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Application Number: 26/00903/FUL 
 
Proposal: Change of use from day school to residential, 

demolition of ancillary buildings to the rear and 
construction of new rear extensions and internal 
alterations 

 
Location: The Old Day School, High Street, Bluntisham 
   
 
Applicant:  Mr Simon Claridge   
 
Agent:  Swann Edwards            
 
Case Officer: Charlotte Dew    
 
 
Parish:  Bluntisham 
     
 
Reason for Referral: Officer’s recommendation of refusal is contrary to that 

of the Parish Council. 
 
Committee Date: 19th October 2026 
 
 
EXECUTIVE SUMMARY OF PROPOSALS AND RECOMMENDATION 
 
RECOMMENDATION: RECOMMENDATION: REFUSE PERMISSION AS THE PROPOSED 
SUBDIVISION OF THE PRINCIPAL SCHOOLROOM WOULD RESULT IN SUBSTANTIAL 
HARM TO THE SIGNIFICANCE OF THE GRADE II LISTED OLD DAY SCHOOL BY 
ERODING THE HISTORIC FORM, LEGIBILITY AND SPECIAL ARCHITECTURAL 
INTEREST OF ONE OF ITS MOST IMPORTANT HISTORIC SPACES. 
 
Proposal  
This application seeks full planning permission for the change of use from a former day school 
to a 3 bedroom residential dwelling, along with the demolition of some ancillary outbuildings to 
the rear and the construction of new rear extensions. It should be noted that the submission 
also includes works which require listed building consent and which are the subject of a 
separate application (26/00904/LBC). This report seeks to separate the planning and listed 
building consent considerations, but they should be read and understood in conjunction with 
one another. 
 



The planning history of the site includes planning application (ref. 25/01600/FUL) and listed 
building consent application (ref. 25/01601/LBC) which were refused by the Development 
Management Committee on 17 December 2025, for a broadly similar scheme to this proposal. 
The reasons for refusal related to: (1) the scale, massing, design and materials of the proposed 
extensions, which were considered to result in an unsympathetic form of development causing 
harm to the significance of the Grade II listed building and the character and appearance of 
the Bluntisham Conservation Area; and (2) the absence of sufficient arboricultural information 
to demonstrate that the development could proceed without harm to adjacent protected trees 
and their root protection areas. 
 
The current application proposes a similar form of development; however, the scale and 
massing of the proposed rear extensions have been significantly reduced. The application is 
also supported with arboricultural information to enable a full assessment of the potential 
impacts of the development on nearby trees. Accordingly, the proposal seeks to address the 
concerns that led to the refusal of the previous scheme. 
  
Consultations 
The following consultees have raised objections to the application: 

• Conservation Officer.  
 

The following consultees have raised no objections to the application: 
• Arboricultural Officer, Highways Officer and Parish Council. 

 
One letter of objection has been received, and 17 letters of support have been received. 
 
Conclusion  
The application has been assessed against the relevant policies in the NPPF and the adopted 
Local Plan and other relevant guidance.   
 
The key issues arising from the application details are:  

• The Principle of Development  
• Design and Visual Amenity  
• Impact on Heritage Assets 
 • Residential Amenity  
• Highway Safety and Parking Provision  
• Flood Risk and Surface Water  
• Biodiversity  
• Impact on Trees  
• Other Matter 

 
The report looks into the key planning issues in detail, and Officers conclude that the proposal 
is unacceptable for the following reason: 

1. The proposed subdivision of the principal schoolroom to create residential 
accommodation would result in substantial harm to, a key element of the significance 
of the Grade II listed Old Day School. The principal school hall is a highly significant 
historic space which remains legible and contributes substantially to the architectural 
and historic interest of the designated heritage asset. The proposed subdivision of the 
main school hall would fundamentally erode the character, form and spatial qualities of 
this important room, resulting in substantial harm to the significance of the listed 
building. The public benefits arising from the proposal, including the continued use of 
the building, are not considered substantial or sufficient in this instance to outweigh the 
identified heritage harm. The proposal therefore fails to preserve the special 
architectural and historic interest of the listed building. Accordingly, the proposal is 
contrary to Sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation 



Areas) Act 1990, Policy LP34 of Huntingdonshire's Local Plan to 2036, and National 
Decision-Making Policies HE5 and HE6 of the National Planning Policy Framework 
2026. 

 
Members are advised that the above is a summary of the proposals and key issues 
contained in the main report below which provides full details of all consultation 
responses, planning policies, the Officer's assessment and recommendations, and 
Members are advised that this summary should be read in conjunction with the detailed 
report. 
 
MAIN REPORT  
 
1 APPLICATION SITE AND LOCALITY  
1.1 The application site comprises The Old Day School, High Street, Bluntisham, a Grade 

II listed building situated within the Bluntisham Conservation Area. The surrounding 
area contains a number of designated heritage assets, including several listed buildings 
of varying grades. 

2 DESCRIPTION OF PROPOSED DEVELOPMENT 
2.1 This application seeks planning permission for the change of use from a former day 

school to a 3 bedroom residential dwelling along with the demolition of some ancillary 
outbuildings to the rear and the construction of new rear extensions. The previous uses 
of the building ceased in approximately 2020/2021 and it has remained vacant since 
that time. 
 

2.2 It should be noted that the submission also details works which require listed building 
consent and which are the subject of a separate application (26/00904/LBC). This 
report seeks to separate the planning and listed building consent considerations, but 
they should be read and understood in conjunction with one another. 

 
2.3 It should be noted that, during the course of the application, amended plans were 

submitted in response to concerns raised by the Conservation Officer. The revised 
scheme omitted the previously proposed mezzanine floor, thereby reducing the extent 
of intervention within the historic fabric of the listed building. 

 
3 RELEVANT PLANNING HISTORY  
3.1 The following planning history is considered relevant to the current proposal:  

• 26/00904/LBC- Change of use from day school to residential, demolition of ancillary 
buildings to the rear and construction of new rear extensions and internal alterations 
(Pending consideration) 

• 25/01600/FUL- Change of use from day school to residential dwelling. Demolition of 
ancillary buildings to the rear and construction of new rear extensions with internal 
alterations (Refused). 

• 25/01601/LBC- Listed Building Consent for the change of use from day school to 
residential dwelling. Demolition of ancillary buildings to the rear and construction of 
new rear extensions with internal alterations (Refused).  

• 24/01614/FUL - Change of use from day school to residential, demolition of ancillary 
buildings to the rear and construction of new rear extensions (Withdrawn)  

• 24/01615/LBC - Proposed works to facilitate change of use from day school to 
residential including demolition of ancillary buildings to the rear and construction of 
new rear extensions. (Withdrawn)  

 
 
 



4 RELEVANT PLANNING POLICY AND GUIDANCE 
4.1 The National Planning Policy Framework (17th August 2026) (NPPF 2026) sets out the 

three objectives - economic, social and environmental - of the planning system to 
contribute to the achievement of sustainable development. The NPPF 2026 National 
Decision-Making Policy S3: Presumption in favour of sustainable development at 
paragraph 1 provides as follows: ‘Decisions on development proposals should apply a 
presumption in favour of sustainable development '  

 
4.2 The NPPF 2026 sets out the Government's planning policies for (amongst other things):  

* delivering a sufficient supply of homes; 
* building a strong, effective economy;  
* achieving well-designed places;  
* managing flood risk and costal change; 
* conserving and enhancing the natural and historic environment. 

