DEVELOPMENT MANAGEMENT
COMMITTEE 19" FEBRUARY 2024

Case No: 23/01709/FUL

Proposal: PROPOSED ERECTION OF 3-BEDROOM BUNGALOW

WITH ASSOCIATED PARKING

Location: LAND REAR OF NO. 17 HIGH STREET, BLUNTISHAM

Applicant: MR. B HODSON

Grid Ref: 536821 274735

Date of Registration: 13t September 2023

Parish: BLUNTISHAM

RECOMMENDATION - REFUSE

This application is referred to the Development Management
Committee (DMC) in accordance with the Scheme of Delegation as
the Officer recommendation of refusal is contrary to that of the
Parish Council.

1.1

1.2

1.3

DESCRIPTION OF SITE AND APPLICATION
Site and Surroundings

The site is located to the rear of No. 17 High Street, Bluntisham,
and currently comprises garden area along with an area of hard
surfacing for the storage of building equipment. The site is located
centrally within the settlement of Bluntisham, in a predominantly
residential area. The site is situated within the Bluntisham
Conservation Area and there are listed Buildings to the north,
south and west.

The site is in Flood Zone 1 (low risk of flooding),and is identified
as low risk (less than 25%) to ground water flooding in the
Strategic Flood Risk Assessment 2017.

Proposal

This application seeks approval for the erection of a detached,
three-bedroom bungalow on land to the rear of No. 17 High Street,
Bluntisham. The proposed bungalow would be of a gable-end
design and be constructed with facing brick, vertical timber
boarding and grey slate roof tiles. The dwelling would be served
by an existing access between No 17 and 19 High Street which
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3.1

currently provides access to an existing garage and lean to/car
port to the rear of No. 17 (which are to be retained).

This application has been accompanied by the following:

- Design and Access Statement

- Heritage Statement

- Preliminary Ecological Appraisal
- Tree Report

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

NATIONAL GUIDANCE

The National Planning Policy Framework (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).'

The NPPF 2023 sets out the Government's planning policies for
(amongst other things):
e delivering a sufficient supply of homes;
e building a strong, competitive economy;
e achieving well-designed, beautiful and safe places;
e conserving and enhancing the natural, built and historic
environment

Section 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990, Planning Practice Guidance and the National
Design Guide 2021 are also relevant and material considerations.

For full details visit the government website National Guidance

PLANNING POLICIES
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

- LP6: Waste Water Management

- LP9: Small Settlements

- LP11: Design Context

- LP12: Design Implementation

- LP14: Amenity

- LP15: Surface Water
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- LP16: Sustainable Travel

- LP17: Parking Provision and Vehicle Movement
- LP20: Homes for Rural Workers

- LP25: Housing Mix

- LP30: Biodiversity and Geodiversity

- LP31: Trees, Woodland, Hedges and Hedgerows
- LP34: Heritage Assets and their Settings

Supplementary Planning Documents (SPD) and Guidance:

Huntingdonshire Design Guide Supplementary Planning
Document (2017)

Bluntisham Conservation Area Character Statement
Developer Contributions SPD (2011)

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

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

N3 - Support rich and varied biodiversity

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.

For full details visit the government website

4, PLANNING HISTORY

4.1 17/01146/HHFUL — First floor bedroom extension over existing
ground floor sun lounge — Approved.

4.2 16/02384/CLPD — Proposed drop kerb — Approved.

4.3 16/02163/HHFUL — Creation of new vehicular access to property
— Withdrawn.



4.4

5.1
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5.4
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16/01537/HHFUL — First floor rear extension with Juliet balcony —
Approved.

CONSULTATIONS

Bluntisham Parish Council — Recommend approval. The Parish
Council want to ensure a condition is placed on the application that
no vehicle crossing is permitted along meeting walk. The bins
need to be collected from 17 High Street to avoid blocking the
path. Vehicle access to the property must at all times be via 17
High Street.

Cambridgeshire County Council’s Highway Authority — Concerns
raised. The proposal is not in accordance with previous
correspondence regarding an acceptable layout.

As it stands within the current application the vehicle access would
still be a shared access with No.17 High Street and so would need
to have the appropriate vehicle to vehicle visibility splays required
for a shared access, which can’t be achieved in this location. If
both No.17 and the new bungalow proposed had completely
separate vehicle accesses on to the High Street, these vehicle to
vehicle splays, required for a shared access, would not be
required.

Await amended plans in accordance with that layout approved by
the Highway Authority previously.

Huntingdonshire District Council’s Environmental Protection
Officer — No issues to raise.

Huntingdonshire District Council’'s Conservation Officer -
Objection.

The proposal would cause harm to the morphology of the
Conservation area and be at odds with the established pattern of
development in this part of the Conservation area. This
development would be experienced in public views and the design
of the structure has little relevance to the architectural language of
this part of the Conservation area. In line with the contents of
paras 195-214 of the NPPF, the public benefits of this proposal do
not justify the less than substantial harm arising from this
development.

The proposals do not have regard to the preservation and
enhancement of the Bluntisham Conservation Area, and are
therefore not in accordance with ss. 72 of the Planning (LBCA) Act
1990, the NPPF or policy LP 34 of the adopted Huntingdonshire
Local Plan.

Huntingdonshire District Council’'s Urban Design Forum -
Objection.
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Whilst the revised siting and scale and massing of the proposal
and retention of the boundary wall in front of No. 17 following
involvement at pre-application stages is supported, Urban Design
recommend refusal as the artificial subdivision of the site and
introduction of a tandem form of development would be of out of
character with the prevailing pattern and grain of development
along this part of the High Street within the Conservation Area.
The narrow access and back land location creates a poor
relationship and reduced legibility from the High Street whilst the
comings and goings of vehicles could result in adverse amenity
impacts to Nos. 17 and 19 either side.

