
DEVELOPMENT MANAGEMENT 
COMMITTEE 15 OCTOBER 2019 

 

Case No: 18/00717/FUL  (Full Planning Application) 

Proposal: First floor domestic accommodation and erection of a 

conservatory to the rear 

Location: The Centurian Hall High Street  Somersham  Huntingdon 

Applicant: Mr Masood Sadique 

Grid Ref: 536240   277817 

Date of Registration:   27.04.2018 

Parish: Somersham 

RECOMMENDATION  - REFUSE 

This application has been referred to Development Management 
Committee as the Parish Councils recommendation of APPROVAL 
is contrary to the Local Planning Authorities recommendation of 
REFUSAL. 

1. DESCRIPTION OF SITE AND APPLICATION 

1.1 This application relates to the Centurian Hall, High Street, 

Somersham. The application site holds a large detached building 

use by the Royal British Legion Club for an entertainment venue, 

social club and takeaway. There is a large car park to the rear of 

the building and an existing access from the High Street. The site 

is located within the centre of Somersham Conservation Area 

and within close proximity to a number of listed buildings 

identified as No 44 and Nos. 59-61 High Street. 

1.2 The site forms part of the built up area of Somersham and is 

surrounded by residential development in all directions. The 

settlement of Somersham is classified as a Key Service Centre 

in the Local Plan to 2036 and as such Policy LP8 of the Local 

Plan is particularly relevant to this proposal. 



1.3 In terms of flood risk, the 2017 Strategic Flood Risk Assessment 

(SFRA 2017) identifies the site as being located within Flood 

Zone 1. Rationale for using the 2017 SFRA is outlined in the 

‘Flood Risk’ section below. 

1.4 Planning permission is sought for the addition of a first floor to 

the existing building and a further single storey conservatory to 

the rear. In terms of size the first floor extension would measure 

21.4 metres in width by 5.1 metres in depth. In regards to height 

the first floor extension would sit on top of the flat roofed single 

storey building and raise the height from 3 metres to 6.2 metres 

overall. The proposed conservatory would be located at the rear 

of the building and measure a total of 3 metres in height and at a 

width of 11.3 metres and a depth of 4 metres.  

2. NATIONAL GUIDANCE 

2.1 The National Planning Policy Framework (NPPF 2019) sets out 

the three economic, social and environmental objectives of the 

planning system to contribute to the achievement of sustainable 

development. The NPPF confirms that ‘So sustainable 

development is pursued in a positive way, at the heart of the 

Framework is a presumption in favour of sustainable 

development. The NPPF sets out the Government's planning 

policies for:  

• delivering a sufficient supply of homes;  

• achieving well-designed places;  

• conserving and enhancing the natural environment;  

• conserving and enhancing the historic environment. 

2.2 Planning Practice Guide  

For full details visit the government website National Guidance 

3. PLANNING POLICIES 

3.1 Huntingdonshire's Local Plan to 2036 

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


• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management 
• LP8: Key Service Centres 
• LP11: Design Context  
• LP12: Design Implementation 
• LP14: Amenity 
• LP15: Surface Water 
• LP16: Sustainable Travel 
• LP17: Parking Provision and Vehicle Movement 
• LP25: Housing Mix 
• LP30: Biodiversity and Geodiversity  
• LP31: Trees, Woodland, Hedges and Hedgerows 
• LP34: Heritage Assets and their Settings  

3.2 Supplementary Planning Guidance 

• Huntingdonshire Design Guide (2017) 
• Developer Contributions SPD (2011) 

For full details visit the government website Local policies 

4. PLANNING HISTORY 

4.1 17/02397/FUL - First floor domestic accommodation - 

08.03.2018 

5. CONSULTATIONS 

5.1 Somersham Parish Council - Recommend Approval 

5.2 Environmental Health – No Objection 

5.3 CCC Highways – No objection - The existing access to the 

proposed new domestic accommodation is very poor in geometry 

and width, and if it were not already historically used as a car 

park, access would be most unsuitable, however given its current 

use it would be difficult to defend at appeal the movements 

produced by the proposed dwellings. It is noted that the applicant 

has indicated that the car park is underused at the present time, 

has any information been submitted to the planning authority 

indicating this as such? This would also help inform the LPA’s 

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


decision as to if the number of spaces is still adequate for both 

uses. 