4.3 The amended National Planning Policy Framework (NPPF), published on 17 August 
2026, sets out the Government's planning policies for both plan-making and the 
determination of planning applications in England, together with guidance on how those 
policies should be applied. 
 

4.4 The revised NPPF includes national policies for decision-making and supersedes all 
previous versions of the Framework, including those published in March 2012 and 
subsequently revised in July 2018, February 2019, July 2021, September 2023, 
December 2023, December 2024 and December 2025. 

 
4.5 The NPPF 2026 sets out National Decision Making Policies (NDMPs) which are a 

material consideration of critical importance. 
 
4.6 The following NDMPs are considered to be of particular relevance to the current 

proposals: 
• S3:Presumption in favour of sustainable development 
• S4:Principle of development inside settlements  
• CC2:Mitigation of climate change 
• CC3:Adaptation to climate change  
• DP3:Key principles for well-designed places 
• DP4:The design process  
• HO7:Meeting the need for homes 
• TR3:Locating development in sustainable locations 
• TR6:Assessing transport impacts 
• P3:Living conditions and pollution  
• F4:Assessing flood risk for decision-making  
• F6:Development in areas at risk of flooding from rivers or the sea 
• F7:Ensuring development is safe from flooding 
• F8:Sustainable drainage systems and watercourses 
• N2:Improving the natural environment  
• N3:Trees in new development 
• HE4: Securing the Conservation of Heritage Assets 
• HE5: Assessing Effects on Heritage Assets 
• HE6: Proposals Affecting Designated Heritage Assets 

 
4.7 Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019) 

• LP1 Amount of Development 
• LP2 Strategy for Development 
• LP3 Green Infrastructure 



• LP4 Contributing to Infrastructure Delivery 
• LP5 Flood risk 
• LP6 Waste Water Management 
• LP7 Spatial Planning Areas 
• LP8 Key Service Centres 
• LP9 Small Settlements 
• LP10 The Countryside 
• LP11 Design Context 
• LP12 Design Implementation 
• LP13 Placemaking 
• LP14 Amenity 
• LP15 Surface Water 
• LP16 Sustainable Travel 
• LP17 Parking Provision and Vehicle Movement 
• LP18 Established Employment Areas 
• LP19 Rural Economy 
• LP20 Homes for Rural Workers 
• LP21 Town Centre Vitality and Viability 
• LP22 Local Services and Community Facilities 
• LP23 Tourism and Recreation 
• LP24 Affordable Housing Provision 
• LP25 Housing Mix 
• LP26 Specialist Housing 
• LP27 Gypsies, Travellers and Travelling Showpeople 
• LP28 Rural Exceptions Housing 
• LP29 Health Impact Assessment 
• LP30 Biodiversity and Geodiversity 
• LP31 Trees, Woodland, Hedges and Hedgerows 
• LP32 Protection of Open Space 
• LP33 Rural Buildings 
• LP34 Heritage Assets and their Settings 
• LP35 Renewable and Low Carbon Energy 
• LP36 Air Quality 
• LP37 Ground Contamination and Groundwater Pollution 
• LP38 Water Related Development 

 
 

4.8 Supplementary Planning Documents 
• Huntingdonshire Landscape and Townscape Assessment – Adopted 2022 
• Huntingdonshire Design Guide – Adopted 2017 
• Cambridgeshire Flood and Water SPD – Adopted 2017 
• RECAP Waste Management Design Guide – Adopted 2012 
• Development Contributions – Adopted 2011 (costs updated annually) 
• Conservation Area Character Statement (1999), 

 
4.9 National Planning Policy and Guidance 

• National Planning Policy Framework 2026 (NPPF) 
• National Planning Practice Guidance 
• National Design Guide 2019 (NDG) 

 
 
 
 





building. 
Highways No 

Objection 
Following a review of the documents provided to the 
Highway Authority as part of the above planning 
application, it was noted that the proposed change of use 
has no off street parking associated with it. 
It is noted that the applicant is the resident of the adjacent 
property Stapenhill and as per the previous application 
25/01600/FUL for the site, they are not intending to provide 
any off-street parking for the proposed dwelling via their 
property. 
I also note that that, although the previous application was 
refused, the LPA considered the impact of on-street 
parking by future residents and concluded that the degree 
of intensification would not render the development 
unacceptable. 
Therefore, the LHA do not wish to raise any objections to 
the proposal. 

Conservation 
Officer  

Objection  In comments dated 25 June 2026, the Conservation Officer 
advised that the proposal represented an improvement on 
previous submissions and adopted a more pragmatic 
approach to a number of alterations. Whilst it was 
acknowledged that certain works would result in some 
harm to the significance of the listed building, the 
Conservation Officer accepted that a degree of intervention 
may be justified to secure a viable future use for the 
building. In particular, no objection was raised in principle 
to the formation of an opening within the rear wall of the 
hall, the demolition and replacement of the existing kitchen 
extension, or the incorporation of the former infant room 
into the proposed dwelling. 
Notwithstanding these improvements, the Conservation 
Officer indicated that further amendments were required, 
particularly in relation to the layout and rationalisation of 
the proposed bathroom accommodation. More 
fundamentally, objection was maintained to the proposed 
subdivision of the principal school hall room, including the 
formation of a bedroom and mezzanine level, which was 
considered to undermine one of the building's most 
significant and distinctive historic spaces. The 
Conservation Officer advised that, should the draft NPPF 
provisions be adopted, the resulting harm to the 
significance of the listed building would be considered 
substantial. 
Following the submission of amended plans, which omitted 
the proposed mezzanine, the Conservation Officer was 
reconsulted. Whilst the removal of the mezzanine was 
welcomed, the overall position remained unchanged. It was 
noted that, should a third bedroom be required, the 
proposed utility room, measuring approximately 3.6 metres 
wide and providing a floor area of approximately 13.5 
square metres, exceeds the Nationally Described Space 
Standard for a double bedroom and could potentially 
accommodate this function without the need to subdivide 
the principal hall space. 
The Conservation Officer therefore maintained an objection 



to the scheme, advising that the subdivision of the main 
schoolroom to create a bedroom would continue to harm a 
key element of the building's special architectural and 
historic interest. In the Conservation Officer's opinion, the 
proposal would result in substantial harm to the 
significance of the listed building and, as such, permission 
would be recommended to be refused. 
In reaching this conclusion, the Conservation Officer 
acknowledged the benefits associated with bringing the 
building back into active use and accepted that some 
degree of harm may be necessary to facilitate a viable 
conversion. However, it was considered that the principal 
public benefit of the scheme is the preservation of the 
listed building itself, rather than any private benefits arising 
from its conversion to a 3 bedroom residential dwelling. 