The scheme is therefore considered contrary to Local Plan Policy
LP11, LP12 a and b, LP14 and the Place Making Principles set
out in Chapter 3 of the HDC Design Guide SPD 2017.

REPRESENTATIONS

Three letters of objection were received during the course of the
application by neighbouring properties raising the following
concerns:-

Formation of an access over a long established public footpath
Impacts on neighbouring properties amenities

Proximity to boundary and neighbouring compost heap
Overshadowing and loss of sunlight to garden

Impact on habitats and wildlife.

Legal issues over sale of land

Concerns were also raised in regard to legal issues relating to land
ownership — however, this is not a material planning consideration
and therefore shall not be considered as part of this application.

Letters of support were also received from four different
households during the course of the application (including the
applicant) making the following comments:-

¢ Provides opportunity to turn neglected site into a much needed
bungalow

Good design — not visually prominent

Tidy up the site

Support biodiversity/habitats

No impacts to neighbours

Utilises existing driveway

Rear pedestrian access only, no vehicle access including
during construction

Bins collected from High St only

e Supports recommendations of Parish Council

ASSESSMENT
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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 the NPPF
(2022). 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 (relevant to this
applications) consists of:

» Huntingdonshire’s Local Plan to 2036 (2019)

» Cambridgeshire & Peterborough Minerals and Waste Local Plan
(2021)

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.

The main issues to consider in the determination of this application
are:

The Principle of Development

Design, Visual Amenity and Impact on Heritage Assets
Residential Amenity

Highway Safety

Flood Risk and Surface Water

Biodiversity

Impact on Trees

Accessible and Adaptable Homes

Water Efficiency

Developer Contributions

The Principle of Development

7.6

The site is located within the built-up area of Bluntisham, which
the adopted Huntingdonshire Local Plan to 2036 identifies as a
Small Settlement. As such, Policy LP9 is considered relevant in
determining whether the principle of development is acceptable.
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7.8

7.9

7.10

Policy LP9 of the adopted Local Plan 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

(a) the level of service and infrastructure provision within the
seftlement;

(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 and

(c) effect on the character of the immediate locality and the
settlement as a whole.’

With regard to criteria (a) and (b) of Policy LP9, the settlement of
Bluntisham includes a range of services and facilities of a day-to-
day nature including a primary school, a service station (with
convenience store), a public house, church and a recreational
ground. The site is in close proximity to a number of bus stops that
provide regular transport to Ramsey, Somersham, St Ives and
other neighbouring settlements. As such, the Local Planning
Authority are satisfied that the erection of one dwelling in this
location is considered to be sustainable in terms of the level of
existing service and infrastructure within the settlement to serve
the dwelling with access to sustainable modes of travel to access
everyday services and facilities.

In regard to criterion (c), the effect on the character of the
immediate locality is discussed below and is considered to be
unacceptable.

The proposal fails to meet the criterion (c) of Policy LP9 of the
Local Plan. The principle of development is therefore considered
to be unacceptable for the reasons below.

Design, Visual Amenity and Impact on Heritage Assets

7.11

7.12

This application seeks planning permission for the erection of a
detached, three-bedroom bungalow on land to the rear of No. 17
High Street, Bluntisham. The site is located within the Bluntisham
Conservation Area and also lies within the settings of Listed
Buildings, including 26 High Street, 25 and 27 (Listed as 29 and
29) High Street; Sycamore House 32 High Street and the
Barograph Memorial, High Street (all Grade Il Listed Buildings).

Section 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 states that special attention shall be paid to the
desirability of preserving or enhancing the character or
appearance of a Conservation Area. 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
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which it possesses. Local Plan Policy LP34 aligns with the
statutory provisions and NPPF advice.

Policy LP11 of the Local Plan states that a proposal will be
supported where it is demonstrated that it responds positively to
its context. Policy LP12 states that new development will be
expected to be well designed and that a proposal will be supported
where it can be demonstrated that it contributes positively to the
area's character and identity and successfully integrates with
adjoining buildings and landscape.

Section 12 of the NPPF (2023) seeks to achieve well designed
places, noting that the creation of high quality buildings and places
is fundamental to what the planning and development process
should achieve. Good design is a key aspect of sustainable
development.

The National Design Guide (2020) sets out the characteristics of
well-designed places and demonstrates what good design means
in practice. It covers the following: context, identity, built form,
movement, nature, public spaces, uses, homes and buildings,
resources and lifespan. Of particular note to the current proposals
is guidance relating to design and how this understands and
relates well to the site within its local and wider context, how the
history of the place has evolved and that local sense of place and
identity are shaped by local history, culture and heritage, how a
proposal responds to existing local character and identity, whether
proposals are well designed, high quality and attractive and
whether they are of an appropriate building type and form.

The HDS Design Guide (2017) is relevant to the application
proposals, in particular chapter 4 and sections 3.7 and 3.8. The
guide states that the size, shape and orientation (the form) of a
building can have a significant impact upon its surroundings. The
form of new buildings should generally reflect traditional built forms
found in Huntingdonshire. The scale, massing and height of
proposed development should be considered in relation to that of
adjoining buildings, the topography, pattern of heights in the area
and views, vistas and landmarks.