Officer comment: The issues/questions raised are covered in the 

main body of the report. 

5.4 HDC Conservation - Objection 

6. REPRESENTATIONS 

6.1 Fourteen representations have been received (some from the 

same address) stating the following: 

• Overlooking potential impact 

• Covenant on building stating no part can be lived in 

• No need for staff to live there 

• Ugly, obtrusive and out of keeping with the surrounding 

area 

• Access is dangerous 

• Parked cars and traffic along this section of the High 

Street 

• Despite the boundary treatment, views from neighbouring 

properties will be clear into the site and vice versa 

• Noise from the club is excessive and loud 

• Impact on conservation area and grade II listed buildings 

6.2 Five of the representations were in support of the application; 

however these were in the same handwriting on the same note 

paper. It is noted that these did have individual signatures. The 

letters in support stated: 

• Ample Parking 

• No concerns with traffic 

• Good access 

• Neighbouring buildings will not be affected 

• It will improve place and business 

• Good for local community 



7. ASSESSMENT 

7.1 When determining planning applications it is necessary to 

establish what weight should be given to each plan’s policies in 

order to come to a decision. The following legislation, 

government policy and guidance outline how this should be 

done.  

7.2 As set out within the Planning and Compulsory Purchase Act 

2004 (Section 38(6)) and the Town and Country Planning Act 

1990 (Section 70(2)) in dealing with planning applications the 

Local Planning Authority shall have regard to have provisions of 

the development plan, so far as material to the application, and 

to any other material considerations. This is reiterated within 

paragraph 47 of the NPPF (2019). The development plan is 

defined in Section 38(3)(b) of the 2004 Act as “the development 

plan documents (taken as a whole) that have been adopted or 

approved in that area”.  

7.3 In Huntingdonshire the Development Plan consists of: 

• Huntingdonshire’s Local Plan to 2036 (2019) 

• Cambridgeshire & Peterborough Minerals and Waste  

Development Plan Core Strategy (2011) 

• St Neots Neighbourhood Plan 2014-2029 

• Godmanchester Neighbourhood Plan (2017) 

• Houghton and Wyton Neighbourhood Plan (2018) 

• Huntingdon Neighbourhood Plan (2019) 

7.4 The statutory term ‘material considerations’ has been broadly 

construed to include any consideration relevant in the 

circumstances which bears on the use or development of the 

land: Cala Homes (South) Ltd v Secretary of State for 

Communities and Local Government & Anor [2011] EWHC 97 

(Admin); [2011] 1 P. & C.R. 22, per Lindblom J. Whilst accepting 

that the NPPF does not change the statutory status of the 

Development Plan, paragraph 2 confirms that it is a material 



consideration and significant weight is given to this in 

determining applications.  

7.5 The main issues to consider are: 

• The principle of development 

• Impact upon the Character and Appearance of the 

Conservation Area and nearby listed buildings Impact 

upon residential amenity 

• Highways safety and access 

• Flooding 

The Principle of Development 
7.6 Somersham is defined as a 'Key Service Centre' in Policy LP8 of 

the Local Plan (2019). The policy states that development on a 

site which is additional to those allocated in the Local Plan will be 

supported where it is located within the built up area. 

7.7 The extents of the settlements' built-up areas are not defined on 

maps, but are to be judged on a site-by-site basis. 

7.8 The Local Plan defines the built up area as a distinct group of 

buildings that includes 30 or more homes. Land which relates 

more to the group of buildings rather than to the surrounding 

countryside is also considered to form part of the built-up area. 

The Local Plan goes on to state that the built up area includes 

“Individual plots and minor scale development opportunities 

which would provide infill and rounding off opportunities on land 

which is physically, functionally and visually related to existing 

buildings”. 

