
DEVELOPMENT MANAGEMENT 
COMMITTEE 25th April 2022 

Case No: 21/02748/FUL 
  
Proposal: TOILET EXTENSION TO EXISTING OUTBUILDING 
 
Location: LAND EAST OF CEMETERY NEWTOWN KIMBOLTON 
 
Applicant: MS DAWN WEBB 
 
Grid Ref: 510101   268076 
 
Date of Registration:   06.12.2021 
 
Parish: Kimbolton 
 
RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) in accordance with the Scheme of Delegation as 
the recommendation of the Parish Council differs from that of the 
officer recommendation for approval. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This is a full application for a toilet extension to an existing detached 

building on land east of the cemetery, Newtown, Kimbolton.  The 
proposed extension measures one metre wide by two metres deep 
(internally) and has a dual pitched roof and would have timber clad 
walls and a pantile roof to match the existing building.  The existing 
building is a small rectangular brick and timber clad building with 
pantile roof that was refurbished as part of planning permission granted 
under 18/01322/FUL for repair of existing roof and cover with new pan 
tiles, new log burner flue, new gable timber cladding, new replacement 
feed and hay storage building.  At the time of consideration of this 
previous application, horses were being kept at the site, but the agent 
advises there are no horses there at present.  The agent has advised 
that the site is currently used as follows: 
 

1.2 “I can confirm that the site is used by our client as a hobby farm.  There 
are currently 3 rabbits, 3 chickens, 4 goats and 7 sheep permanently 
housed there; unfortunately, the horse died, although they are looking 
to introduce horses in the near future.  There have been 8 fruit trees 
planted adjacent to the outbuilding, to the east corner of the site.  The 
polytunnel has seedlings growing for fruit and vegetables which 
provide food for the animals.” 

 
1.3 The land is approximately one hectare in area and is situated to the 

north and east of Kimbolton cemetery in the countryside.  It is 
accessed via a small track off Newtown which runs around the rear of 
48 – 52 Newtown and then continues on past the application site and 



its entrance, joining with other tracks near to the allotments which lie to 
the east of the site.  Other than the cemetery and the allotments the 
site is surrounded by agricultural fields.  The buildings approved under 
18/01322/FUL including the refurbished building where the toilet 
extension is proposed, are all situated close the northern boundary of 
the site adjacent to its access off the track. 

 
1.4 The site does not lie within a Conservation Area and the closest Listed 

Building is over 110 metres away. 
 
1.5 The originally submitted plans showed a larger extension and this has 

been reduced to the scale set out above on advice of the case officer. 
 
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 (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; 
 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 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) 

 LP2: Strategy for Development 
 LP5: Flood Risk 
 LP6: Waste Water Management 
 LP10: The Countryside  
 LP11: Design Context 
 LP12: Design Implementation 
 LP14: Amenity 
 LP17: Parking Provision and Vehicle Movement 



 LP30: Biodiversity and Geodiversity 
 LP31: Trees, Woodland, Hedges and Hedgerows 
 LP33: Rural Buildings 
 LP37: Ground contamination and Groundwater Pollution 

 
For full details visit the government website Local policies 
 
Supplementary Planning Documents/ Guidance 

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

(2022) 
 Cambridgeshire Flood and Water SPD 2017 
 Huntingdonshire Tree Guidance Note 3 

4. PLANNING HISTORY 
 
4.1 18/01322/FUL - for repair of existing roof and cover with new pan 

tiles, new log burner flue, new gable timber cladding, new 
replacement feed and hay storage building - Approved 
November 2018. 

 
4.2 It was accepted at the time this application was being considered 

that the land was being used for horse grazing. 

5. CONSULTATIONS 
 
5.1 Kimbolton Parish Council – comment on originally submitted 

plans – recommend refusal as unjustifiable extension in the 
countryside 

6. REPRESENTATIONS 
 
6.1 One letter received commenting on the originally submitted plans 

– object due to; 
 The continued expansion of the property beyond the 

original planning approval – there is already an unsightly 
polytunnel and numerous outbuildings for small animals 
which have been added 

 The property is advertised as The Goat’s Garden of 
Facebook as a commercial enterprise 

 I am concerned this application is for a customer’s facility 
and is intended to promote future expansion 

 The new stable buildings are now disused and could 
easily be reconfigured for other uses 

 This area is turning into an inappropriate shanty town.  It 
is adjacent to and in full view to visitors to the historical 
and modern cemeteries.  The new cemetery has been 
respectfully and tastefully created at a cost to the parish 
council residents, it should not be overshadowed by this 
field and its activities. 