The guide notes that with regard to building detailing, the district
has various architectural styles and materials which reflects the
local vernacular. It is noted that new buildings should be designed
in harmony and proportional to each other, complimenting the
overall street character of the place. Appropriate spaces between
buildings helps to create an interesting streetscape. Detailed
guidance is also provided relating to roofs, eaves and ridge lines
and chimneys. With regards to materials, these should
complement the successful parts of any surrounding
developments in order to conserve or enhance the distinctive
character of the various parts of the district and to ensure that
buildings sit comfortably within the landscape.
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This application seeks permission for the erection of a detached,
three-bedroom bungalow on land to the rear of No. 17 High Street,
Bluntisham. The proposed bungalow would be of a gable-end
design and be constructed with facing brick, vertical timber
boarding and grey slate roof tiles.

The High Street is characterised by ribbon development with
dwellings either, immediately abutting the back edge of the
footpath or setback behind low-level walls/railing/landscaping.
There are also examples of dwellings positioned around cul-de-
sacs, for example, The Shires to the south and Sayers Court to
the north. The dwellings in the immediate surrounding area
generally have generous gardens extending to the rear. The
Bluntisham Conservation Area Character Statement notes at Para
4.1 that the prevailing character of Bluntisham Conservation area
is largely derived from a few substantial detached Listed
properties cited on back of footpath locations and interspersed
with clusters of modern development. The High Street gives the
Conservation area a linear form.

The subdivision of the rear of No. 17 High Street for the proposed
dwelling is considered would erode the established character of
the area and cause harm to the morphology of the Bluntisham
Conservation Area. While it is recognised there are examples in
the nearby area of clusters of dwellings positioned within small cul-
de-sacs, these typically comprise of 4, 5 or 6 dwellings with wider
access roads from the High Street. Views into the Conservation
area from Orchard End would also be affected. The existing
Leyland Cypress Hedge will be managed and lowered, opening
up views into the site where the development can be seen.

As such, the proposed development would undermine the
predominate pattern of frontage development and would erode the
sense of space and long spacious garden through its artificial
subdivision. It is considered that such an arrangement would
appear harmfully out of character with the prevailing pattern of
development along this part of the High Street and within the
Bluntisham Conservation Area.

With regards to the design and appearance of the proposed
dwelling, the Council’'s Conservation Officer concludes that the
overall design of the proposed bungalow has limited interest. The
development would be experienced in public views and the design
of the structure has little relevance to the architectural language of
this part of the conservation area. As such it does not contribute
positively to the character and appearance of the Bluntisham
Conservation Area.

Overall, the Council’s Conservation Officer has concluded the
proposed development would result in less than substantial harm
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to the character and appearance of the Bluntisham Conservation
Area.

Paragraph 208 of the National Planning Policy Framework states
that where a development will lead to less than substantial harm
to the significance of a designated heritage asset, this harm should
be weighed against the public benefits of the proposal including,
where appropriate, securing its optimum viable use.

However, as the proposal seeks approval for the erection of one,
private residential dwelling in an area the Local Planning Authority
is able to demonstrate a 5-year housing land supply, any public
benefits to arise from the proposal (employment for construction
and use of local services) are considered to be negligible and
would not outweigh the identified harm. Furthermore, the applicant
has not put forward any public benefits as part of the submitted
Heritage Statement.

The proposal would result in a development that by virtue of its
design and location, would result in the introduction of a tandem
form of development that is out of keeping with the prevailing
pattern and grain of development along this part of the High Street
and does not respect the character, appearance and form of the
Bluntisham Conservation Area. Whilst the identified harm is
considered to be less than substantial there would be no public
benefits derived from the provision of a single market dwelling to
outweigh this harm. As such, the proposal is considered to be
contrary to Section 72 of the Planning (Listed Building and
Conservation Areas) Act 1990, Policies LP9, LP11, LP12 and
LP34 of the adopted Huntingdonshire Local Plan to 2036 and
Section 16 of the National Planning Policy Framework in this
regard. The proposal would therefore have an unacceptable effect
on the character of the immediate locality and the settlement as
whole, contrary to criterion (c) of Policy LP9 Huntingdonshire Local
Plan. Subsequently, the principle of development is not supported.

Residential Amenity

7.27

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.

Amenity of neighbouring properties

7.28

7.29

The closest neighbouring residential properties that are most likely
to be impacted upon as a result of the proposed development are
Nos. 13, 15, 17 and 19 High Street and No. 1 Sayers Court.

The proposed development is not considered to result in any
detrimental overbearing, overshadowing or overlooking impacts
on the neighbouring property of No. 17 High Street as the
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proposed dwelling would be single-storey in height and
approximately 11.7m from the shared boundary.

The proposed dwelling would be accessed via the existing
vehicular access that currently serves No. 17 and runs along the
northern edge of the site. While it is recognised that increasing the
use of the access to serve the proposed three bedroom dwelling
would result in some noise and disturbance impacts, given the
scale of the proposal and the northern elevation windows on the
existing property are secondary, smaller windows, the impacts are
not considered to be severe enough to warrant refusal of planning
permission in this instance.

With regards to No. 15 High Street, the proposed dwelling would
be approximately 2m from the rear boundary of the neighbouring
property, which comprises a close boarded fence and a hedge,
with the south-west corner of the proposed dwelling in line with the
north-east corner of the neighbouring properties boundary. Given
the close proximity and the gable-end of the proposed dwelling
addressing the neighbouring property, the proposal is considered
to result in some overbearing and overshadowing impacts.
However, given the design of the proposed dwelling with a smaller
gable at the south-west end of the dwelling with a maximum ridge
height of 4m, the impacts are not considered to be severe enough
to warrant refusal of planning permission. Furthermore, given the
orientation of the proposed dwelling, the area of the neighbouring
property that would be impacted upon is considered to be limited.