Arboricultural 
Officer  

No 
Objection  

No trees are located within the application site, although 
several off-site trees are situated close to the site 
boundary. 
The submitted Arboricultural Impact Assessment 
concludes that existing hard surfacing has restricted root 
growth beneath the site and that tree canopies adjacent to 
the site have recently been reduced. 
The proposed change of use and internal alterations are 
not considered likely to adversely affect surrounding trees. 
The report demonstrates in principle that the development 
can be undertaken without significant arboricultural harm, 
provided existing hardstanding is retained during 
construction works. 
Concerns are raised regarding the level of detail within the 
submitted Arboricultural Method Statement. The Tree 
Officer considers that both a Tree Protection Plan (TPP) 
and detailed Arboricultural Method Statement (AMS) are 
necessary to guide construction and landscaping works 
and ensure adequate tree protection. 
Subject to conditions requiring the submission and 
approval of a detailed Arboricultural Method Statement and 
Tree Protection Plan in accordance with BS5837:2012, the 
Tree Officer raises no objection to the proposal and is 
satisfied that it can comply with Policy LP31. 

 
6 RESPONSE TO PUBLICITY 
6.1 Below is a summary of the third party and neighbour responses received at the time of 

writing this report.  
 
6.2 17 number of representations received in support, raising the following summarised 

material comments: 
• Restores and secures a significant Grade II listed heritage asset, preventing further 

deterioration, vandalism and the risk of irreversible loss. 
• Provides the optimum viable use for the building as a family home, ensuring its long-

term maintenance and preservation. 
• Respects the building’s historic character through sensitive restoration, retention of 

original features where possible, and appropriate materials. 
• Causes no harm to the Bluntisham Conservation Area or nearby listed buildings, while 

delivering clear heritage and visual benefits. 



• Complies with national and local planning policies by bringing a vacant and 
deteriorating building back into beneficial use. 

• Has strong local support, with many residents recognising that approval would 
enhance the village, safeguard an important historic structure, and secure its future 
for generations to come. 

 
6.3 1 representation has been received in objection, raising the following summarised 

material comments; 
• Unacceptable harm to the Grade II listed building through alterations that would 

remove historic fabric, alter the original plan form, and subdivide the former school 
hall, damaging its architectural significance. 

• Loss of heritage features and impact on the Conservation Area, including removal 
of the historic boundary wall and railings, harming the building’s setting and the wider 
streetscape. 

• Insufficient justification for the proposed residential conversion, with concerns that 
the claimed urgency arising from the building’s condition and vandalism is 
overstated and does not demonstrate that the scheme is necessary. 

• Highway safety and parking concerns, with fears that an additional dwelling would 
increase traffic, parking pressure, pavement obstruction, and difficulties for 
emergency vehicle access on High Street. 

• Adverse impact on neighbouring residential amenity, including concerns regarding 
noise, disturbance, activity levels, and increased pressure on nearby residents. 

• Limited public benefits compared with the level of harm identified, leading to the view 
that the proposal fails to outweigh the heritage, amenity, and infrastructure impacts. 

• Previous reasons for refusal remain unresolved, and the latest amendments are 
considered insufficient to overcome earlier concerns, therefore the application 
should be refused. 
 

7 APPRAISAL  
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. 

 
7.2 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 application) 
consists of: Huntingdonshire’s Local Plan to 2036 (2019) and the Cambridgeshire & 
Peterborough Minerals and Waste Local Plan (2021).  

 
7.3 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 and Visual Amenity  
• Impact on Heritage Assets 



• Residential Amenity  
• Highway Safety and Parking Provision  
• Flood Risk and Surface Water  
• Biodiversity  
• Impact on Trees  
• Other Matters 

Principle of Development 
7.4 It is noted that planning permission and listed building consent for the change of use of 

the Grade II listed former day school to a single 4 bedroom dwellinghouse, including 
the demolition of ancillary rear buildings, the erection of rear extensions, and 
associated internal alterations, were refused by the Development Management 
Committee on 17 December 2025 under application references 25/01600/FUL and 
25/01601/LBC. The applications were refused for the following reasons: 
1. The proposed extensions by virtue of their siting, scale, mass, design and material 

finish would result in the addition of an incongruous form of development which 
would cause a high level of less than substantial harm to the Grade ll Listed building 
and less than substantial harm to surrounding the Bluntisham Conservation Area. 
In addition, it would fail to respond positively to its surroundings, contribute to the 
character and identity of the area, or successfully integrate with the host building. 
It is contrary to Policies LP2, LP11, LP12 (parts a, b and c) and LP34 of the 
Huntingdonshire Local Plan to 2036, the Planning (Listed Buildings and 
Conservation Areas Act) 1990, the NPPF (2024) and parts C1, C2, I1 and I2 of the 
National Design Guide (2021). 

2. Insufficient detail has been provided to allow for an assessment of the impact on 
the trees to the northern boundary. In the absence of this information, it cannot be 
confirmed that the proposed works could proceed without unacceptable harm to 
the adjacent protected trees, particularly as future works would likely occur within 
their root protection areas. The development therefore conflicts with Policy LP31 of 
the Huntingdonshire Local Plan to 2036. 
 

7.5 The current application seeks planning permission for an alternative design to that 
previously refused under application reference 25/01600/FUL, is now a 3 rather than 4 
bedroom dwelling and is supported by an Arboricultural Impact Assessment. 

 
7.6 Since the determination of application 25/01600/FUL, a material consideration in the 

assessment of the current proposal is the publication of the National Planning Policy 
Framework (NPPF) 2026, which introduced National Decision-Making Policies 
(NDMP). 

 
7.7 The revised NPPF places greater emphasis on the preparation of proportionate and 

evidence-based Heritage Impact Assessments, requiring applicants to clearly identify 
the significance of heritage assets, including the contribution made by their setting, and 
to assess the effects of proposed development on that significance. Whilst the 
assessment requirements have been strengthened, the overarching heritage policy 
tests remain unchanged, with substantial weight continuing to be afforded to the 
conservation of heritage assets and any identified harm requiring balancing against the 
public benefits of a proposal. 

 
7.8 National Decision-Making Policy S4: Principle of development within settlements sets 

out that development proposals within settlements should be approved unless the 
benefits of doing so would be substantially outweighed by any adverse effects, when 
assessed against the national decision-making policies in this Framework (Paragraph 
1 of Policy S4).  
 



7.9 As set out in the previous planning decision, the application site lies within the built-up 
area of Bluntisham and is therefore located within the settlement boundary. In the 
context of National Decision-Making Policy S4, the proposed change of use is 
considered acceptable in principle, subject to compliance with other relevant national 
policies set out within the NPPF. 