7.9 In this instance there is no disputing that the site is located firmly 

within the built up area of the settlement. The site is surrounded 

in all directions by residential land uses, therefore the proposal 

for residential development on the site purely from a land use 

perspective is considered appropriate and acceptable in 

principle. 



Impact upon the Character and Appearance of the Conservation 
Area and nearby listed buildings  
7.10 The Centurian Hall is a detached building, used by the Royal 

British Legion Club for an entertainment venue, Social Club and 

Take-away. The Centurian Hall stands within a historically 

sensitive area, on the main street of the village, among a number 

of historic and Listed buildings and within the Conservation Area, 

not far from the main crossroads of the historic village centre and 

the Parish Church, and north of a Scheduled Monument, the site 

of the Bishop of Ely’s Palace (List entry No 1010475). 

7.11 Number 44 High Street is a Grade II Listed Building which stands 

adjacent to The Centurian Hall and to the south-east. It is 

described in the listing as an early 19th century two storey house 

of gault brick with hipped slate roof with various surviving 

decorative and historic features. It stands back from High Street 

and aligns with the rear car park of The Centurian Hall. 

7.12 Opposite The Centurian Hall, across High Street, stand The 

Grange, 65 High Street (Grade II Listed Building), a mid-18th 

century and early 19th century house of two storeys and attics of 

red brick with tiled roof and surviving historic features. 

7.13 Also opposite The Centurian Hall, across High Street, stands 59 

and 61 High Street (Grade II Listed Buildings), a pair of late 17th 

century cottages of Flemish bond gault brick and tiled roof. Also 

57 High Street (Grade II Listed Building) a mid 19th century 

house of gault brick and slate roof with mid-19th century shop 

front and entry. 

7.14 The Heritage Statement states that the building was constructed 

as a sheet clad, steel framed building in the early 20th century 

and describes it as having a history but provides no further 

details, although states that it was extended in the late 20th 

century. The Ordnance Survey map of 1887 shows the site 

location to be an open field from High Street southwards, running 



alongside 44 High Street (Grade II Listed Building). The OS map 

of 1924 shows an L-shaped building at this location, of similar 

length and width as the existing, although without the triangular 

extension, marked as ‘Picture Theatre’ (records at 

Huntingdonshire DC). 

7.15 Centurian Hall is mostly a modern, flat roofed, large, brick 

building, sprawling to the rear. A 1920 OS map shows the 

Picture Theatre at this location, so it may have a core which is 

historic but that is not apparent from the existing building. It has a 

short brick frontage with mock traditional features with a pitched 

slate roof. This is built onto the main building which is of brick to 

the front and side but has corrugated metal sheeting roof and a 

corrugated metal gable end to the rear. Along the east side and 

rear (south) a large, triangular, brick, flat roofed single storey 

extension has been previously added. This eastern extension is 

of a standard modern brick construction in Stretcher Bond with a 

flat roof and standard modern doors and windows. It is of 

standard modern utilitarian design and quality and clearly 

intended for business or commercial use rather than domestic. A 

canopy with a glazed or uPVC roof supported on posts is 

attached to the rear elevation. 

7.16 The car park at the rear of Centurian Hall has a tarmac surface 

and a boundary of timber fencing on concrete posts and its 

eastern boundary runs alongside the rear garden and buildings 

of the Listed Building, No 44. The vehicular and pedestrian 

access from High Street to the car park runs alongside the east 

side of the Centurian Hall building and also has a timber fence 

on concrete posts running along this east boundary which 

adjoins the front garden of the Listed Building, No 44. 

7.17 In the Design and Access Statement the applicant states that 

there is no proposed increase in the area of the ground floor and 

the proposed extension is intended to be built on the existing 



structure, described as a brick built single storey extension to 

main Club Room. The proposed drawing shows that a new 

ground floor conservatory extension at the rear of the building is 

also proposed. 