With regard to No. 13 High Street, the proposed dwelling is not
considered to result in any detrimental impacts on the
neighbouring property or its private rear amenity space given the
single-storey scale of the proposed dwelling with the roof sloping
away from the shared boundary — which is approximately 10m
south and made up of a proposed 1.8m close boarded fence and
existing tree planting.

The proposed dwelling is not considered to result in any
significantly  detrimental overbearing, overshadowing or
overlooking impacts on the neighbouring properties of No. 19 High
Street or No. 1 Sayers Court as the proposed dwelling would be
approximately 1m (at its closest point at the western end) to the
shared boundary to the north (comprised of a 1.8m high close
boarded fence) with the roof sloping away from the boundary and
a maximum eaves height of 2.6m.

Amenity for future occupiers

7.34

The proposal is also considered to provide a high standard of
amenity for future owners/occupiers of the proposed dwelling as
there is an appropriately sized private amenity space surrounded
by close boarded fencing and hedging. The proposed dwelling
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would appear to have an acceptable level of daylight, sunlight and
outlook.

Overall, taking the above factors into consideration, the proposal
would be considered to be acceptable with regard to its impact on
residential amenity and therefore accords with Policy LP14 of
Huntingdonshire’s Local Plan to 2036, the Huntingdonshire
Design Guide SPD and Section 12 of the National Planning Policy
Framework in this regard.

Highway Safety & Parking Provision

7.36

7.37

7.38

7.39

7.40

Policies LP16 and 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.

The proposed dwelling would be accessed via the existing
vehicular access serving No. 17 High Street — a classified C road
subject to a 30mph speed limit.

Highway Safety

The proposal involves the retention of the existing access
arrangement, including an existing low level wall and railings along
the south-west end of the boundary. However, given the
intensification of the access to become a shared access for 2
dwellings, the Local Highway Authority have advised that it would
not be possible to achieve the appropriate vehicle to vehicle
visibility splays.

Itis also worth noting that the Local Highway Authority recommend
the proposed access arrangements be amended to reflect
previous correspondence on the pre-application proposal which
included the removal of the existing low level wall and railings to
provide completely separate accesses for the existing and
proposed dwellings.

The proposed development would result in an intensification of the
existing access to be a shared access for the existing dwelling and
the proposed dwelling. Due to this, the proposed access would not
be able to achieve the appropriate vehicle to vehicle visibility
splays. The proposal would therefore fail to provide safe and
acceptable access arrangements for the proposed development
and would result in an unacceptable impact on highway safety. As
such, the proposal is contrary to Policy LP17 of Huntingdonshire's
Local Plan to 2036.
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Parking

The proposed three-bedroom dwelling would provide adequate
off-street car parking spaces (two spaces) to the front of property
and adequate space to ensure that vehicles enter the highway in
a forward gear. Furthermore, the proposal includes the provision
of cycle storage for at least three bicycles to encourage
sustainable modes of transport. the proposal which would comply
with aims of policies LP16 and LP17 of the of the Huntingdonshire
Local Plan in regards to car and cycle parking.

Flood Risk and Surface Water

7.42

7.43

7.44

7.45

7.46

National guidance and Policy LP5 of the Local Plan to 2036 seek
to steer new developments to areas at lowest risk of flooding and
advises this should be done through application of the Sequential
Test, and if appropriate the Exceptions Test (as set out in
paragraphs 165-175 of the NPPF (2023).

In this case, the application site is situated in Flood Zone 1 based
on the Environment Agency Floods Maps and is identified as low
risk (less than 25%) to ground water flooding in the Strategic Flood
Risk Assessment 2017.

Given that the site is in Flood Zone 1 and comprises less than 1
hectare of land, the sequential and exceptions tests for flooding
nor the submission of a site specific flood risk assessment are
considered necessary in this instance in accordance with the
NPPF and NPPG.

The application form states that surface water would be disposed
via a soakaway and that the method for foul water drainage would
be via mains sewer. Given the low flood risk and minor scale of
development, Officers are satisfied that full details of the surface
and foul water drainage can be secured as part of building
regulations and other relevant legislative requirements in this
instance.

Overall, the proposal is considered to be acceptable with regard
to its impact on both flood risk and surface water and therefore
accords with Policies LP5, LP6 and LP15 of Huntingdonshire’s
Local Plan to 2036 and Section 14 of the National Planning Policy
Framework in this regard.

Biodiversity

7.47

Paragraph 180 of the NPPF (2023) states Planning policies and
decisions should contribute to and enhance the natural and local
environment. Policy LP30 of the Local Plan to 2036 requires
proposals to demonstrate that all potential adverse impacts on
biodiversity and geodiversity have been investigated and ensure
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no net loss in biodiversity and provide a net gain where possible,
through the planned retention, enhancement and creation of
habitats and wildlife features, appropriate to the scale, type, and
location of development.

This application has been accompanied by a Preliminary
Ecological Appraisal which states that the site offers a negligible
ecological value and offers recommendations to protect nesting
birds, bats and hedgehogs as well as biodiversity enhancement
measures including bird boxes, bat boxes and a hedgehog home
in the south-eastern corner of the site.

Officers are satisfied with the findings of the submitted Appraisal
and are satisfied that the proposal would result in a no net loss in
biodiversity. Conditions would be imposed on any planning
permission granted to ensure the development is carried out in
strict accordance with the submitted Preliminary Ecological
Appraisal.

As such, subject to the imposition of conditions, the proposal is
considered to broadly accord with the objectives of Policy LP30 of
Huntingdonshire's Local Plan to 2036 and Section 15 of the
National Planning Policy Framework in this regard.