 
7.10 In terms of Local Policy, Bluntisham is characterised as a Small Settlement whereby 

development within these settlements is considered under Policy LP9 of the Local Plan 
to 2036. LP9 supports development within the built-up area of a settlement where it is 
sustainable in relation to the:  
• level of service and infrastructure provision within the settlement;  
• opportunities for users of the proposed development to access everyday services and 
facilities by sustainable modes of travel including walking, cycling and public transport; 
• effect on the character of the immediate locality and the settlement as a whole. 

 
7.11 In this case, whilst Bluntisham does not provide the breadth of services and facilities 

available within the district’s larger settlements, it nevertheless benefits from a range 
of day-to-day services, including a village hall, recreation ground, primary school, 
church, public house, local shop, filling station and takeaway. As such, it is not 
considered that the addition of a single dwelling would place unacceptable pressure on 
local infrastructure or services such that the development could be regarded as 
unsustainable. Furthermore, the site occupies a central High Street location, providing 
safe and convenient access to these facilities by sustainable modes of travel. The 
village is also served by public transport connections to St Ives, providing access to a 
wider range of services and employment opportunities. Consequently, the site is 
considered to represent a sustainable location for the scale of development proposed.  

 
7.12 As discussed in the following sections of this report, the proposed external alterations 

to the building are considered acceptable. However, the principal element of the 
proposed change of use and conversion, namely the subdivision of the former school 
hall space, would result in substantial harm to a key component of the significance of 
the Grade II listed building. Consequently, the proposal is not considered to fully comply 
with criterion (c) of Policy LP9 of the Huntingdonshire Local Plan to 2036. 

 
7.13 Another key policy consideration is Policy LP22 (Local Services and Community 

Facilities) of the Huntingdonshire Local Plan to 2036, which seeks to resist the 
unnecessary loss of community facilities where such loss would harm the sustainability, 
vitality or social wellbeing of a settlement. This objective is consistent with National 
Development Management Policy (NDMP) HC6 (Retention of Key Community Facilities 
and Public Service Infrastructure), which similarly seeks to safeguard valued 
community facilities from unnecessary loss. 

 
7.14 The principal issue is therefore whether the loss of the former day school building would 

result in a deficiency in community provision within Bluntisham, or whether sufficient 
alternative facilities exist to continue serving the needs of the local community. 

 
7.15 Policy LP22 states that proposals involving the loss of a local service or community 

facility will only be supported where: 
d. an equivalent service or community facility will be provided in a location with an 

equal or better level of accessibility for the community it is intended to serve; or 
e. it can be demonstrated that there is no reasonable prospect of the service or facility 

being retained or restored because either: there is insufficient community support 
for its continuation; or reasonable steps have been taken to effectively market the 
property for its current use without success. 

 



7.16 During the consideration of the previous application (ref. 25/01600/FUL), the applicant 
submitted a Statement of Compliance with Policy LP22 together with supporting 
marketing information. This evidence confirmed that, following its cessation as a school 
in the late 1960s, the building accommodated a range of community uses before 
becoming vacant in approximately 2020/2021. The submission also noted that the 
property was nominated by Bluntisham Parish Council for designation as an Asset of 
Community Value in 2022, however, the nomination was not ultimately progressed. 
Officers can confirm that the property is not included on the Council's Register of Assets 
of Community Value. 

 
7.17 Marketing details prepared by Prestige Fine and Individual Homes accompanied the 

previous application and outlined the marketing undertaken, including the methods of 
advertisement, duration of marketing and levels of interest received. The submission 
identified a number of factors affecting the marketability of the building, including its 
deteriorating condition, the absence of a functioning heating system, difficulties in 
securing mortgage finance, its listed status and restrictions associated with its lawful 
use. 

 
7.18 The evidence demonstrated that, prior to its acquisition by the current owners, the 

property was actively marketed for approximately three months and nineteen days, 
during which time the asking price was significantly reduced before a purchaser was 
secured. 

 
7.19 Whilst paragraph 6.49 of the supporting text to Policy LP22 refers to a typical marketing 

period of 12 months, the policy itself requires either evidence of insufficient community 
support for the continuation of the facility or evidence that reasonable steps have been 
taken to market the property for its existing use without success. Accordingly, 
compliance with one criterion is sufficient and both tests do not need to be met. 

 
7.20 The supporting text to Policy LP22 further explains that the level of community support 

for a facility is a matter of planning judgement, informed by factors such as recent usage 
and representations received during the application process. In this case, the building 
has historically served a variety of educational and community functions, including use 
as a school, nursery, pre-school and community facility. However, those uses ceased 
in approximately 2020/2021 and it has remained vacant since that time. 

 
7.21 A further important consideration is the availability of alternative community facilities 

within the village. The Baptist Church and associated church hall are located opposite 
the site. In addition, the village hall, which provides a modern community venue 
available for hire, is situated approximately 0.5 kilometres from the site, whilst St 
Helen's Primary School is located approximately 0.6 kilometres away. Collectively, 
these facilities continue to provide opportunities for educational, social and community 
activities within the settlement. 

 
7.22 It is also noteworthy that, at the time of preparing this report, only one objection had 

been received specifically opposing the loss of the community use. The majority of 
representations received support bringing the vacant building back into a viable and 
sustainable use. Furthermore, Bluntisham Parish Council raises no objection to the 
proposed change of use. Officers therefore consider that there is limited evidence of 
significant community support for the retention of the building in its former community 
role. 

 
7.23 Another material consideration is NDMP HC6, introduced through the August 2026 

update to the National Planning Policy Framework. This policy states that development 



proposals should not result in the loss of key community facilities or public service 
infrastructure unless: 
i. there is no reasonable prospect of the use being retained, either because there is 

insufficient community support for the service it provides or because it is no longer 
viable or feasible to operate; 

ii. the loss would be replaced by equivalent or better provision in an equally accessible 
or more accessible location; or 

iii. there is sufficient alternative provision within the local area such that the loss would 
not diminish access to key community facilities or public service infrastructure. 

 
7.24 Officers acknowledge that the proposal does not involve the replacement of the facility 

with equivalent or enhanced provision and therefore criterion (ii) is not engaged. 
However, having regard to the consultation responses received, the prolonged vacancy 
of the building and the absence of compelling evidence demonstrating a demand for 
the building's continued community use, Officers are satisfied that the proposal is 
capable of complying with criterion (i) of NDMP HC6. 

 
7.25 Furthermore, the village already benefits from a range of alternative community and 

educational facilities, including a primary school, nursery, church hall and village hall. 
Given the availability of these facilities, together with the fact that the building has been 
vacant for approximately five years, Officers consider that its loss would not materially 
diminish access to community facilities within the local area. The proposal is therefore 
also considered to comply with criterion (iii) of NDMP HC6. 

