
DEVELOPMENT MANAGEMENT 
COMMITTEE 18th November 2024 

Case No:      24/01323/FUL   
  
Proposal:     Proposed change of use of land to residential 

curtilage and erection of a detached self-build 
residential annexe. 

  
Location:      Land North of Abbots House, Priory Gardens,     

Chesterton. 
 
Applicant:  Mr J Watt  
 
Grid Ref: (E) 512799 (N) 295519 
 
Date of Registration: 9th August 2024 
 
Parish: Chesterton  
 
RECOMMENDATION  - APPROVE 

This application is referred to the Development Management 
Committee (DMC) in accordance with the Scheme of Delegation, as 
the recommendation of approval is contrary to that of the Parish  
Council recommendation for refusal.  
 
1. DESCRIPTION OF SITE AND APPLICATION 
 

The application site is located to the northeast of Chesterton and 
is surrounded by residential development to the south and east. 
To the west of the application site are agricultural fields and to 
the north and within the applicant’s ownership is an area of 
woodland.  

 
1.1 The site is not within a Conservation Area but there are some 

Listed Buildings in the vicinity (discussed in more detail in the 
proceeding sections of this report). There are no Tree 
Preservation Orders within or adjacent to the site which is also 
within Flood Zone 1 as per the most recent Environment Agency  
Flood Risk Maps and Data.  
 

1.2 This application seeks permission to change the use of a section 
of land which falls outside of the residential garden/curtilage of 
the house  approved under application reference 18/01689/FUL 
(the erection of the dwelling) and to erect a single storey 
residential annexe which would be ancillary to (and 
recommended to be conditioned as such, in the event that 
permission be granted) to the host dwelling.  
 



1.3 The original permission (ref 18/01689/FUL) removed Permitted 
Development (PD) rights detailed within the Town and Country 
Planning (General Permitted Development) (England) Order 
2015 for Classes A (extensions), B (roof additions), C (other roof 
alterations) and E (Buildings within the curtilage) for  the dwelling 
presently under construction. 
 

1.4 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 (December 2023) 

(NPPF 2023) sets out the three objectives – economic, social 
and environmental – of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2023 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 National Planning Policy Framework (December 2023) 

(NPPF 2023) 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 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP9: Small Settlements   
• LP10: The Countryside  
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water  

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


• LP17: Parking Provision and Vehicle Movement 
• LP30: Biodiversity and Geodiversity  
• LP31: Trees, Woodland, Hedges and Hedgerows  
• LP34: Heritage Assets and their Settings 
• LP36: Air Quality   

 
3.2 Supplementary Planning Documents (SPD) and Guidance: 
  
• Huntingdonshire Design Guide Supplementary Planning 

Document (2017)    
• Huntingdonshire Landscape and Townscape SPD (2022)  
• 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)  
 
Local For full details visit the government website Local policies 

4. RELEVANT PLANNING HISTORY 
 
4.1 18/01689/FUL - The erection of a new family dwelling with 

garaging and access (Permission)  
 
4.2 21/80309/COND- Conditional Information for 18/01689/FUL: C1 

(Time Limit), C3 (Materials), C6 (Tree Protection), C8 (Levels), 
C12 (Ecology) (Details Discharged) 

 
4.3 22/00990/S73- Variation of condition 2 of permission - 

18/01689/FUL Design Improvements (Refused) 
 
4.4 22/02547/FUL- Erection of a detached single storey residential 

annexe (Withdrawn) 
 
4.5 23/01407/S73- Variation of condition 2 (plans) to 18/01689/FUL 

to amend the design and materials of the approved dwelling and 
garage (Permission) 

 
4.6 24/00694/FUL – Proposed change of use of land to residential 

curtilage and erection of a greenhouse dome (retrospective) 
(Pending Consideration)  

5. CONSULTATIONS 
 
5.1 Chesterton Parish Council recommend refusal. Their comments 

are available to view in full on HDC’s Public Access Site but 
broadly relate to the following matters: 

 
*Concerns regarding access to the site. 
*Separation distance to the main house. 