Impact on Trees

7.51

7.52

7.53

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.

The proposal would involve the removal of a small section of
hedge with the remainder of hedging to be retained and trimmed
where necessary. The application has been accompanied by a
Tree Report which concludes that the hedge to be removed is in
poor condition.

Accordingly, subject to the imposition of a condition regarding
landscaping details the proposal is considered acceptable in
accordance with Policy LP31 of the Local Plan to 2036.

Accessible and Adaptable Homes

7.54

Policy LP25 of the Huntingdonshire's Local Plan to 2036 states
that proposal for new housing will be supported where they meet
the optional Building regulation requirement M4(2) 'accessible and
adaptable dwellings' unless it can be demonstrated that site
specific factors make this impractical or unviable.



7.55 To ensure that the development can meet these standards a
condition would be imposed on any outline permission that may
be granted in this regard in accordance with Policy LP25 of
Huntingdonshire's Local Plan to 2036.

Water Efficiency

7.56 Policy LP12 (j) of the Local Plan to 2036 states that new dwellings
must comply with the optional Building Regulation requirement for
water efficiency set out in Approved Document G of the Building
Regulations. A condition can be attached to any consent to ensure
compliance with the above, in accordance with Policy LP12 (j) of
Huntingdonshire's Local Plan to 2036.

Developer Contributions
Bins

7.57 Part H of the Developer Contributions SPD (2011) requires a
payment towards refuse bins for new residential development. A
Unilateral Undertaking to secure the provision of wheeled bins has
not been submitted as part of the application. On this basis the
proposal would not provide a satisfactory contribution to meet the
tests within the CIL Regulations. The proposal would therefore fail
to accord with Policy LP4 of the Huntingdonshire Local Plan to
2036 and the Developer Contributions Supplementary Planning
Document (2011).

Community Infrastructure Levy (CIL)

7.58 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.

Conclusion

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

7.60 As a result of the form, siting and design, the proposed dwelling is
considered to result in less than substantial harm to the character
and appearance of the Bluntisham Conservation Area and
surrounding area and the proposal is not considered to generate
sufficient public benefits to outweigh the identified harm.
Furthermore, given the intensification of the existing access and
the lack of information on vehicular visibility splays, Officers are
not able to satisfy themselves that the proposal would provide a
safe access that would not result in an unacceptable impact on
highway safety.
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It is also worth noting that a Unilateral Undertaking to secure the
provision of wheeled bins has not been provided during the course
of the application.

Having regard for all relevant material considerations, it is
concluded that the proposal would not accord with local and
national planning policy. Therefore it is recommended that
planning permission be refused.

RECOMMENDATION - REFUSAL for the
following reasons

. The proposal would result in a development that by virtue of its

design and location, would result in the introduction of a tandem
form of development that is out of keeping with the prevailing
pattern and grain of development along this part of the High Street
and does not respect the character, appearance and form of the
Bluntisham Conservation Area. Whilst the identified harm is
considered to be less than substantial there would be no public
benefits derived from the provision of a single market dwelling to
outweigh this harm. As such, the proposal is considered to be
contrary to Section 72 of the Planning (Listed Building and
Conservation Areas) Act 1990, Policies LP9, LP11, LP12 and
LP34 of the adopted Huntingdonshire Local Plan to 2036 and
Section 16 of the National Planning Policy Framework in this
regard. The proposal would therefore have an unacceptable effect
on the character of the immediate locality and the settlement as
whole, contrary to criterion (c) of Policy LP9 Huntingdonshire Local
Plan. Subsequently, the principle of development is not supported.

The proposed development would result in an intensification of the
existing access to be a shared access for the existing dwelling and
the proposed dwelling. Due to this, the proposed access would not
be able to achieve the appropriate vehicle to vehicle visibility
splays. The proposal would therefore fail to provide safe and
acceptable access arrangements for the proposed development
and would result in an unacceptable impact on highway safety. As
such, the proposal is contrary to Policy LP17 of Huntingdonshire's
Local Plan to 2036.

The application is not accompanied by a Unilateral Undertaking
for the provision of wheeled bins and therefore fails to comply with
part H of the Developer Contributions Supplementary Planning
Document (2011) and Policy LP4 of the Huntingdonshire Local
Plan to 2036.



If you would like a translation of this document, a large text version or an
audio version, please contact us on 01480 388388 and we will try to
accommodate your needs.

CONTACT OFFICER:
Enquiries about this report to Lewis Tomlinson Senior Development
Management Officer — lewis.tomlinson@huntingdonshire.qgov.uk
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Application Number, 23/01709/FUL Case Officer Lucy Pateman

Proposal: Proposed erection of 3-bedroom bungalow with associated parking
Location: Land Rear Of 17High StreetBluntisham

Observations of Bluntisham Town/Parish Council.
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No observations either in favour or against the proposal
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Failure to return this form within the time indicated will be taken as an indication that the Town or
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Flease send response to email address below:-

Development . control@huntingdonshire.gov. uk

{Development Management) _. ; o
as tie P e =) block  The }0"‘% £ Lot i
for  colle olron .
Uelhicle ocess ho The ngc-_au*“ o aldl hrves
MOk e uta 1T Hhsh |-



Development Management Committee e

N Huntingdonshire
@ Scale =1:1,250 Application Ref:23/01709/FUL DISTRIET COUNCIL

Date Created: 06/02/2024 Parish: Bluntlsham © Crown copyright and database rights 2024