7.18 The proposed first floor has the appearance of a rectangular 

block, with a flat roof and straight rear and side elevations. A 

single narrow horizontal window is proposed to each side 

elevation, which is otherwise featureless, and a series of long 

windows to the rear elevation, the two central windows have the 

appearance of double doors. 

7.19 Full details of the proposed design and materials have not yet 

been submitted but references are made to a flat roof of modern 

synthetic or Bitumen System, and materials and proposed 

features to match the colour of the existing. Also proposed is a 

grey coloured cement based wood grain cladding material on the 

front and side of the first floor elevations. Details of proposed 

cladding illustrate that the cladding appears to be attached to a 

post or frame (full details of construction have not been 

submitted) and would give the new first floor the appearance of 

an edge to edge timber boarded structure. 

7.20 The proposed rear ground floor extension, has the appearance 

of a conservatory with a flat roof, and glazing to all elevations on 

a plinth, but no details of construction or materials have been 

submitted. 

7.21 Policies LP11 and LP12 of the Local Plan to 2036 expect 

developments to be designed sympathetically and in keeping in 

their surroundings, in terms of the detailed design and the 

resultant curtilage size. It is considered that the proposal does 

not accord to these policies due to the proposed design which is 

not in keeping with the character and appearance of the area. 



7.22 The 1990 Act gives local planning authorities a general duty to 

preserve Listed Buildings and to preserve or enhance the 

character or appearance of Conservation Areas (s.66 Planning 

(Listed Buildings and Conservation Areas) Act 1990). The 

National Planning Policy Framework 2019 states that Local 

planning authorities need to take account of the desirability of 

sustaining and enhancing the significance of heritage assets 

(Para 192). The NPPF 2019 also states that great weight should 

be given to the conservation of a heritage asset (Para 193) and 

that any harm to or loss of significance should require clear and 

convincing justification (Para 194). The NPPF 2019 states that 

where a development proposal 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 securing its optimum viable use (Para 196). 

The NPPF 2019 requires that an applicant should describe the 

significance of any heritage assets affected, including any 

contribution made by their setting and that the detail should be 

sufficient to understand the potential impact of the proposal on 

their significance (Para 189). 

7.23 High Street, Somersham to the east and west from Centurian 

Hall contains mostly historic detached and terraced town houses 

dating from the early 19th century, and indeed earlier, and are of 

brick or render. Between the detached houses to the west, and 

along the east and west sides of Centurian Hall, there are views 

through to the back gardens, yards and rear buildings relating to 

the High Street. 

7.24 In particular, the Listed Building, No. 44, stands back from the 

road, adjacent to the Centurian Hall car park and with its large 

front garden alongside and east of the Centurian Hall building. 

The garden of No 44 has a low brick wall forming its front 

boundary and trees within it. The Listed Building is visible to 

travellers along High Street between the boundary trees, and is 



viewed within its open front garden, laid to lawn. The Centurian 

Hall is also seen in views of this Listed Building from High Street, 

and the main Centurian Hall building and its eastern extension re 

in the foreground in views from the north and west  

7.25 Centurian Hall and its existing single storey extension are clearly 

visible to travellers along High Street, through the entranceway, 

across High Street from the Listed Buildings opposite (59-61 

High Street) and within views of the High Street from east and 

west. From the east it is seen within the setting of the Listed 

Building, No 44, and also those Listed Buildings opposite. 

7.26 The Centurian Hall is considered to be a negative element within 

the Conservation Area because of its scale, design and 

materials. It is also considered to have a negative impact on the 

settings of the Listed Buildings, No 44 and 59-61 High Street. 

7.27 This proposal will add a first floor to the existing building, 

increasing its scale, bulk and height. The proposed extension will 

be of a similar design to the existing utilitarian modern design of 

the existing eastern extension and so increase the negative 

impact of the existing building. The proposed materials are also 

of poor quality and appearance and are not sympathetic to the 

character of the historic buildings on High Street nor that of the 

adjacent Listed Building, No 44 or its front garden, nor those 

Listed Buildings opposite Centurian Hall on High Street. 