 
7.26 Overall, Officers are satisfied that there is insufficient evidence to demonstrate a 

significant local need or demand for the retention of the building as a community facility. 
The marketing evidence, whilst falling short of the indicative 12-month period referred 
to in supporting text, demonstrates that reasonable efforts were made to secure an 
alternative community-related use. When considered alongside the prolonged vacancy 
of the property, the limited community objection to its loss and the availability of 
alternative facilities within the village, Officers conclude that the proposal broadly 
accords with Policy LP22 of the Huntingdonshire Local Plan to 2036 and NDMP HC6 
of the NPPF 2026. 

 
7.27 The principle of the change of use of the building to a single dwelling is therefore 

considered acceptable in this location, subject to compliance with all other relevant 
development plan policies and material planning considerations, including the impact 
of the proposed works on the significance of the designated heritage assets. 
 
Impact on heritage assets 

7.28 The Old Day School is a Grade II listed building located within the Bluntisham 
Conservation Area. The building is specifically referenced within the Bluntisham 
Conservation Area Character Statement (1999), which identifies it as a well-preserved 
and early example of a small rural school. The statement describes the building as a 
simple and well-proportioned structure, designed in a restrained Tudor style and 
constructed from local gault brick with stone detailing. It further notes that the building's 
original plan form remains readily legible and that a number of historic features, 
including the clock, panelled doors and the tablet displaying the founder's coat of arms, 
contribute positively to its architectural and historic significance and authenticity. 

7.29 Section 72 of the Planning (LBCA) Act 1990 states that special attention shall be paid 
to the desirability of preserving or enhancing the character or appearance of a 
Conservation Area.  

 
7.30 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. 

 
7.31 The Old Day School is a detached building constructed predominantly of brick with a 

slate roof, incorporating a mixture of timber and metal-framed windows. A number of 
ancillary structures and pitched-roof extensions are located to the rear of the building. 
The remainder of the site is largely hard surfaced, with brick walls enclosing the side 
and rear boundaries. The frontage is defined by a low brick wall topped with iron 
railings. The Old Day School was constructed in 1842 and the railings and walls to the 
front were listed along with the building in February 2024. The detached rear toilet block 
building and rear wall were omitted from this listing. 

 
7.32 The site occupies a prominent position within the historic core of Bluntisham and is 

located in close proximity to a number of designated heritage assets, including Grade 
II listed buildings immediately to the north and south-east, and additional Grade II listed 
buildings to the east and south. Collectively, these heritage assets contribute to the 
significance, character and appearance of the surrounding Conservation Area. 

 
7.33 The High Street comprises mainly residential properties with dwellings of varying age, 

scale and design along its length. The northern end of the High Street (to the east) is 
more modern with historic development more prevalent to the west of the street and to 
the southern end. There are a number of listed buildings (of varying grades) along the 
High Street (on both sides) at various points.  

 
7.34 Previous applications under references 25/01600/FUL and 25/01601/LBC, which 

sought consent for a broadly similar form of development, were refused by the 
Development Management Committee due to concerns regarding the impact of the 
proposals on the significance of the Grade II listed building, the character and 
appearance of the Bluntisham Conservation Area, and the impact on trees afforded 
protection by virtue of their location within the Conservation Area. 

 
7.35 Whilst the current applications must be assessed on their own merits, Officers consider 

that the revised proposals have not sufficiently overcome the heritage concerns 
identified in relation to the previous schemes. Whilst the principle of conversion and 
extension of the building to create a residential dwelling was and is still considered 
acceptable.   It is the detailed specifics of the means of the conversion of the main 
school space, by way of its subdivision, for the reasons set out below, that the proposals 
are considered to result in harm to the significance of the Grade II listed building. 

 
7.36 This application seeks planning permission for the change of use of the former day 

school to a single 3 bedroom residential dwelling, together with the demolition of a 
number of ancillary structures to the rear and the construction of new rear extensions. 
To enable the change of use the proposals also include a range of renovation and 
alteration works to the listed building, including the subdivision of the former school hall 
to provide a bedroom and open-plan kitchen/dining area, as detailed within the 
submitted Heritage, Planning, Design and Access Statement and drawing references 
SE-2489-PP2000-B, SE-2489-PP1100-C and SE-2489-PP3000-B. The Council's 
Conservation Team has been consulted on the proposals, and its comments are set 
out below. 

 
7.37 Under the previous applications (refs. 25/01600/FUL and 25/01601/LBC), Historic 

England confirmed that they did not wish to comment on the proposals. However, they 
advised that this should not be taken as indicating no objection and recommended that 
the views of the Council's Conservation Team be sought. 



 
7.38 During the course of this application and as detailed above, in comments dated 25 June 

2026, the Conservation Officer advised that the proposal represented an improvement 
on previous submissions and adopted a more pragmatic approach to a number of 
alterations. Whilst it was acknowledged that certain works would result in some harm 
to the significance of the listed building, the Conservation Officer accepted that a 
degree of intervention may be justified to secure a viable future use for the building. In 
particular, no objection was raised in principle to the formation of an opening within the 
rear wall of the hall, the demolition and replacement of the existing kitchen extension, 
or the incorporation of the former infant room into the proposed dwelling. 

 
7.39 Notwithstanding these improvements, the Conservation Officer indicated that further 

amendments were required, particularly in relation to the layout and rationalisation of 
the proposed bathroom accommodation. More fundamentally, objection was 
maintained to the proposed subdivision of the principal school hall space, including the 
formation of a bedroom and mezzanine level, which were considered to undermine one 
of the building's most significant and distinctive historic spaces. The Conservation 
Officer advised that, should the draft NPPF provisions be adopted, the resulting harm 
to the significance of the listed building would be considered substantial. 

 
7.40 Following the submission of amended plans, which omitted the proposed mezzanine, 

the Conservation Officer was reconsulted. Whilst the removal of the mezzanine was 
welcomed, the overall position remained unchanged. It was noted that, should a third 
bedroom be required, the proposed utility room, measuring approximately 3.6 metres 
wide and providing a floor area of approximately 13.5 square metres, exceeds the 
Nationally Described Space Standard for a double bedroom and could potentially 
accommodate this function without the need to subdivide the principal hall.  The utility 
space could then be deleted or re-provided elsewhere.   

 
7.41 The Conservation Officer therefore maintains an objection to the scheme, advising that 

the subdivision of the principal schoolroom space to create a separate bedroom would 
result in harm to a key element of the building's special architectural and historic 
interest. The proposal would therefore result in substantial harm to the significance of 
the designated heritage asset. 

 
7.42 In reaching this conclusion, the Conservation Officer acknowledges the benefits 

associated with bringing the building back into active use and accepts that a degree of 
intervention may be necessary to facilitate a viable conversion. However, it is 
considered that the principal public benefit of the proposal is the preservation of the 
listed building itself, rather than the private benefits arising from its conversion to a 
residential dwelling. 