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


*Concerns that this will be developed into a separate dwelling. 
*Plain appearance of the building. 
*Concern that material details given were unclear. 
*Impact on trees. 
*Wheeled bin storage. 
*Dwelling permitted under tilted balance. 
*Site outside built-up area of village.  
 
It should be noted that the above comments are a combination of 
those submitted in relation to withdrawn application reference 
22/02547/FUL, however, those received on the 06.09.24 (for this 
application) detailed that the original objections remained valid 
and that the Parish wished to combine the two.  

 
5.2 Cambridgeshire County Council Highways Team –No objections 

– further details in the proceeding sections of this report. 
 
5.3 Tree Officer - No objection subject to a condition regarding a tree 

protection plan. 

6. REPRESENTATIONS 
 
6.1 None received at the time of determination.  

7. ASSESMENT  
 
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 (2023). 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 a number 
of adopted neighbourhood plans, however, there is not an 
adopted neighbourhood plan in place for Chesterton. Therefore, 
in this case no neighbourhood plans are given weight in the 
determination of this application. 

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 (including impact upon the 

countryside)   
• Design and visual amenity 
• Impact on heritage assets 
• Residential amenity  
• Flood risk 
• Highway safety and parking provision  
• Biodiversity 
• Impact on Trees  

 
The principle of the development including impact on the 
countryside  
 
7.6 The application site is located to the northeast of Chesterton. 

The application seeks to extend the residential garden/curtilage 
permitted with application ref 18/01689/FUL by changing the use 
of the agricultural land and erecting an ancillary one-bedroom 
annexe to the north-east of the approved dwelling. A site visit 
reveals the greenhouse dome (subject to the separate 
application ref 24/00694/FUL) to already be in place with the 
annexe to be located in a linear alignment to the west of the 
dome. Whilst not defined by boundary treatments (at the time of 
the visit) the land appears to have been cleared and it is not 
characteristic of its previous agricultural land use. There was 
paraphernalia associated with the ongoing construction (of the 
approved dwelling) and signs of domesticity.  

 
7.7  Chesterton is defined as a Small Settlement under Policy LP9 of 

the Local Plan to 2036 and this is therefore the starting point for 
assessment.   

   
7.8 Policy LP9 states that a proposal that is located within a built-up 

area of a Small Settlement will be supported where the amount 
and location of development proposed is sustainable in relation 
to the:   

 
a. level of service and infrastructure provision within the 
settlement;   
 



b. opportunities for users of the proposed development to access 
everyday services and facilities by sustainable modes of travel 
including walking, cycling and public transport;   
 
c. effect on the character of the immediate locality and the 
settlement as a whole.  
 
The built-up area is defined in the Local Plan as a distinct group 
of buildings that includes 30 or more homes. Land which relates 
more to the group of buildings rather than to the surrounding 
countryside is also considered to form part of the built-up area.  
  

7.9 In this case, the site was formerly associated with the residential 
curtilage of Abbotts House and hosted a tennis court with fencing 
and ancillary buildings prior to the erection of the dwelling. 
Guidance within Local Plan paragraph 4.8 (built-up areas 
definition) states the grounds that relate closely to the buildings, 
for instance formal gardens, ancillary parking and hard tennis 
courts would be considered within the built-up area. However, in 
this instance north of the permitted dwelling and its residential 
curtilage, the application site comprises an area of rough grass, 
trees, some domesticity and the dome greenhouse. Guidance in 
paragraph 4.85 states that agricultural land, woodland, meadow 
where the character of the land primarily relates to the 
countryside is excluded from the built-up area. Subsequently the 
application site is not considered to be within or well related to 
the settlement of Chesterton and therefore located in the 
countryside. As such, Policy LP10 of the Local Plan (The 
Countryside) is considered relevant in establishing the principle.  

 
7.10 Policy LP10 of the Local Plan states that development in the 

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

 



 
 
7.11   In terms of part a of LP10, the land in question is classed as  

Grade 3 agricultural land (as is the majority of the surrounding 
land on which the residential development forming this section of 
Chesterton is located) and this proposal would involve bringing 
it into the residential garden/curtilage. Whilst this would result in 
the loss of the land, aside from the land occupied by the annexe 
it cannot reasonably be considered to be an irreversible loss. 
Further, should Members choose to support the application, a 
condition limiting permitted development rights (in relation to 
additional structures) is recommended to  be added to the 
permission. The condition and current status of the land (as 
described in the preceding sections of this report) should also be 
considered. Overall, it is not considered that the proposal would 
result in a level of harm which would justify a refusal based upon 
part a) of LP10.  
 