7.28 For those reasons the proposed new first floor extension is 

considered harmful to the Conservation Area, and the settings of 

identified Listed Buildings, No 44, and 59-61 High Street and 

therefore contrary to policies LP11, LP12 and LP34 of the Local 

Plan to 2036. Although that harm is considered to be less than 

substantial, the proposed extension is for the benefit of the users 

of the entertainment venue, Social Club and Take-away and 

there is no public benefit identified to outweigh the harm to these 

heritage assets. 



7.29 The site plan indicates that an area of the existing car park is to 

be allocated for the location of wheelie bins, and the parking of 

cycles and mopeds. This area is adjacent to the Listed Building 

so this part of the proposal is also considered to have a harmful 

impact on the setting of the Listed Building, No 44 High Street. 

There is also insufficient information submitted to be able to 

assess the potential impact of the proposed single storey rear 

extension. 

7.30 It is therefore considered that the harm caused by the proposal 

to both the Conservation Area and the setting of the 

neighbouring listed buildings would be contrary to policies LP11, 

LP12 and LP34 of the Local Plan to 2036. 

Impact upon Neighbouring Residential Amenity 
7.31 The NPPF and the Council’s planning policy LP14 of the Local 

Plan to 2036 seeks to protect amenity of neighbouring occupiers. 

The policy also seeks to ensure residential amenity is not 

harmed as a result of development; the NPPF within the core 

principles states that planning should "always seek to secure 

high quality design and a good standard of amenity for all 

existing and future occupants of land and buildings".  

7.32 In terms of its relationship with neighbouring properties, the 

proposal has raised some concerns and objections from 

neighbouring residents. Following amendments, the stairs to the 

flats will be internal and although there are a number of windows 

along the rear elevation of the first floor extension, due to 

separation distances (over 34 metres between the proposal and 

the closest dwelling at No.14 Crane Close to the south) and the 

relatively good level of boundary treatment in the form of trees 

and hedgerows, it is considered that there will not be any 

significant impact upon the private residential amenity of the 

neighbouring residential dwellings, and it is also considered that 



the proposal will result in no significant overlooking or 

overbearing relationship with the neighbouring properties. 

7.33 Overall given the scale and orientation of the proposal when 

viewed against the neighbouring properties, it is deemed that 

there will be no significant impact in regards to overlooking or 

overshadowing. Details of hard and soft landscaping including 

boundary treatments could be secured via condition. It is 

considered that the development will not lead to a significant loss 

of amenity to the adjoining properties. The proposal is 

considered to be in accordance with Policy LP14 of the Local 

Plan to 2036. 

Highway Safety  
7.34 In terms of highway safety, access and parking, the proposal 

would utilise an existing access that is currently used for the 

development. 

7.35 Cambridgeshire County Council Highways have been consulted 

and offer no objection in terms of highways safety, however they 

do state that the existing access to the proposed new domestic 

accommodation is very poor in geometry and width, and if it were 

not already historically used as a car park access would be most 

unsuitable, however given its current use it would be difficult to 

defend at appeal the movements produced by the proposed 

dwellings.  

7.36 There are no maximum or minimum parking standards that need 

to be applied to developments as per the requirements of the 

NPPF. It is shown on the submitted plans that adequate parking 

and turning can be achieved on site, having regard to the scale 

and nature of the proposed development. It is considered that 

there is sufficient parking space on the site to meet the 

requirements of policies LP16 & LP17 of the Local Plan to 2036. 



Flood Risk 
7.37 The application site is in Flood Zone 1 as confirmed by the SFRA 

2017, which means it has a low probability of flooding. It is 

deemed that there should be no additional surface water run-off 

impacts. The proposal is therefore considered acceptable and 

complies with policies LP5 and LP15 of the Local Plan to 2036. 