Ordnance Survey HDC 100022322

Cottage W/ /( /“ :jmq‘
Ay \ “q g

PADDOCK

B Prim/ﬁ:&( - I
NS Pri :
SRS AN\ W) W
F ) il

@
T
€
15

BRAMLEY GROVE

Shelter @
AN
A\
%,

THE SHIRES

LS

Bluntisham
Baptist Church

sem Bunesiy
E

T 23 The site
n [ Listed Buildings Qat

Conservation Area
Sites of Ancient Monuments

A4

ay School

I\




g 001-¢-d4/809/vg1/¢CHD

91e3 Jaquwi} Jeq G YsiH wwOzT
NOISIASH mmlm_zjz SNIMYEO
1 €202 BUNT 2 @ 05244 B 00T
a3%03HD NV alva ERler
ueld uoneso MM/\ e -
- 3
ue|d eys pesodoid
FLIL DNIYEd -
‘alysabpuque) = wgy “_
‘weysnunig ‘19eng ybiy 2| jo 1se3 pue
=l s}s0d POOM0S WWQQZ X WWQOZ
UOSPOH g Sl Pue Jpy
ANIND
[H| AdOZ 3 [ | ONINNY 1
SNLVLS
LI eusaso L] v SHlne it uspJeb Jo Jaulod uIs)ses-yinos ul pajedo| swoH boysbpsH
HI' 0D PYSBIRIDOSSE-SUBAST| MM (03N, : = —
Hr o2 pYSIIey -suaAagsaunbus Jewg ¥ it V2 v,
818295 6££20 G0N SN3IAdE 1 wsis
696568 1910 101 .A‘“‘ - e
E.ﬁwﬂﬂw%:wmm P (o) wazesL I > LLw Eumw
 suaneyn - “apmen
Aepp sl@eyaus 0| - X
asnoyboq syl m H
P s1ayyaly sajepossy susheg Y
uoneAsjo mc_omu yinos uo psjeniis g 0} X0q jeg -
" ubjon (.6 UE) wari
* (01 YE) WogLL
(ot up aunpady J00g
IOGYE90 TON OFH _.H,.-___.-“v_vh_.. {ounis s,-m...:“ﬂnb
#H
_...._.aoﬂ
nlu”_—m uoneaaja Buioe) 1sem UO pajenyis aq 0} Xoq plig

{v3d AB0j023 eleswies yjim uonsunfuod ui peal aq o]

sjuawasueyuz A6ojoog

SJUBWILLOY JUBI| JINS 0] PasIAGY

‘N /A9Y
SjuaWILLIOD
sjueynsuod ABojoda NS 0} pasing

¢z 'Bny’ g aay

\
RCHARD END

awoy Goyabpay

umoys saidoues
/ a2y} Buunoqufiau o afip3

paulEjuieL Alepunoq

0} 83usj papieoq Bunsig

/ Bunued afipay xoq mapn

fiepunog
o} Uipim pue(xew wg'g) 1ybiay ul
paonpay abpay ssaudin pugfe Bugsg

S8Y1q "ON £ 4o} abeicis exig

ayeb pue aouay
papiecq 8sopo ubiy g, M3N
g

11091109 Ulg
. ———— " lojssa00e MOjje 0} Alepunog o} pauiejal

aq 0} a1ef pue aousy papseoq Bunsig

62491

SINIWIUNSYIN TYNHILXI
£X OIHS IMIE (ALIMNIIS HOIH) IXANNY

abel0)g ayig Jo s|iejeq

ue|d 9IS pasodo.d

yBiy Wg'Z I8 peuleluew pue
D3l Wo Buysixg

ORCHARD END

ue|d UoIeI0

ZEFZZ000) S2GWNU 20U80r7 pariasal gubu iy ‘220z 1ubBlkdos umoi (3) Aning saueupio

+ 8Tl
_ S5 5
0" paulejas fieq Bupyed
ook { | auas pauancd Bunsng
1 : ___ ON aLsl _ — _
| By w7 e paueiuew | Al 12 1qp uoisinoid Buped T4 | ez
pue pauieja, abpay LOYMET fumseea SR | I + 4y ._.._.“_T
: = L Sigr Ly .
: 2aig ybiH /| Joj pauiejas
{jusia Aq pawuyuoa ag o)) Lepunog o} ! Aemanup 0] pauBIUBW  bef Buipys jo udgoalg __ SM_Mm m_w.:ﬁmﬂ " :.w _m.._n,w_wm
Biy weg' A soeuns (aaeib Bunsg + 1 W | Lid Dugst
80U8) paplenq as0p uby Lug', maN birel zodd | i
= o \
N . a0 ) I <
,&_ﬂ 3 = o db || __ Bl . Aemanup o) paulejulew b«.. :
i - z ; R > £Z/1  aoeuns [anesh Bupsixg <& - .
| ! z Vi
] Ay s 8T
| pLLL )
s 15kl av, ez
(wigey ¥ wwgg) ) sausy s0ugy Aiepunog 1 ST L
o na ajoy Boyabpay Aiepunog o) panolual papieoq asop ybiy Wwg'| 0} peuigjuiew pue “Jeab pIemIO) U s X8
p&al uoyeysbian Busixg i pedeida BuiLay patiwiwy sbpsy Bulsixg PUE 85821 0 SA[DILBA L 8D
' sujuieyo Bupsixg mojle o} ease Buiiny —5
panowal abpay ssaudiy |
pueifaT Bugsig pauigjuiew fepuncg
0} 8aus} papieoq Bunsixg
e
—
/
— 7;;;;/ |
J||rrrrr
J.Ifurrurf. y .Inf(rff./
s
JJ.Iurfrrruffu .rrfrfff(r
L. EJX!/J) TR
— /
g —
"ONIINIWNINDD SHHOM DL HOMd /
SIHAYIS DNILSINT ILYI0T ATILYHNIOW OL ALIIBISNOCSIY SHOLIWHINGD IHL I LI TR
“O3IHIYIYE SI SIHL | ALNIBYI ON $1d320% G171 S13LIHIYY SILYIDOSSY SNIATE 1 /
ONILIEM NI QINHIENDD 3HY SIVAOHAAY TIV 11LNN LIS MO 3DNININGD OL SYHOM ON
'3L15 NO HOLOWHLNOD NO NYHL JH0W
HLIM 5133708d Y04 OLOYHINOD TvdIDNIYd ONY HINDISIA TWdIDNIYd ¥ ONILNIOddY
ONIGNTINI SNOILYINDIH STOZ WO IHL HLIM ATdINOD ATINS OL ALNISISOESTY S.UNTMD
FHLS) L “3LFIHd0EddY SY SNOILYINDIY 0D LNTHHND HLIM ATdINOD OL SHHOM TV \
“HOLYNIDIHO 3HL OL Q3LE0G3Y _
QINOHS SFINYAILISID ANY ONY 3LIS NO QI¥IFHI 38 QINOHS SINIWINNSYIWN TIY ‘
" EZ0T LHOINAADD 'SNOSHId HIHLO A 3QVIN w we: . .
SLNIWANIIAY HO4 03143V 38 TIM ALIIBYI ON NOISSINYId NILLINM A8 1d30%3 stl £T9 0s it sT sl o
Q3ANIINY BO 03DNA0HCIY 38 LON AVIA ONY 01T SLI3LIHOEY SLYID0SSY SNIA3E [ I I I
40 LHOI¥AOD THL 34Y 0311430 SHYOM ONIQTINE JHL ONY DNIMYHT SIHL