 

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.  

 
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”. 

 
In Huntingdonshire the Development Plan consists of: 

 Huntingdonshire’s Local Plan to 2036 (2019) 
 Cambridgeshire & 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) 
 Buckden Neighbourhood Plan (2021) 
 Bury Neighbourhood Plan (2021) 
 Grafham and Ellington Neighbourhood Plan (2022) 

 
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. 

 
 
7.2 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 
 Highways Safety, Parking Provision and Access 
 Biodiversity and Trees 
 Flood Risk 
 Other issues 

 

The Principle of Development 
 
7.3 Policy LP 10 of the Huntingdonshire Local Plan to 2036 sets out 

development in the countryside will be restricted to the limited and 
specific opportunities as provided for in other policies of this plan. 

 
7.4 All development in the countryside must: 
 

a. Seek to use land of lower agricultural value in preference to land of 
higher agricultural value 
b. Recognise the intrinsic character and beauty of the countryside, and 
c. Not give rise to odour, obtrusive light or other impacts that would 
adversely affect the use and enjoyment of the countryside by others. 

 
7.5 Policy LP 33 is concerned first with the conversion of rural buildings in 

the countryside where this would not be dealt with through the prior 
approval process and sets out four criteria which must be met 
regarding the status of the existing building for it to be permitted to be 
converted.  The second limb of this policy refers to the proposal itself 
and states; 
b.i  would lead to an enhancement of the immediate setting; and 
bii any extension or alteration would not adversely affect the form, 
scale, massing or proportion of the building 

 
7.6 This application is not considering the use of the land.  It has been 

previously accepted that the land was being used for the private 
keeping of horses.  At present there are no horses on the land but the 
use to which the land is being put at present would fall within the 
definition of agriculture as set out in the Town and Country Planning 
Act as follows; 

 
“horticulture, fruit growing, seed growing, dairy farming, the breeding 
and keeping of livestock (including any creature kept for the production 
of food, wool, skins or fur, or for the purpose of its use in the farming of 
land, the use of land as grazing land, meadow land, osier land, market 
gardens and nursery grounds, and the use of land for woodlands 
where that use is ancillary to the farming of land for other agricultural 
purposes” 

 
7.7 Use of land for agriculture is not development and so does not require 

planning permission.  The current use of this land for grazing sheep 
and goats and growing of plants would, in the opinion of the case 
officer, fall into this use.  Any material change of use other than for 
agriculture or keeping or horses would require planning permission.   

 
7.8 All that is being considered under this proposal is a small extension to 

house a toilet.  The building it is to be attached to has already been 
refurbished and put to use and has in effect already gone through the 
conversion as per the first part of policy LP 33.  It is considered that a 



proposed extension could be supported by part bii of this policy as long 
as it complies with this part of the policy in regard to its visual 
appearance which is considered in the next section. 

 
7.9 This proposed extension is of such a small scale and does not involve 

proposals to change the use of the land that it will not impact the 
intrinsic character and beauty of the countryside and is not going to 
give rise to noise, odour, obtrusive light or other impacts that would 
adversely affect the use and enjoyment of the countryside by others.  It 
does not result in the loss of best and most versatile agricultural land.  
The proposal is therefore acceptable in principle and accords with 
policies LP 10 and LP 33 as long as its visual appearance is 
acceptable. 

 
7.10 It is noted that a condition was imposed upon permission granted 

under 18/01322/FUL setting out that the building should not be 
occupied for residential use.  Such a use would need planning 
permission but for clarity and given that the building might be capable 
of a residential occupation with a toilet and running water, a suitable 
condition will be imposed restricting the use of the resultant building as 
ancillary to the use of the land for private keeping of horses and/or 
agricultural use and not for any residential or commercial purpose. 

 

Design, Visual Amenity and the impact upon the Character of the 
Area  
 
7.11 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. 

