
DEVELOPMENT MANAGEMENT 
COMMITTEE 22nd NOVEMBER 2021 

Case No: 20/01068/FUL  (FULL PLANNING APPLICATION) 

Proposal: ERECTION OF THREE NEW FAMILY HOUSES WITH 
ASSOCIATED LANDSCAPING AND ACCESS. 

Location: CHURCH FARM BLACKSMITHS LANE  ABBOTSLEY 
PE19 6UG 

Applicant: MARY, HELEN & CATHERINE BURD, PALIN & 
GIBBINS 

Grid Ref: 522806   256480 

Date of Registration:   22.07.2020 

Parish: ABBOTSLEY 

This application is referred to the Development Management 
Committee (DMC) as Abbotsley Parish Council’s recommendation 
of approval conflicts with the officer recommendation to refuse the 
application. 

1. DESCRIPTION OF SITE AND APPLICATION

1.1 The application site comprises a pocket of largely undeveloped 
and disused land north of Blacksmiths Lane in Abbotsley 
Conservation Area. The site is heavily populated with mature 
trees and includes a section of the existing residential curtilage of 
Blacksmith’s Cottage. An existing public footpath runs along the 
south-western boundary of the site and is used to access St 
Margaret’s Church from Blacksmiths Lane. A disused tennis 
court highly visible from the High Street makes up the northern 
section of the site and infills the area of land between St 
Margaret’s Church Graveyard and the Village Hall. 

1.2 The site is in a particularly sensitive location of historic 
significance within the settings of several Listed Buildings which 
include the Grade II* Listed St Margaret’s Church, Grade II 
Listed tomb within the graveyard, Grade II Listed Church Farm 
including barn, and Grade II Listed Blacksmith’s Cottage 
including barn. The adjacent Village Hall (former School) is 
considered to be a non-designated heritage asset.  

RECOMMENDATION  -  REFUSE



1.3 This application proposes the erection of three new family 
houses with associated landscaping and access from 
Blacksmiths Lane. 

 
1.4 The application is accompanied by the following documents: 

- Highway/Transport report 
- Ecology Surveys 
- Arboricultural Impact and Mitigation Assessment 
- Landscape Assessment 
- Design and Access Statement 
- Heritage Statement 

2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (20 July 2021) (NPPF 

2021) sets out the three objectives - economic, social, and 
environmental - of the planning system to contribute to the 
achievement of sustainable development. The NPPF 2021 at 
paragraph 10 provides as follows: 'So that sustainable 
development is pursued in a positive way, at the heart of the 
Framework is a presumption in favour of sustainable 
development (paragraph 11).' 

 
2.2 The NPPF 2021 sets out the Government's planning policies for 

(amongst other things):   
• delivering a sufficient supply of homes;  
• achieving well-designed places;  
• conserving and enhancing the natural environment;  
• conserving and enhancing the historic environment. 

2.3 Planning Practice Guidance and the National Design Guide 2021 
are also relevant and material considerations. 

 
For full details visit the government website National Guidance 

3. PLANNING POLICIES 
 
3.1 Huntingdonshire's Local Plan to 2036 (Adopted 15th May 2019) 

• Policy LP1 - Amount of Development 
• Policy LP2 – Strategy for Development 
• Policy LP3 – Green Infrastructure 
• Policy LP4 – Contributing to Infrastructure Delivery 
• Policy LP5 – Flood Risk 
• Policy LP9 – Small Settlements 
• Policy LP11 – Design Context 
• Policy LP12 – Design Implementation 
• Policy LP14 – Amenity 
• Policy LP15 – Surface Water 
• Policy LP16 - Sustainable Travel 
• Policy LP17 – Parking Provision and Vehicle Movement 
• Policy LP25 – Housing Mix 

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


• Policy LP30 – Biodiversity and Geodiversity 
• Policy LP31 – Trees, Woodland, Hedges and Hedgerows 
• Policy LP32 – Protection of Open Space  
• Policy LP34 - Heritage Assets and their Settings 

 
3.2 Supplementary Planning Documents 

• Huntingdonshire Design Guide Supplementary Planning 
Document (2017) 

• Developer Contributions SPD (2011) 
• Huntingdonshire Landscape and Townscape Assessment 

(2007) 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• Annual Monitoring Review regarding housing land supply. 

 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 No recent formal planning history. 

5. CONSULTATIONS 
 
5.1 Abbotsley Parish Council (latest comments dated 14th June 

2021):  Abbotsley Parish Council considered the revised plans 
showing passing places along Blacksmiths Lane, the alterations 
to the site location plan and a copy of the new certificate B at its 
meeting held 10th June 2021. 