7.12 In regard to part b of LP10, the site is located within the Northern 
Wolds character area as identified in the Huntingdonshire 
Landscape and Townscape SPD (2022). Development in the 
Northern Wolds should protect and enhance the distinctive 
characters of the valley and plateau landscapes through 
maintenance of field patterns and long-distance views from the 
upland areas and protection of ancient hedgerows and oak trees 
within the valleys. In this respect, it must be acknowledged that 
extremely limited views of the site are afforded from any publicly 
accessible land. There are no rights of way for example and 
boundary treatments formed of trees/hedgerow to the north of the 
site. The proposed building would be small in scale, (being single 
storey only), is of a scale proportionate to the main dwelling and 
surroundings and would be read within the setting of the 
surrounding buildings and appear subservient to them. As 
detailed in the preceding sections of this report, the land in 
question already has a domestic character and does not appear 
openly characteristic of the surrounding countryside. Should 
Members choose to support the proposal, a condition is 
recommended to be attached to the permission to secure the 
building as ancillary to the host dwelling in order to prevent 
improper independent use which could prove contrary to part b. 

 
7.13 In terms of part c), it is not considered that the change of use of 

the land which is relatively minor in relation to the extent of the 
wider plot or the provision of a one-bedroom ancillary annexe to 
the main dwelling would give rise to any of the factors detailed in 
part c of LP10. 

 
7.14    Overall, having regard to the above assessment, subject to  

Conditions, the development is not considered to be harmful to 
the character or appearance of the area. It therefore accords with 
Policy LP10 of the Local Plan to 2036 and is therefore 
acceptable in principle subject to compliance with other material 



planning considerations and conditions.  
 
Design and visual amenity 
 
7.15    Whilst the change of use of the land has the potential to impact  

the character of the area, as discussed above, the overall 
impacts of this are considered to be minimal and can be 
controlled by condition. Therefore, an assessment of the built 
development (the annexe) is the main focus in this respect.  

 
7.16 The annexe is a single storey ‘L-shaped’ building providing one 

bedroom, bathroom and combined living/dining and kitchen area 
and the applicant has confirmed that it is intended for use by his 
mother. It is located approx. 20 metres north-east of the man 
dwelling and has a footprint of approx. 41m². It has a dual 
pitched roof with overall height of approx. 3.3 metres. The 
concerns of the Parish Council (in relation to the separation from 
the main dwelling) are noted, however, whilst it is approx. 21 
metres away it is linked by a path and, given the scale of the land 
under the applicant’s ownership this is not considered wholly 
irregular. Further, the protection via the ancillary use condition 
should help prevent any improper use. It should also be noted 
that these comments related to the original application but the 
revised comments fail to acknowledge this change. 

 
7.17 In terms of material finish, the Parish Council raise concerns 

regarding the use of render and a ‘white building’. However, the 
render proposed ‘Traffic White’ is in fact cream in colour as 
opposed to brilliant white and would contrast well with the other 
external materials and glazing. Similar materials were approved 
for the dwelling (21/80309/COND) and so these are not out of 
character with the site and surroundings. Further, given the scale 
and location of the building the impact on the wider surroundings 
would be neutral.  

 
7.18 In terms of use, it is acknowledged that there are concerns 

regarding this and opportunities for the annexe to be used as a 
separate unit. It is accepted that this would be a completely 
different assessment and would have the potential to negatively 
impact the character of the area. As discussed previously, in the 
event that Members choose to support the application a 
condition is recommended to be imposed to secure the annexe 
as ancillary accommodation meaning that it should always 
remain linked to the residential use of the dwelling and cannot be 
separately let or disposed of or used for any commercial 
enterprise. A condition limiting permitted development rights (in 
terms of further outbuildings on the land) would also afford 
further protection. A condition regarding boundary treatment is 
also recommended. 