 
7.43 National Decision-Making Policy HE5 requires decision-makers to identify the degree 

of impact that a proposal would have on the significance of a heritage asset. The policy 
states that substantial harm may occur where a development proposal would seriously 
affect a key element of an asset's significance. The policy framework requires harm to 
be categorised as either a positive effect, no effect, harm, substantial harm or total loss. 

 
7.44 In this instance, the principal schoolroom represents one of the most important 

elements of the building's significance. The proposed subdivision of this space would 
fundamentally alter the historic form and legibility of the former school hall and would 
therefore seriously affect a key component of the heritage asset's significance. On this 
basis, Officers consider the proposal would result in substantial harm for the purposes 
of NDMP HE5. 

 



7.45 Furthermore, NDMP HE6 states that where a proposal would result in substantial harm 
to a designated heritage asset, consent should be refused unless it can be 
demonstrated that the harm is necessary to achieve substantial public benefits that 
outweigh that harm. Whilst the proposal would secure the continued occupation and 
maintenance of the building through residential use, Officers do not consider that the 
identified public benefits are substantial or sufficient in this instance to outweigh the 
level of harm arising from the subdivision of the principal schoolroom space. 

 
7.46 It is noted that the applicant has submitted evidence indicating that the building has 

deteriorated over time and that delays in securing a viable reuse have contributed to 
its declining condition. However, NDMP HE4 states that where there is evidence of 
deliberate neglect or damage to a heritage asset, the deteriorated condition of that 
asset should not be taken into account in the determination of an application. 
Furthermore, the ongoing maintenance and repair of the building remain the 
responsibility of its owner. As such, the current condition of the building attracts only 
limited weight in favour of the proposal. 

 
7.47 Officers have worked proactively with the applicant throughout the application process 

and amendments have been secured, including the removal of the previously proposed 
mezzanine floor. However, the scheme continues to include the subdivision of the 
principal schoolroom, which remains the Conservation Officer's primary concern. It is 
also noted that there are alternative internal configurations which appear capable of 
accommodating the applicant's accommodation requirements without the need for the 
proposed subdivision. For example, the proposed utility room provides approximately 
13.5 square metres of floorspace and exceeds the Nationally Described Space 
Standard requirements for a double bedroom.  However the applicant is not willing to 
the delete the proposed subdivision of the main school hall space as suggested from 
the proposal which would overcome the substantial heritage harm, and allow an Officer 
recommendation of approval.   

 
7.48 For the reasons set out above, Officers conclude that the proposal would result in 

substantial harm to the significance of the Grade II listed building. The identified public 
benefits are not considered substantial or sufficient to outweigh that harm and, 
consequently, the proposal is contrary to NDMP HE5 and HE6 and is not supported by 
Conservation Specialists or Planning Officers.  

 
7.49 Officers therefore conclude that the works would be contrary to Policies LP2 and LP34 

of the Huntingdonshire Local Plan to 2036, the Planning (Listed Buildings and 
Conservation Areas) Act (1990) and National Decision-Making Policies HE5 and HE6 
of the NPPF (2026).  
 
Design and visual amenity   

7.50 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. This is also 
reflected in NDMP DP3 (Key Principles for Well-Designed Places) of the National 
Planning Policy Framework (2026). 

 
7.51 The previous application (ref. 25/01600/FUL) was refused on the basis that the 

proposed extensions, by virtue of their siting, scale, massing, design and material 
finish, failed to respond positively to their surroundings, contribute to the character and 
identity of the area, or integrate successfully with the host building. 

 



7.52 Whilst the current proposal also includes extensions to the rear of the building, these 
are substantially reduced in scale compared with the refused scheme. The proposed 
works comprise modest gabled extensions and a sun room. The Conservation Officer 
considers the westward extension, proposed in place of the existing outbuilding, to be 
appropriately subservient to the main building. 

 
7.53 Alterations to the principal elevation are largely confined to repair and restoration works 

and are therefore considered to have a limited impact on the character and appearance 
of the area. These works are considered in greater detail under the associated listed 
building consent application. The most notable external alterations relate to the rear of 
the building, where the proposed extensions would be located. 

 
7.54 The proposed sun room, a predominantly glazed structure positioned between the 

proposed westward extension and the former infant school room, is considered an 
improvement on previous schemes. However, there remains some uncertainty as to 
whether sections of the structure would comprise fully glazed or opaque walling. Should 
Members be minded to approve the application, these details could be secured by way 
of a planning condition. The proposal also includes the reconstruction of the front 
boundary wall using salvaged materials where practicable, with any replacement 
materials to match the existing. This aspect of the proposal is considered to be 
acceptable. 

 
7.55 In respect of the proposed extensions, the Conservation Officer has advised that the 

revised scale and massing represent a significant improvement over the previously 
refused scheme and are considered acceptable in this context. The Conservation 
Officer has therefore recommended the imposition of conditions requiring the 
submission and approval of details relating to external materials, brickwork, and their 
construction, should planning permission be granted. 

 
7.56 The proposed rear extensions are considered modest, proportionate and appropriately 

subservient to the host building, thereby overcoming the design concerns that formed 
the basis of the previous refusal. Notwithstanding this, the subdivision of the principal 
former school hall area, to create a bedroom in addition to the open plan 
lounge/kitchen/diner would result in substantial harm to a key component of the 
significance of the Grade II listed building.  
 

7.57 The listing identifies the building's significance as deriving principally from its 
architectural and historic interest. Architecturally, the building is valued as a well-
preserved early example of a small rural school, with its original plan form remaining 
clearly legible and a number of historic features, including the clock, panelled doors 
and founder's coat of arms tablet, contributing to its authenticity and character. 
 

7.58 In terms of its historic interest, the building derives significance from its long-standing 
educational role within the local community, having served generations of local 
children. The survival of historic school plans further enhances an appreciation and 
understanding of the building's original function and its evolution over time. 
 

7.59 The main school hall therefore remains a key element of the building's significance and 
is one of the principal attributes that justifies its designation as a listed building. 
 

7.60 Whilst the amended scheme has addressed a number of the concerns identified under 
previous proposals, it continues to involve the subdivision of the main school hall. The 
open plan form and volume of this space are fundamental characteristics of the 
building's historic function and significance. The introduction of internal subdivisions 
would erode the legibility of the original school hall, diminishing both its architectural 



character and the ability to appreciate and understand the building's former educational 
use. 
 

7.61 Consequently, the proposal would result in substantial harm to the significance of the 
listed building, as it would fundamentally alter a key element of its significance, namely 
the original and highly legible plan form that survives within the principal hall space. 
The proposal therefore conflicts with Policies NDMP HE5 and NDMP HE6 and is not 
supported by the Council's Conservation Officer or Planning Officers. Whilst the 
external alterations are considered acceptable in design terms, the proposal must be 
considered in its entirety. On this basis, the submitted design is unacceptable due to 
the substantial harm caused by the subdivision of the main school hall space to the 
significance of the designated heritage asset. 
 
Residential Amenity 

7.62 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. This Local Policy accords with National Decision-making Policy P3: Living 
Conditions and Pollution of the NPPF 2026.  