 
The Parish Council resolved to unanimously recommend 
approval to the passing plans as outlined on the plan. It was 
recognised that this represents an improvement to the current 
situation where drivers use the grass bank or verge to pass. 

 
Abbotsley Parish Council recommended approval to the scheme 
on 28th August 2020 subject to three areas of concern being 
addressed. Firstly: regarding a construction phase plan which 
you have agreed can be dealt with by a condition. Secondly: the 
application has proposed passing locations to which the Parish 
Council agrees. Thirdly: reinstating the road to at least its present 
condition after works are completed. The Parish Council 
recognises that this is a matter for CCC Highways to deal with 
and is outside the jurisdiction of the Planning Authority. The 
Parish Council would take this up with CCC Highways to manage 
this.  

 
Therefore, Councillors were satisfied that concerns have been 
met or can be dealt with and so confirmed that the 
recommendation of approval made to HDC in August 2020 still 
stands as its recommendation for the scheme and the Parish 
Council is not minded to change its position. 

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


 
5.2 HDC Conservation (summarised - content of comments 

discussed in greater detail within main section of report: Less 
than substantial harm to the character and appearance of the 
Conservation Area. Less than substantial harm to the setting of 
St Margaret’s Church and Blacksmiths Cottage. The level of 
harm caused to designated heritage assets would not be 
outweighed by the public benefits of the development. 

 
5.3 Cambridgeshire County Council Archaeology: Our records 

indicate that this site lies in an area of archaeological potential, 
situated within the core of the historic settlement and 
immediately east of the Grade II* listed Church of St Margaret 
(National Heritage List for England reference 1210868). Grade II 
listed dwellings dating to the 17th century are also present 
immediately adjacent to the east at 2 Blacksmiths Lane (NHLE 
ref 1210810) and west, immediately south of the church (Church 
Farmhouse NHLE ref 1290294). Previous archaeological 
investigations conducted only 100m to the east at Lion Farm 
revealed evidence of medieval settlement and occupation, 
including postholes and cobbled floors, with the majority of finds 
recovered dating from the 10th to 12th centuries 
(Cambridgeshire Historic Environment Record reference 
ECB1932, MCB16490). Further evidence of medieval activity in 
the vicinity survives in the form of moats and ponds to the south 
of the application area at Waterloo Farm (CHER ref 01136) and 
south-west at Manor Farm (01135). Evidence of earlier 
settlement is also visible as cropmarks of ditched enclosures of 
probable Iron Age or Roman date, observed on aerial imagery in 
open land to the south-east (MCB18958) and north (MCB18962) 
of the village core. 

 
[NB/ The ‘Heritage Statement’ accompanying this application 
appears to have been split into 2 parts, and there may be pages 
missing – Part 1 finishes on page 29 and Part 2 resumes again 
on page 32. Please could the missing pages be reinstated?] 

 
We do not object to development from proceeding in this location 
but consider that the site should be subject to a programme of 
archaeological investigation secured through the inclusion of a 
negative condition. 

 
5.4 Cambridgeshire County Council Highways (latest comments 

dated 18th June 2021):  The applicant is proposing to provide 
two passing places. I note that the applicant has provided the 
highway boundary on plan number 1897_P01_P5 in a dashed 
green line. However, the highway boundary that the applicant 
has provided doesn’t appear to match up with what I have 
access to. Has the applicant had an in-depth search done by 
CCC Searches, ensuring that they attended site to mark the 
highway boundary? If not, this will need to be carried out before I 
can provide any recommendation.  



 
In addition, the passing bay to the east of the site access 
appears to be within a sloped verge. The applicant will need to 
detail how they proposed to regrade the verge line or deal with 
this issue. It may be that with searches attending site to mark the 
boundary that this may eliminate this need for this issue. Happy 
to discuss further with the applicant’s agent at a site meeting if 
they feel its required. Defer for amended plans. 

 
5.5 Cambridgeshire County Council Public Right of Way Officer 

(summarised): The alignment of Public Footpath No. 6, 
Abbotsley is included in the application site. Following 
discussions with the applicant in August 2020 we agreed a 
revised drawing for the proposed planting which abuts the public 
footpath on the north-south section connecting to Blacksmiths 
Lane (new drawing reference BHA_SK_1796_18.08.20). This 
retains the existing boundary to the west of the footpath.  The 
existing hedge line to the east of the footpath will also be 
retained with some infill hedge planting on the existing line set 
back 1.5 metres from the edge of the footpath.   