 
7.19  Overall, subject to conditions the development is considered to 

be acceptable in terms of design and visual amenity and 



therefore accords with Policies LP11 and LP12 of the Local Plan 
to 2036 in this regard.  

 
Impact upon heritage assets  
 
7.20  As detailed in the preceding sections of this report, whilst the site 

is not within a Conservation Area it is within the setting of some 
Listed Buildings namely the Grade ll Listed Stable House and 
The Priory and Grade l Listed St Michaels Church.   

 
Section 66 of the Planning (LBCA) Act 1990 states that in 
considering whether to grant planning permission for 
development which affects a listed building or its setting, the local 
planning authority shall have special regard to the desirability of 
preserving the building or its setting or any features of special 
architectural or historic interest which it possesses. 

 
Para. 205 of the NPPF sets out that 'When considering the 
impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the 
asset's conservation (and the more important the asset, the 
greater the weight should be). This is irrespective of whether any 
potential harm amounts to substantial harm, total loss or less 
than substantial harm to its significance'.  

Para. 206 states that 'Any harm to, or loss of, the significance of 
a designated heritage asset (from its alteration or destruction, or 
from development within its setting), should require clear and 
convincing justification'  

Local Plan policy LP34 aligns with the statutory provisions and 
NPPF advice. 

7.21 In this case, the Grade ll Listed Buildings are in excess of 80 
metres away and the Grade l Listed 150 metres. Therefore, given 
the scale of the proposed building, the secluded nature of the site 
and this separation, there is considered to be no impact on the 
setting or significance of nearby designated heritage assets and 
the development therefore accords with Policy LP34 of the Local 
Plan to 2036 in this regard.  

Residential Amenity  
 
7.22    Policy LP14 of the Local Plan to 2036 states that “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.” In this case, given the scale and location of the 
annexe and the separation to adjacent dwellings and land there  



are considered to be no concerns with regard to overbearing 
impacts, overshadowing, loss of light, overlooking or loss of 
privacy.  

 
7.23 In terms of the future occupants of the annexe, there is natural 

light to all habitable rooms and good connectivity with the main 
house. Officers note that the Parish Council has raised concerns 
with the storage of wheeled bins. However, whilst storage for 
bins is suggested in the submitted Design and Access 
Statement, as an annexe this is parasitical to the main dwelling 
and therefore will not be expected to have separate provision for 
such matters. 

 
7.24  Overall, the development is (subject to conditions) considered to 

be compliant with Policy LP14 of the Local Plan to 2036.  
 
Flood risk  
 
7.25 The site is located within Flood Zone 1 and classed as minor 

development as per the NPPF (2023). Development of this 
nature is acceptable in Flood Zone 1 and no further justification 
in terms of flood risk is required. In terms of surface water, it is 
not considered that a development at the scale proposed on land 
to which there is currently no control would result in significant 
harm (particularly given the permeability of the surrounding land). 
Overall, the development is acceptable in terms of its approach 
to flood risk and surface water and therefore accords with 
Policies LP5 and LP15 of the Local Plan to 2036.  

 
Highway safety  
 
7.26 There is no change to the way that vehicles enter or leave the 

site and it is not considered that the increased scale of the site 
and provision of an ancillary annexe would result in a level of 
intensification which would render it harmful. The Parish Council 
have raised concerns about the suitability of the access for one 
dwelling (dating back to the earlier approval) thus resulting in 
harmful intensification. Officers rely on specialists for advice on 
such matters and, in this case, Cambridgeshire County Council 
as the Local Highways Authority have been consulted. Having 
reviewed the submitted detail they raise no objections observing 
that whilst no details of the dimensions or visibility of the access 
have been provided the access has previously been deemed 
acceptable for a single dwelling (and any use above that would 
not be supported), in this case the annexe is ancillary to the host 
dwelling (and can be secured by condition) and on this basis 
they raise no objections.  

 
7.27 Overall, on the basis of the above assessment alongside the 

advice of specialists, the development is considered to be 
acceptable in terms of its impact on highway safety and therefore 
accords with Policy LP17 of the Local Plan to 2036 in this regard.  