 
7.63 In terms of potential overbearing, overshadowing and loss of light impacts, it is 

considered that the proposed extensions would not result in significant harm to the 
residential amenity of neighbouring occupiers. This is due to their relatively modest 
scale and height, their relationship with the existing rear projections and ancillary 
structures, and the retention of a comparable separation distance from neighbouring 
properties. Accordingly, the proposal is not considered to give rise to any unacceptable 
overbearing, overshadowing, daylight or sunlight impacts. 

 
7.64 In terms of overlooking and loss of privacy, no additional windows are proposed within 

the principal part of the building. The glazing associated with the proposed extensions 
would be located at ground-floor level only and, having regard to the existing boundary 
treatments and separation distances, would not result in any material increase in 
overlooking or loss of privacy for neighbouring occupiers. 

 
7.65 In considering the living conditions of future occupiers, it is acknowledged that there is 

an unusual relationship with No. 16 High Street to the south, whereby a number of 
windows within that property have direct views towards parts of the application site's 
curtilage. Whilst it is unclear whether these windows serve habitable rooms, those 
windows positioned on the Northern elevation of No. 16, overlooking the garden area 
of the Old School House, are of greatest relevance. 

 
7.66 Whilst such an arrangement would not ordinarily be supported in the context of new 

development, it is important to note that this relationship is long established. The 
windows currently overlook the application site and have done so throughout its historic 
use. Furthermore, the area of land affected is not located immediately to the rear of 
either dwelling and does not comprise the principal private amenity space typically 
associated with activities such as sitting out or outdoor dining. On balance, it is 
therefore considered that the existing relationship does not give rise to an unacceptable 
loss of privacy and would provide an acceptable level of amenity for future occupants. 

 
7.67 Having regard to all other aspects of residential amenity, the proposed development is 

considered to provide a high standard of accommodation for future occupiers. The 
scheme incorporates adequate private and defensible amenity space, together with 
suitable provision for refuse and cycle storage. The site's sustainable location provides 



convenient access to a range of services, facilities, recreation opportunities and public 
rights of way, contributing positively to the living conditions of future residents. 

 
7.68 The internal layout has been designed to accord with the Nationally Described Space 

Standard, ensuring that all habitable rooms benefit from adequate levels of space and 
natural light. Furthermore, having regard to the site's historic and surrounding land 
uses, there are no known concerns relating to land contamination, and future occupiers 
would not be expected to experience unacceptable levels of noise, odour or other 
environmental disturbance. Overall, the proposal is considered to provide an 
acceptable and high-quality living environment for future residents. 

 
7.69 Overall, taking the above assessment into consideration, the development proposed is 

considered to be acceptable with regard to its impacts and approach to residential 
amenity of the proposed and surrounding dwellings and therefore accords with 
PoliciesLP14 and LP37 of the Huntingdonshire Local Plan to 2036 and NDMP P3: 
Living Conditions and Pollution of the NPPF 2026.  
 
Highway Safety and Parking Provision 

7.70 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. 

 
7.71 Owing to the layout of the site and the heritage constraints associated with the 

conversion of the listed building, no off-street car parking is proposed as part of the 
development. The Local Highway Authority has been consulted and raises no objection 
on highway safety grounds. Whilst advising that the Local Planning Authority should 
consider any residential amenity implications arising from the absence of on-site 
parking, Officers note that High Street contains a mix of properties both with and without 
dedicated off-street parking provision, reflecting the historic character of the settlement. 

 
7.72 It is acknowledged that the proposed dwelling is likely to generate some demand for 

on-street parking. However, having regard to the scale of the development, comprising 
a single residential unit, Officers do not consider that the proposal would result in an 
unacceptable increase in parking pressure or give rise to significant residential amenity 
concerns. Furthermore, it is considered that the site's former educational and 
community-related uses would likely have generated a greater demand for parking than 
the proposed residential use. 

 
7.73 The sustainability of the site is also a material consideration. The submitted plans 

demonstrate the provision of secure cycle storage within the site. The proposed 
provision accords with the requirements of the Huntingdonshire Local Plan to 2036 and 
the Huntingdonshire Design Guide, which seek one cycle parking space per bedroom 
in a secure and covered location. Should planning permission be granted, the provision 
and retention of cycle parking could be secured by condition. 

 
7.74 Taking the above into account, Officers are satisfied that the proposal would not result 

in unacceptable impacts on residential amenity arising from on-street parking demand, 
would not prejudice highway safety, and provides an appropriate level of sustainable 
transport infrastructure. The proposal is therefore considered to accord with Policies 
LP14, LP16 and LP17 of the Huntingdonshire Local Plan to 2036 and National Decision 
Making Policies TR3 and TR6 of the National Planning Policy Framework 2026.  

 
 
 



Flood Risk and Surface Water 
7.75 The application site is located within Flood Zone 1, as defined by the Environment 

Agency Flood Map for Planning, which represents land at the lowest probability of 
flooding. The site is not identified as being at significant risk from other sources of 
flooding. Accordingly, the proposed development is considered appropriate in this 
location and there is no requirement to apply the Sequential or Exception Tests. 
Furthermore, given the limited scale of the proposed extensions and alterations, 
Officers do not consider the proposal would give rise to any significant increase in 
surface water runoff. 

 
7.76  Officers are satisfied that the details of surface water and foul water drainage can be 

adequately addressed through the Building Regulations process and other relevant 
legislative controls. In view of the scale and nature of the development, no objections 
are raised on drainage or flood risk grounds. 

 
7.77 The proposal is therefore considered acceptable in respect of flood risk, surface water 

and foul water management and is compliant with Policies LP5, LP6 and LP15 of 
Huntingdonshire’s Local Plan to 2036 and National Decision-Making Policies F4, F6, 
F7 and F8 of the NPPF 2026.  
 
Biodiversity  

7.78 In considering ecological matters, regard has been had to the age, condition and 
current vacancy of the building, which has the potential to support protected species, 
particularly roosting bats. The application is accompanied by a Preliminary Roost 
Assessment prepared by Sound Ecology and dated July 2025, which was received by 
the Local Planning Authority on 14 May 2026. 

 
7.79 The assessment concludes that the building does not provide evidence of supporting 

protected species and that the proposed works are unlikely to result in adverse impacts 
upon notable or protected species. As such, no further ecological surveys are 
considered necessary. 

 
7.80 The report does, however, recommend the implementation of precautionary working 

methods during construction and the incorporation of ecological enhancement 
measures. Subject to the imposition of appropriate conditions to secure these 
measures, Officers are satisfied that the proposal would not result in unacceptable 
ecological impacts. 

 
7.81 Overall, having regard to the above, the development is acceptable with regard to its 

approach to biodiversity and subject to conditions would accord with Policy LP30 of the 
Huntingdonshire Local Plan to 2036 and National Decision-Making Policy N2 
(Improving the natural environment) of the NPPF 2026. 
 