Housing Accessible and Adaptable Homes 
7.38 Policy LP25 of the Local Plan to 2036 provides guidance on 

accessible and adaptable homes and states that all proposals for 

housing should include a commitment either in the Planning 

Statement or Design and Access Statement acknowledging their 

intention to design and build the whole proposed scheme to the 

M4(2) standards. 

7.39 The application does not include any information on how the 

proposal will be designed and built to building regulation M4(2) 

standards, however as this is a requirement a condition would be 

placed on any permission to require this standard to be met, and 

preferably only when additional information has been submitted 

by the applicant confirming that the proposal will be designed 

and built to building regulation M4(2) standards. 

Other Issues 
7.40 Development Obligations - Part H of the Developer Contributions 

SPD (2011) requires a payment towards refuse bins for new 

residential development.   

7.41 A Unilateral Undertaking will need to be submitted to meet the 

requirements of Policy CS10 of the Core Strategy 2009.  

7.42 There are no other material planning considerations which have 

a significant bearing on the determination of this application. 



Community Infrastructure Levy (CIL): 
7.43 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. 

7.44 There are no other material planning considerations which have 

a significant bearing on the determination of this application. 

Conclusion 
7.45 The NPPF has at its heart the presumption in favour of 

sustainable development. To be sustainable, development must, 

as noted in paragraph 6 of the NPPF, strike a satisfactory 

balance between the economic, environmental and social 

considerations. 

7.46 The NPPF highlights that heritage assets are an irreplaceable 

resource and indicates that they should be conserved so that 

they can be enjoyed for the contribution to the quality of life of 

existing and future generations.  

7.47 The proposed new first floor extension is considered harmful to 

the Conservation Area, and the settings of identified Listed 

Buildings, No 44, and 59-61 High Street and therefore contrary to 

policies LP11, LP12 and LP34 of the Local Plan to 2036. 

Although that harm is considered to be less than substantial, the 

proposed extension is for the benefit of the users of the 

entertainment venue, Social Club and Take-away and there is no 

public benefit identified to outweigh the harm to these heritage 

assets. 

7.48 Having regard to applicable national and local planning policies, 

and having taken all relevant material considerations into 

account, it is therefore recommended that planning permission 

should be refused. 



8. RECOMMENDATION  - REFUSAL for the 
following reasons 

Reason 1: The proposal, by reason of its scale, bulk, appearance and 

height would result in harm to the special character and appearance of 

the Somersham Conservation Area and the settings of identified Listed 

Buildings, No 44, and 59-61 High Street. In accordance with paragraph 

193 of the NPPF great weight should be given to the conservation of 

Somersham Conservation area and the settings of the identified listed 

buildings in consideration of paragraph 196 the harm caused to the 

significance of these designated heritage assets is not outweighed by 

the proposed public benefits of the scheme. Accordingly the 

development fails to preserve the character or appearance of the 

Conservation Area and the setting of the identified listed buildings. The 

proposal is therefore contrary to Policies LP11, LP12 and LP34 of the 

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 Peter Baish Senior Development 
Management Officer 01480 388680 
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Huntingdonshire DC Public Access

From: developmentcontrol@huntingdonshire.gov.uk

Sent: 17 May 2018 11:31

To: DevelopmentControl

Subject: Comments for Planning Application 18/00717/FUL

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 11:30 AM on 17 May 2018 from Mrs Penelope Bryant.

Application Summary

Address:
The Centurian Hall High Street Somersham Huntingdon 
PE28 3EE 

Proposal:
First floor domestic accommodation and erection of a 
conservatory to the rear 

Case Officer: Peter Baish 

Click for further information

Customer Details

Name: Mrs Penelope Bryant

Email: clerk@somersham-pc.gov.uk

Address:
The Norwood Building, Parkhall Road, Somersham PE28 
3HE

Comments Details

Commenter 
Type:

Town or Parish Council

Stance:
Customer made comments in support of the Planning 
Application

Reasons for 
comment:

Comments: Councillors could see no reason to object to the 
proposals, the plans/designs look acceptable and the 
village has a shortage of this type of accommodation.
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