 
The proposed site plan (reference 1897_P01_P5) appears to be 
in line with what was previously agreed with the applicant back in 
August 2020.    

 
5.6 HDC Landscape (summarised latest comments 24th August 

2020): Amendments are still required to reduce impacts on trees 
and landscape.                                    

 
I defer to Conservation colleagues on impacts on Heritage 
Assets. 

 
5.7 The Wildlife Trust: Further to my original comments made on 5th 

August 2020, it appears that I had missed some of the details 
that were submitted, including the fact that the development now 
no longer includes the demolition of the barn with bats present 
and the additional great crested newt report (April 2020) by 
Greenwillows Associates, which was included as an appendix to 
a report. 

 
Based on this additional information, I can confirm that there will 
be no need for further bat surveys or great crested newt surveys 
prior to determination of this application. 

 
5.8 Historic England: No comment. 
 
5.9 HDC Environmental Health: No objection. 

6. REPRESENTATIONS 
 
6.1 5 neighbouring properties were originally consulted by letter on 

the application. A site notice was also put up on High Street as 



the development affects the settings of Listed Buildings and the 
Conservation Area.  

 
6.2 To date 8 neighbour representations have been received all in 

objection to the application. 1 representation of support has been 
submitted by the Abbotsley Parochial Church Council.  

 
6.3 In summary, the comments received in objection to the 

application relate to: 
- The proposal would completely the change the rural character 
of the lane and create a more urban feel.  
- The existing site currently makes a positive contribution to the 
rural character of the lane and the Conservation Area. 
- The construction of Unit 3 close to the Blacksmiths Lane 
frontage would be detrimental to the character of the lane and 
the Conservation Area. 
- The existing trees have a high visual quality.  
- The proposal would not benefit the village. Development in the 
village should create smaller, lower cost houses that can be 
afforded by younger people to stay in the village they grew up. 
- Blacksmiths Lane is narrow and winding with no footpath, street 
lights or level verges and is inappropriate to accommodate the 
additional traffic through both construction and the use of 3 new 
houses.  
- Passing places would substantially alter the nature of the lane 
and the village. 
- The provision of six parking spaces for the three houses is 
inadequate. 
- Concerns regarding damage from construction traffic on the 
narrow lane. 
- Regarding the proposed passing place across the drives of 
number 9, this alteration completely highlights the problem with 
this application. Vehicles entering lane from B1040 would not be 
seen by traffic leaving new proposed site and turning left until 
they had passed this proposed passing place. This would mean 
either they would have to back up or the vehicles entering from 
B1040 would have to use drives of residents. 
-  
Two storey building would cause overshadowing and potential 
loss of privacy to bungalow opposite. 
- The existing site provides an ecological haven for fauna and 
flora and is greatly appreciated by village residents. 
- Concerns regarding the condition of the Blacksmiths Lane road 
surface and surface water run-off.  
- The scale of houses is not in keeping due to the raised ground 
level and low surrounding buildings. 
- Noise, disturbance, and light pollution concerns from new 
development, particularly from cars driving in and out. 

 
6.4 The comments received from Abbotsley Parochial Church 

Council state that they are fully supportive of the proposal but 
ask that particular care is given to the boundary treatment 



adjoining the churchyard to protect the amenity and privacy of 
those visiting graves 

7. ASSESSMENT  
 
7.1 The main matters to consider in the determination of this 

application are whether there is any conflict with Development 
Plan policies. If there is any conflict, whether the application can 
be considered to be in accordance with the Development Plan 
when taken as a whole. If the application is not in accordance 
with the Development Plan, whether there are any material 
considerations, including the NPPF (2021), which indicate that 
planning permission should be granted. With this in mind, the 
report addresses the principal, important and controversial 
issues which are in this case: 

 
7.2 The Principle of Development 

• Design, Visual Amenity, and the Impact upon the 
Character and Appearance of the Area and Heritage 
Assets 

• Residential Amenity 
• Flood Risk 
• Highway Safety, Access, and Parking Provision 
• Biodiversity 
• Impact on Trees 
• Water Efficiency 
• Accessible and Adaptable Homes 
• Developer Contributions 
• Other Matters 

 
The Principle of Development 
7.3 Policy LP9 of the Huntingdonshire Local Plan to 2036 (the Local 

Plan) identifies Abbotsley as a Small Settlement. Small 
Settlements are defined as having limited or no services or 
facilities available and are therefore less sustainable than 
settlements in Spatial Planning Areas and Key Service Centres 
due to the need to travel to access services and facilities 
elsewhere on a regular basis. As such, the Local Plan makes no 
allocations for development in Small Settlements. 