 
7.12 It has already been noted that policy LP 10 requires development in 

the countryside to recognise the intrinsic character and beauty of the 
countryside and that part bii of policy LP 33 requires that any extension 
or alteration would not adversely affect the form, scale, massing or 
proportion of the building 

 
7.13 The revised proposal is now proportionate to the scale of the building 

to which it is to be attached and subservient to it.  It has a dual pitched 
roof to match the roof pitch of the existing building but is set down to a 
height of approximately 3.6 metres externally whereas the existing 
building is approximately 4.9 metres high.   

 
7.14 Overall, the proposal is considered to respond positively to its context 

within the surrounding built form 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 and the NPPF (2021) in this regard and to the requirements set 
out in policies LP 10 and LP 33.  A compliance condition will be added 
to any approval granted with regard to use of matching external 
materials. 

 
 



Impact on Residential Amenity 
 
7.15 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 during the consultation period of the 
application.  

 
7.16 The proposed extension is not sited close to any residential neighbours 

and therefore will have no impact upon the amenities of any 
neighbours. 

 
7.17 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. 

Highways Safety, Parking Provision and Access 
 

7.18 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.   

 
7.19 The proposed extension has no impact upon the access to the site or 

parking requirements which remain as existing. 

Biodiversity and Trees 
 
7.20 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. 

 
7.21 Policy LP31 of the Huntingdonshire Local Plan to 2036 requires 

proposals to demonstrate that the potential for adverse impacts on 
trees, woodland, hedges and hedgerows has been investigated and 
that a proposal will only be supported where it seeks to conserve and 
enhance any existing tree, woodland, hedge or hedgerow of value that 
would be affected by the proposed development. 

 
7.22 The proposal, due to its scale and location, has no impacts on 

biodiversity or trees and is in compliance with the above policies. 
 

Flood Risk and Drainage 
 
7.23 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.  

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

Environment Agency Floods Maps and the Strategic Flood Risk 
Assessment (2017).  This is the area at lowest risk of flooding. 

 
7.25 The application forms states that the proposed toilet will not be a 

traditional toilet plumbed into the sewerage network and will not use 
water at all.  The application form states that an incineration toilet is 
proposed and a perusal of the website for the company concerned 
shows that such toilets provide a complete waste handling solution and 
incinerate all waste with no sewage and no water.  The waste is 
incinerated within the toilet system at a high temperature to produce 
only a very small amount of sterile ash.  This type of toilet appears to 
be appropriate to the circumstances of the site and its location.  There 
is already a water supply for hand washing available.  A condition will 
be imposed to require an incineration toilet be installed or alternatively 
details must be submitted to and agreed by the local planning authority 
prior to a different toilet system being installed.  This would ensure that 
any alternative disposal of foul waste that was proposed does not 
result in ground contamination and complies with policy LP 37 of the 
Local Plan which seeks to protect land and groundwater from pollution, 
and that any alternative scheme is compliant with policy LP 6 and any 
wastewater consultee. 

 
7.26 The proposed development is therefore considered to accord with 

Policy LP 5, LP 6 and LP 37 of the Local Plan to 2036, subject to a 
condition. 

Other Issues 
 
7.27 Concerns have been raised about the proper use of the site and future 

intentions.  The use of the site for keeping of horses on a private basis 
was established with the granting of the previous permission.  There is 
no material change of use from that use to the keeping of other farm 
animals at the site and as long as the primary use of the land remains 
as keeping and grazing of horses and/or farm animals (or any use set 
out in the definition of agriculture) then in the opinion of the case 
officer, there is no breach of control in terms of land use.  The future 
intentions of the applicant are not a material planning consideration.  If 
there were any evidence of any breach of control in the future, it could 
be reported to and investigated in the usual way.  This application is 
only concerned with the proposed toilet extension. 

 
7.28 There are no other material planning considerations which have a 

significant bearing on the determination of this application. 

Conclusion 
 
7.29 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 and 
extension to house a toilet in association with the existing 
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 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. 

 The proposal is acceptable with regards to biodiversity. 
 The proposal is acceptable with regards to the impact on 

trees. 
 The proposal is acceptable in terms of flood risk. 

 
7.30 There are no other material planning considerations which have a 

significant bearing on the determination of this application. 
 
7.31 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 
 Approved plans 
 Materials 
 Toilet details  
 No residential or commercial use 

 
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 Tim Hartley South Area Development 
Management Team Leader tim.hartley@huntingdonshire.gov.uk 
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