PpanoLal aq o}
sisod pue ajeb Gugsixg

0SZI:1 :°1ed§

Laire

antil 1D
Dl i+
@
@
&
Furprng
- 3 962l 12
5 3l
&
o
o
w
HH fuepunog o}
. _f .h. h_. paujejuew sbuies pue
SHLHH L L on sops liem [8raf-mo| Bufispg
iy __”...Nés_.md,em ol
AR =
B m
f_ Lo
e B! [is) _...1...
o femybiy
= 2ijgnd OJuo Jo-uny Jejem
[ aoepns dojs o} [puueyd
(Ag 8| bl afieuiesp Bugsixg
L peutelan Aemainug | M wesg
11 Inaned s B i
v.h._wcw xoc_a LHE! ﬁm fiepunoqg pue said ¥ouq
Ey| ™ G Usewmaq paulBjulew
51— ssaooe Bunsig
=
= ol
o 31v9\l|  paurjuiew Alepunog wﬂ
aouaj papieoq Bunsixa ceLl o =
+ 43N L
" +
N B )
E3
u.b.. R _H
<\
L4 )
T A
M,,. |
Z o [y
= e
wo 8 9 ¥ T o
_ _ _ _ _ _ |

00C-1 -3[e3§



\4 1L01-2-d4/809/va1/¢cHD

NOISIAZY HISNNN ONIMVNG
a1 €20z dUNf €V @ 0021 B 00L:1
Q3x03HO NMYHA Jiva Fvos

ue|d Jooy pasodoid
suoieas|3 pasodoid
ue|d Joo|4 pasodold

UL ONIMYEG
‘aulysabpuquen
‘weysnunig 1991s YbIH /| Jo 1se3 pue
103roud
UOSPOH g SI\ pue J|\
NGO
O AdOO T4 | | ONINNYTd
SNLvLS
[0 nowondisnod O AHVNINIZNd ONIMYHA

N"00"P)IS31RI00SSE-SUBNSG| MMM B
3IN°00"Pl|SEJEI00SSE-SUBABG|DSLINU: sioopuoN

augcos ceL0 GO o SOOI

696669 PSELO ‘1L SN3IAIL 1

¥N9 913d

auyseBpuquIed

suaneud

Kem sieieoud 0L

ssnoyoq auL

PY] S8MLOLY SOIEI00SSY SuaAeg

S
TH

1087590 :ON ST

pieog
uonesisibay
S108UYoIY

qie

SJUBLILLOD JUBIIO JINS O} PaSIASY €2 'INF W A8Y

00c:L
NVid 400¥ d3isOodoiyd

"ONIONIWINOD SYHOM OL HORd
S301AY3S ONILSIX3 ILYO0T ATILYENIOY OL ALITIEISNOSIY SHOLOVELINOD 3HL S1 LI

“03HOVIYE SI SIHL 31 ALITIEVIT ON $1d300V L1 SLOILIHONY SILVIDOSSY SN3A3E 1
ONILISM NI G3WYISNOD 34V STYAO¥dY TTV TLLNN 3LIS NO 3ONIWWOD OL SHHOM ON

'31IS NO ¥OLOWHLNOD 3NO NVHL 330N

HLIM S103rO¥d ¥04 YOLOVMLNOD TdllONINd ONY ¥INOISIA TWAIONIN ¥ ONLNIOAdY
ONIGNTONI SNOLLYINO3Y 5102 WA 3HL HLIM ATdNOD ATINS OL ALMIBISOdS3Y SINIITO
3HLSI 11 "3LYIId0¥dY SY SNOLLYINOIY WAO INFHUNO HLIM ATdINOO OL SYHOM TIY