 
7.4 However, the strategy for development within the Local Plan 

does set out a role for a limited amount of sustainable 
development, in contributing to the social and economic 
sustainability of Small Settlements and in supporting a thriving 
rural economy. Given the variation in size and availability of 
services and facilities between Small Settlements it is recognised 
that varying levels of development could sustainably be 
accommodated depending on nature of the individual Small 
Settlement. 

 



7.5 Policy LP9 of the Local Plan states that a proposal that is located 
within a built-up area of a Small Settlement will be supported 
where the amount and location of development proposed is 
sustainable in relation to the: 
a. level of service and infrastructure provision within the 
settlement; 
b. opportunities for users of the proposed development to access 
everyday services and facilities by sustainable modes of travel 
including walking, cycling and public transport; 
c. effect on the character of the immediate locality and the 
settlement as a whole. 

  
7.6 Pages 53-55 of the Local Plan sets out the built-up areas 

definition and provides guidance on interpretation of frequently 
arising situations. The general built-up areas definition states “A 
built-up area is considered to be a distinct group of buildings that 
includes 30 or more homes. Land which relates more to the 
group of buildings rather than to the surrounding countryside is 
also considered to form part of the built-up area.” 

 
7.7 In this instance, while Blacksmiths Lane has a semi-rural 

character, the application site is located in the centre of the 
village and within a distinct group of buildings which includes 30 
or more homes. The application site is therefore considered to 
form part of the built-up area of Abbotsley. 

 
7.8 With regard to parts a. and b. of Policy LP9, Abbotsley has 

limited services and facilities. The village has a pub, village hall, 
church and recreation ground although no schools or 
convenience stores. There is a bus service from the village which 
can be used to access the market town of St Neots and beyond 
although it is likely that future occupiers of the development 
would travel by private vehicle to St Neots approximately 3 miles 
to the north-west or Great Gransden approximately 2 miles to the 
east, to access everyday services such as schools and shops.  

 
7.9 While the opportunities to access everyday services and facilities 

by sustainable transport modes are limited, it is considered the 
limited scale of the proposal would be an appropriate amount of 
minor development in the Small Settlement of Abbotsley to 
support the growth of the settlement. The principle of the 
development is acceptable subject to consideration of the impact 
on the character of the immediate locality and settlement as a 
whole. 

 
7.10 Part c. of Policy LP 9 requires development proposals to be 

sustainable in relation to the effect on the character of the 
immediate locality and the settlement as a whole. A full 
assessment of the impacts of the proposal upon the immediate 
setting and surrounding area will be addressed with the 
proceeding section of the report ‘Design, Visual Amenity, and the 



Impact upon the Character and Appearance of the Area and 
Heritage Assets’. 

 
Design, Visual Amenity, and the Impact upon the Character and 
Appearance of the Area and Heritage Assets 
7.11 Policies LP11 and LP12 of the Local Plan and the 

Huntingdonshire Design Guide SPD (2017) set out key principles 
of good design to support proposals that respond positively to 
their context, integrate successfully with the surrounding built 
form, and create well designed and sustainable developments 
that are functional to meet the needs of present and future 
occupiers. 

 
7.12 Policy LP34 of the Local Plan states that great weight and 

importance is given to the conservation of heritage assets and 
their settings. The statutory presumption of the avoidance of 
harm can only be outweighed if there are public benefits that are 
powerful enough to do so. A proposal within, affecting the setting 
of, or affecting views into or out of, a conservation area should 
preserve, and wherever possible enhance, features that 
contribute positively to the area’s character, appearance and 
setting as set out in character statements or other applicable 
documents. 

 
Site Layout 

 
7.13 Purely in layout terms, the proposed development would be 

adequately accessible, functional, and spacious to accommodate 
3 new dwellings. 

 
Impact on Heritage Assets: 

 
7.14 There is a steep gradient across the site with the highest contour 

point to the south of St Margaret’s Church adjacent to Church 
Farm. The elevation of the site means that the Church, the 
Village Hall (former school) and the space between them are 
prominent in views from the High Street. Blacksmiths Lane runs 
to the south of the site and is cut into a recess with the 
application site positioned on the top of the bank. 

 
7.15 The character of Blacksmiths Lane is a quiet unmarked road with 

grassed verges and hedgerows. Several buildings (many of 
which are listed) sit loosely in spacious plots either side of the 
lane. Extensive vegetation and high hedges soften the 
appearance of buildings and provide visual enclosure to the lane. 
Where the application site abuts Blacksmiths Lane the boundary 
is more open and demarked by several deciduous trees. There 
are currently fragmented views across the site towards the rear 
of the former school buildings. 