 
Biodiversity 
 
7.28 Policy LP30 of the Local Plan to 2036 states that “a proposal will 

ensure no net loss in biodiversity and achieve a net gain where 
possible.” As a domestic annexe building it is also exempt from 
biodiversity net gain regulations. It is not considered that the 
change of use of the land (given its current condition) would 
prove harmful in terms of biodiversity and this can reasonably be 
off-set by enhancements such as bat and bird boxes etc and 
these are indicated on the submitted plans and shall be secured 
by condition. Given the location of the site, a further condition to 
prevent external lighting is also considered prudent in the event 
that Members choose to support the proposal. 

 
7.29 Having regard to the above, the proposal is considered to be 

acceptable in terms of biodiversity impacts and broadly accords 
with Policy LP30 of the Huntingdonshire Local Plan to 2036. 

 
Impact on trees  
 
7.30 There are some trees within and surrounding the vicinity of the 

application site and some of these are identified on the submitted 
proposed plan. The proposed annexe would not encroach into 
the root protection areas or canopies or any nearby trees.  No 
details of tree protection measures have been provided. The 
Tree Officer has been consulted and raises no objection subject 
to a condition regarding a tree protection plan. Therefore, it is 
recommended if Members are minded to approve the application 
that tree protection details are secured by condition. 

 
7.31  Therefore the proposal is considered to be acceptable in terms of 

impact on trees and in accordance with Policy LP31 of the Local 
Plan.   

 
Other Matters 

7.32 The applicant has confirmed that the annexe is for his mother 
and that a functional link would exist between the annexe and 
the existing house. The annexe would share amenity space with 
the existing dwelling. No separate vehicular access or parking is 
proposed for the annexe. Officers note the positioning of the 
annexe within the proposed extended garden contributes to the 
ancillary nature of the proposal. As mentioned above, the 
ancillary nature of the annexe can be secured by condition. 

 
Conclusion 

7.33 Planning law requires that applications for planning permission 
be determined in accordance with the development plan, unless 
material considerations indicate otherwise. 

 



7.34 The principle of development is considered acceptable against 
the aims and objectives of Policies LP10, LP11 and LP12 of the 
Huntingdonshire Local Plan to 2036. 

 
7.35  The siting, size and relationship of the land to the adjacent 

dwelling and wider countryside would not result in unacceptable 
harm, due to the loss of agricultural land or to the intrinsic 
character and beauty of the wider countryside. 

 
7.36 The siting, scale and design, of the annexe does not cause 

visual harm in the proposed extended residential 
garden/curtilage and would not result in visual harm to the wider 
countryside setting. 

 
7.37 The proposal would be acceptable in regard to impacts on 

designated heritage assets, flood risk, surrounding residential 
amenity and biodiversity. 

 
7.38 Having regard for all relevant material considerations, it is 

concluded that the proposal would accord with local and national 
planning policy. Therefore, it is recommended that planning 
permission be approved. 

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

• Time limit 
• Plans 
• Materials  
• Ancillary use  
• Removal of PD rights 
• Boundary treatment  
• Lighting scheme  
• Tree Protection details 

If you would like a translation of this document, a large text 
version or an audio version, please contact us on 01480 388424 
and we will try to accommodate your needs 

 
CONTACT OFFICER: Kevin Simpson  
Enquiries kevin.simpson@huntingdonshire.gov.uk 
 

 
 
 

mailto:kevin.simpson@huntingdonshire.gov.uk


<CPM Plan App  Abbs Ho north annexe 2>

Dear Sirs:

As requested, I am pleased to submit the observations of Chesterton Parish Meeting 

(‘CPM’) on Planning Application 24/01323/FUL which is more or less a re-submission 

of 22/02547/FUL. Thus our observations on that Application remain valid for this 

one, as do our observations on the allied Application 24/00694/FUL, relating as 

they do to the same location. They should therefore be read in their entirety, but 

we summarise our comments below.

We take the Application to cover:

 change of land use from agricultural to residential

 the construction of an annexe (colloquially a ‘granny annexe’) to the north 

of the “main residence” currently under construction at the south end of 

Field No7916

The entire proposed development area (Field No7916 in the early 1970’s OS map) is 

an overgrown orchard originally established sometime before 1886. It is now 

largely deforested at the southern end, but most of the remaining 4acres is 

planted with mature trees.