HOLYNIORO 3HL OL 03L¥Od3Y
GINOHS SIIONYAFHISIA ANY ONY 3LIS NO G3403HO 38 GINOHS SINFWIUNSYIN TIV

'@ £207 LHOIIAGOD 'SNOS¥3d ¥3HLO A8 3AVI

SINJWAN3NY 304 G3Ld300Y 38 TIIM ALITIEYITON NOISSINK3A NILLIMM A8 Ld30X3
G3ANINY ¥O 039NA0YA3Y 38 LON AVI ONY L1 SLOILIHONY S3LYIOOSSY SN3A3E 1
40 LHOIMAJOO 3HL 34V (3101430 SYYOM ONIGTING FHL ONY ONIMYNA SIHL

1810 [9(05 Bsug

5
2
2
2
2

25
2
2
2
2
2

5
%
55
%
%
%

52
%
%
%
%
2

S

52
%
%
%
%
3%

s

R BB

SRR KRR

5
i
i
i
i

e B R R YRR B

S

S

S

S

S
R0

SRR e

s

3
3
3
3
5

s

3
3
3
3

3
3
3
3
3

R O O 00 0

33

R B o R B R B B R B B A S e et
R B R R R

sjaued Ad Jo uonisod sjewxoiddy

NOILVA3I13 1Sva 43ISOdOud

NOILVA31d HIYON Qd3IsOdOid

wglg

1910 [18]0S

H'bs 9g0L/w'bs €°9¢
NV1d 30014 ANNO¥D QIsOdOdd

2228 i

(wgvh)
| wooipag

(wgzl)
¢ wooupag

(wy'g
fpnig/g wooipag

8540 0 AUIINO paod———

usyopy

wooy BuiAr

o

@
<
a
@
.
@
.
.

Aouny o0 Ly
paaibe aq 0} yompuq Budes

¥ouq Buroey yojew
01 Y01 Yuid Jouorens

Youq uyd o doj Jano passasp
Bulysel 12100 peal  3p0)

‘SMOpUIM JusWwased OAdN Ke19

a6p9 U0 Youq S88IN00 7

4 1010100 Yoiew o} 8 8BpRy

wol wg ¥ € 4

pieoq abieq desp

Bupieoq Joqu EaeA

Ui poaiBe 8q 0} sajeis Aol

06€¥1

001-T -3[ed§



¢01-¢-d4/809/vd1/¢¢HO

NOISIATY HIGWNN ONIMYSEA
a1 €20z At 2v © 00Z:L
a3axo3aHO NMvYdd 3lva ER\ol

g-g uonoag aug pasodold
8-g uoljoas a)is Bunsixg
V-V UoN}0ag a)1s pasodoid
V-V uonoag ag buisixy

37LIL ONIMYHEA

"aulysebpuquie)
‘weysnunig ‘jeens YbIH 2| Jo 3se3 pueT

103royd

UOSpPOH g SIN pue Jp\

IN3ND
O AdOO 314 [ ] ONINNY1d
SN1V1S
[] NOILONYLSNOD I AYVNINZEd ONIMYNA
)N*00°P}|SBJEID0SSE-SUBAS]|" MMM GO\ SIoapYONY
3N°09°p}|Sa}eI00SSE-SsuUanaq|@sauinbua Ol SOIOI0OSSY

818295 620 Q0N SN3IA3Ig 1

696€69 ¥SELO IBL

dn9 9il3d A(‘A“‘
auysabpuqwe)
suaneyd -
KM s18}8xouD 01

asnoyboq 8yl
P S198)IUIIY SS)eI00SSY Suanag

I08¥S90 :ON 9T

pieog
uonesnsibay
S108}YyoIY

.M d m.

"ONIDNININOD SHYOM OL ¥Oldd
S3DIAYIS ONILSIX3 3LVI0T AT3LVHNIIOV OL ALITIGISNOdSIY SHOLOVHLINOD FHL SI LI

‘A3HOV3IYE SI SIHL 41 ALITIEVIT ON S1d3D0V AL1 S1O3LIHOYY SILVIDOSSY SN3A3E 1
"ONILIYM NI 3NYIINOD JHV STYAOYdY 11V 1ILNN 31IS NO 3IONININOD OL SHYOM ON

“3LIS NO 4O1DVHLNOD INO NVHL FHON

HLIM S133r0¥d 404 YOLOVYLNOD TVdIONI¥d ANV Y3INDIS3IA TVdIONIYd V ONILNIOddY
ONIGNTONI SNOILYINS3Y STOC INAD IHL HLIM ATdINOD AT1N4 OL ALITIGISOdS3Y S.LN3IMD
JFHLSI 11 "31VI4d0¥ddY SV SNOILYINO3Y INAD LNIYHND HLIM A1dINOD OL SHHOM 1TV

"4OLVNIOIYO IHL 0L 4314043y
dTNOHS S3IDONVd3YISIA ANV ANV 3LIS NO d3XI3HD 38 ATNOHS SLNINIYNSYIN 1TV

'©® €20C LHOIYAMOD 'SNOSH3d ¥IHLO Ad 3AVIN

SINIWANIY HO4 A31d3DIV 38 T1IM ALITIGVIT ON "NOISSINYId NILLIYM A9 1d3DX3
Q3IAN3AY HO d30NA0YdIY 38 LON AVIA ANV AL1 S1D3LIHDYY SILVIDOSSY SNIAIE 1
40 LHOIYAdOD FHL 34V Q3101d3d SHYOM ONIA1ING FHL ANV ONIMVEA SIHL

g-g uoioag ays bunsix3

V-V uonoag als buisix3

V-V uUonoag a)g pasodold

wog

00C-T -o1ed2§



	Elevations and floor plans.pdf
	Sheets and Views
	A3 Landscape


	Sections.pdf
	Sheets and Views
	A2 Site Sections



