assessments are required in this regard. 

 
7.11 There are no windows proposed on the northern or southern 

elevations of the two-storey rear elevation and therefore no 
increased direct overlooking impacts from the proposal upon the 
rear amenity areas of No. 70 & 74 Erica Road.  

 
7.12 With regard to No. 74 Erica Road, there is a reasonable degree 

of separation between the neighbouring dwelling and the 
proposed two-storey rear extension. In terms of the first-floor 
garage extension, whilst there would inevitable be an element of 
increased overshadowing and overbearing impacts, it is 
considered such impacts would not have a significant detrimental 
impact on the existing standard of amenity experienced by No. 
74. There are no side windows on No. 74 which would be 
negatively impacted by the garage extension.  

 
7.13 In terms of neighbouring dwellings to the rear, there are no 

dwellings within 40m of the rear of the application site. It is not 
considered that there would be any significant overlooking 
impacts that would result from the proposed east facing first floor 
rear windows of the proposed bedroom. 

 
7.14 Overall, the development is considered acceptable in terms of 

overshadowing, overlooking, overbearing impacts, loss of 
privacy, loss of light and would not have a significant impact 
upon residential amenity. A high standard of amenity would be 
provided for future users and occupiers of the development and 
retained for users and occupiers of neighbouring land and 
buildings subject to conditions in accordance with LP14 of the 
Huntingdonshire Local Plan to 2036, the Huntingdonshire Design 
Guide SPD (2017) and the NPPF (2021) in this regard. 

 
 



 Highway Safety 
 
7.15   The existing garage will be retained. As such, it is considered that 

the proposal would not cause any obstruction or impact that 
would have any detrimental impact upon highway safety in 
accordance with Policy LP17 of the Huntingdonshire Local Plan 
to 2036 and the NPPF (2021) in this regard. 

 
Human Rights Issues 
 

7.16 This application would raise no known Human Rights issues 
 

Equality Act 2010 
 

7.17 This application would raise no known issues under the Equality 
Act. 

 
Conclusion 

 
7.18 The proposed development is considered to be compliant with 

the relevant national and local policy as 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 have a harmful impact upon highway safety 

 
7.19 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 – APPROVAL subject to conditions to 
include the following 

• Time Limit 

• In accordance with approved plans  

• Matching external materials 

• Obscure glazing and non-opening above 1700mm internal 

finished floor level for the ground floor side window serving 

the bathroom 

 

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 Niamh McMenamin Development 
Management Officer  Niamh.McMenamin@huntingdonshire.gov.uk  
 
 
 

mailto:Niamh.McMenamin@huntingdonshire.gov.uk
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