At some time in the past – probably in an earlier Local Plan, or in one of its 

supplementary documents – HDC published a plan which set a boundary for the 

curtiledge of the village’s built up area, and this ran along the watercourse 

behind the houses in the first part of Oundle Road and thus it excluded Field No 

7916 altogether. Other than the accepted planning variation(1) of this at the very 

southern end of the site, we still hold to this boundary as a guiding principle. 

So to us the greater part of Field 7916 is excluded from any development.

[ (1) The main dwelling itself was only approved during the temporary application of the ‘tilted 

balance’ [a relaxing of planning regulations], otherwise its building would have contravened the 

Local Plan]. 

 Consequently, as positive Planning Applications relating to this site are of such 

recent date, it remains a ‘controversial’ site, and any additional proposals are 

‘sensitive’ to neighbouring householders.

Material Planning Considerations

The problems of access and egress to the site of the main residence (down the 

narrow and tortuous track from Oundle Road) were a major part of the  objections  

to the Application for the building of that residence, to the extent that the 

consent limited access and egress to just this house and proscribed any from The 

Abbots House or Priory Gardens. By describing the new building as an “annexe”, it 

might permit the applicants to treat both buildings as one household, whereas 

access onto the Oundle Road has only so far been permitted for the vehicles of one 

house.  

The newly proposed annexe has all the same deficiencies of access, which are 

exacerbated by it having no direct vehicle access itself; certainly not beyond the 



main house, some 60m away; a somewhat inhumane situation if our hypothetical 

‘granny’ is also disabled. In reality the tortuous access to the entire site does 

not, in our opinion, support safe vehicle movements from more than one elite 

residence here (the one already with consent).

The OED defines the word “annexe” to suggest a relationship between things which 

are contiguous or in extremely close proximity. The distance between the two 

buildings at the heart of this Application leads us to query if “annexe” is really 

appropriate in this case. 

Furthermore, the extreme northern location begs the question, “why, considering 

the large size of the building plot does the proposed annexe have to be build so 

far away from the main residence”, and to which it seems only tenuously connected 

by 60m of footpath ? There seems to be no obvious reason why ‘urbanisation’ should 

be pushed this far north, especially as the distance will become more tiresome as 

‘granny’ gets older. One might posit the view that the proposed annexe looks 

suspiciously like the core of another prospective main residence, and only needs 

to be doubled in size in order to create another such residence.

The proposed annexe appears to be devoid of any architectural ornamentation, 

making it extremely plain and utilitarian (indeed, if the windows were smaller it 

might easily be mistaken for an ablution block on a camp site). We appreciate that 

it’s in a very isolated position, but surely a brilliant white external finish is 

rather garish in a predominantly green orchard/mature tree setting. Perhaps some 

more natural and sustainable materials, such as timber cladding would find a more 

appropriate use here. 

Isolated it might be, but there are still neighbours, and the proposed annexe 

would seem to be a prime candidate in the debate over perceptions of, or degrees 

of, overlooking and the perceived intrusion of privacy. As with other planning 

applications in this immediate area we have to admit that there is bound to be a 

degree of what one might call ‘mutual overlooking’ between the elite residences. 

However, the degree of overlooking, loss of privacy etc is something which can 

only be assessed on the ground, preferably by the Case Officer whilst making the 

official site visit. 

The proposal to plant a small number of trees/shrubs in a slight arc on the 

eastern side of the proposed annexe may provide some screening once they are 

mature, and is laudable in that respect. But might not development here have a 

deleterious affect generally on the growing trees (considering their usually large 

root systems) ?

Finally, what is our hypothetical ‘granny’ to do with her three wheeled-bins in 

respect of storage and collection ?

Details of this Application have been submitted to members of our Standing 

Committee and their comments have been mixed. We have had representations made to 

us by close neighbours canvassing support for their opinions. We have merged these 

(as well as we can) into the foregoing observations. Nevertheless, we collectively 

continue to recommend ‘refusal’. 



Yours faithfully

Clerk, Chesterton Parish Meeting
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