Impact on Trees 

7.82 Policy LP31 of the Local Plan requires proposals to demonstrate that potential adverse 
impacts on trees, woodland, hedges, and hedgerows have been fully considered. There 
are trees and hedgerows adjacent to the site boundaries that could be affected by the 
proposed development, and the root protection areas of these features should inform 
the site layout. 

 
7.83 As detailed in the preceding sections of this report, a broadly similar scheme was 

refused by the Development Management Committee on 17 December 2025. One of 
the reasons for refusal related to the absence of sufficient arboricultural information to 
demonstrate that the development could be undertaken without harm to adjacent trees 
and their Root Protection Areas (RPAs). 



 
7.84 The site lies within the Bluntisham Conservation Area. Whilst there are no Tree 

Preservation Orders affecting the site or adjoining land, trees within the Conservation 
Area benefit from statutory protection. 

 
7.85 In response to the previous reason for refusal, the current application is accompanied 

by an Arboricultural Impact Assessment (AIA). The assessment confirms that there are 
no trees located within the application site, although several off-site trees are situated 
in close proximity to the site boundaries. The report concludes that existing hard 
surfacing within the site has significantly restricted root growth beneath the site and 
notes that overhanging canopies have recently been reduced. 

 
7.86 The submitted AIA has been reviewed by the Council's Arboricultural Officer. The 

Officer advises that the proposed change of use and internal alterations are unlikely to 
adversely affect surrounding trees and accepts that the information submitted 
demonstrates, in principle, that the development can be undertaken without significant 
arboricultural harm, provided that the existing hardstanding is retained during the 
construction phase. 

 
7.87 The Arboricultural Officer has, however, raised concerns regarding the limited level of 

detail contained within the submitted Arboricultural Method Statement. In particular, it 
is considered that a detailed Tree Protection Plan (TPP) and Arboricultural Method 
Statement (AMS) are required to clearly identify tree protection measures and any 
specialist construction techniques necessary to safeguard adjacent trees throughout 
the development process. 

 
7.88 Notwithstanding these concerns, the Arboricultural Officer raises no objection to the 

proposal, subject to conditions requiring the submission and approval of a detailed AMS 
and TPP in accordance with BS5837:2012. Subject to these conditions, it is considered 
that the proposal would safeguard nearby trees and comply with the requirements of 
Policy LP31 of the Huntingdonshire Local Plan to 2036. 

 
Other Matters 
Accessible and Adaptable Dwellings 

7.89 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. 

 
7.90 In this case, given the constraints presented in the conversion of an existing building 

(not least one of heritage value) it is considered that it would be challenging to achieve 
this compliance. (For example, the lack of parking and level access are factors). 
Therefore, Officers consider that should Members choose to grant planning permission 
that it would be unreasonable to impose this condition. 
 
Accessible and Adaptable Dwellings 

7.91 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. Should Members choose to grant planning 
permission a condition is recommended to be attached to ensure compliance with the 
above, in accordance with Policy LP12 (j) of Huntingdonshire's Local Plan to 2036. 
 
Unilateral Undertaking for the provision of Wheeled Bins.  

7.92 Part H of the Developer Contributions SPD (2011) requires a payment towards refuse 
bins for new residential development. A Unilateral Undertaking Form in respect of 



wheeled bins has been received by the Local Planning Authority. The proposal 
therefore accords with Policy LP4 of Huntingdonshire’s Local Plan to 2036. 

 
Public Sector Equalities Duties 

7.93 The Equality Act 2010 provides protection from discrimination in respect of certain 
protected characteristics, namely: age, disability, gender reassignment, pregnancy and 
maternity, race, religion or beliefs and sex and sexual orientation. It places the Council 
under a legal duty to have due regard to the advancement of equality in the exercise of 
its powers including planning powers. 

 
7.94 The Committee must be mindful of this duty inter alia when determining all planning 

applications. In particular, the Committee must pay due regard to the need to:  
(1) eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under the Act; 
(2) advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; and  
(3) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

 
7.95 Due consideration has been made to The Equality Act 2010 during the assessment 

of the planning application and no conflicts are raised. 
 

Human Rights 
7.96 Due consideration has been made to The Equality Act 2010 during the assessment 

of the planning application and no conflicts are raised. There may be implications 
under Article 1 (protection of property) and Article 8 (right to respect for private and 
family life) of the First Protocol regarding the right of respect for a person’s private 
and family life and home, and to the peaceful enjoyment of possessions; however, 
these issues have been taken into account in the determination of this application. 
 

8 PLANNING BALANCE AND CONCLUSION 
8.1 The proposed subdivision of the principal schoolroom space to create an open plan 

lounge/kitchen/diner and separate bedroom for the 3 bedroom dwelling would result 
in substantial harm to, a key element of the significance of the Grade II listed Old Day 
School. The principal school hall is a highly significant historic space which remains 
legible as a single historic classroom and contributes substantially to the architectural 
and historic interest of the designated heritage asset. The proposed alterations would 
fundamentally erode this open character, form and spatial qualities of this important 
room, resulting in substantial harm to the significance of the listed building. 

 
8.2 The public benefits arising from a single new residential dwelling, including the 

bringing back into use of this former community Listed building, are not considered to 
be substantial or sufficient to outweigh the identified heritage harm in this instance. 
The proposal therefore fails to preserve the special architectural and historic interest 
of the listed building. Accordingly, the proposal is contrary to Sections 66(1) and 72(1) 
of the Planning (Listed Buildings and Conservation Areas) Act 1990, Policy LP34 of 
Huntingdonshire's Local Plan to 2036, and National Decision-Making Policies HE5 
and HE6 of the National Planning Policy Framework 2026. 

 
9 RECOMMENDATION AND CONDITIONS/REASONS  
9.1 It is recommended that the proposal is recommended FOR REFUSAL for the following 

reasons.  
1. The proposed subdivision of the principal schoolroom to create a residential 

dwelling would result in substantial harm to, a key element of the significance of the 
Grade II listed Old Day School. The principal school hall is a highly significant 



historic space which remains legible and contributes substantially to the 
architectural and historic interest of the designated heritage asset. The proposed 
alterations by way of subdivision of this open plan space would fundamentally erode 
the character, form and spatial qualities of this important room, resulting in 
substantial harm to the significance of the listed building. The public benefits arising 
from the proposal, including the continued use of the building, are not considered 
to be substantial or sufficient to outweigh the identified heritage harm. The proposal 
therefore fails to preserve the special architectural and historic interest of the listed 
building. Accordingly, the proposal is contrary to Sections 66(1) and 72(1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990, Policy LP34 of 
Huntingdonshire's Local Plan to 2036, and National Decision-Making Policies HE5 
and HE6 of the National Planning Policy Framework 2026. 

 
If you would like a translation of this document, a large text version or an audio version, please 
contact us on 01480 388640 and we will try to accommodate your needs. 
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