 



7.16 The site is largely undeveloped land within the same ownership 
as Blacksmiths Cottage and Church Farmhouse. Historically, 
part of this land was used for ancillary amenity purposes related 
to the farmhouse and it includes the siting of a disused tennis 
court. The tennis court has not been maintained and has been 
subsumed by vegetation, the fencing around the court is a 
relatively light transparent construction and does not intrude into 
beneficial views across the site towards the Church. 

 
7.17 Historic maps show numerous pond and watercourses in the 

area which may have once formed the remnants of a moated 
site. 

 
7.18 The land associated with Church Farmhouse was previously 

much larger but at some point, after 1950, a parcel of land was 
sold to the Church to enable the extension of the graveyard. A 
public footpath which has existed since at least the mid-19th 
century (and is likely to be considerably older) separates the 
amenity land from Church Farmhouse and boundaries /fences 
divide this space. The location of Unit 3 falls within the historic 
curtilage of Blacksmiths cottage. 

 
7.19 There are numerous public views to and across the site, from the 

High” Street, from Blacksmiths Lane, from the public footpath 
and from the cemetery. In the vicinity of this site, buildings within 
the Conservation Area are loosely spaced within generous plots. 
Buildings tend to be located towards the fronts of plots adjacent 
to the road network. 

 
7.20 The development proposes the construction of 3 detached 

dwellings with associated garaging, roads and hard standing. 
Units 1 and 2 are located centrally and positioned across the 
gradient of the site. Unit 1 is located towards the top of the tennis 
court with the remainder of the site graded and terraced towards 
the existing roadside retaining wall. The ground level to unit 1 
would be at a level approximately 2.5 metres above the ground 
floor level of the former school and 1.5m above the car park. 

 
7.21 The existing site gradient would be largely remodelled and 

flattened to form the development site. Unit 2 would sit 
approximately 1.5 to 1.75 metres below the level of the 
churchyard in a location marked as a pond on the 1900 OS map 
(levels taken from contours shown on landscape general 
arrangement drawing and arboricultural impact and mitigation 
assessment). 

 
7.22 The public footpath would also be at a higher level than the 

ground level around the new dwellings. No details have been 
provided of the proposed engineering works required to 
accommodate this level change. Unit 3 appears to be at existing 
ground levels approximately 2 metres above the ground level 



surrounding Blacksmiths Cottage and 3m below the ground level 
surrounding Church Farm. 

 
7.23 Fourteen trees would be removed across the site (9 of which are 

category U which need to be removed in any event). There are 
proposals to include several tees within the new landscaping 
proposals, many located within the boundaries to unit 1. 

 
7.24 While vegetation and trees can make a significant contribution to 

the character of a Conservation Area, their transient nature 
means that they should not be relied upon to give permanent 
screening to development. Views of the proposed new buildings 
and their relationship with their surroundings would also fluctuate 
depending upon seasonal change. 

 
7.25 The proposed buildings are approximately 8m metres in height to 

the ridge with a footprint 6.65 x 14.7 metres (unit 1) & 6.65 x 12.2 
metres (unit 2) in a simple paired back aesthetic. Unit 1 is a 4-
bed detached two storey property in render over a ground floor of 
stained timber. The roof would be finished with red clay plain 
tiles. Unit 2 is a 3-bed two storey property of similar materials. 
While 2nd floor accommodation is not proposed, the roofs of 
both units contain multiple rooflights which fragment the 
appearance of the roof and create a fussy arrangement.  

 
7.26 Elevations facing toward the church are heavily fenestrated with 

strip glazing and what appears to be concertina glazing to open 
up the majority of the ground floor to the garden. Illumination of 
the new buildings during the winter and evening would change 
the current perception of the Church as a beacon of light within a 
dark setting. 

 
7.27 An almost continuous timber clad single storey ancillary structure 

would link the individual buildings to form a courtyard and 
provide covered parking and storage areas. From and across the 
carpark of the Village Hall (former school) this would create a 
hard edge to the site. The massing of the dwellings coupled with 
the linking ancillary structures would be perceived as a hard 
urban form. The impact of this group would be exacerbated by 
the elevated nature of the site and would be at odds with its 
present character. 

 
7.28 Unit 3 is a 3-bed 1.5 storey property clad in dark timber and 

profiled sheet roof to give an outbuilding type character. The 
dwelling would be 5.7m x 18.1 metres in length. The 3-bay 
covered carparking single storey building sits adjacent the barn 
and would have the impression of a continuous wall of building 
forming the eastern edge of the development. This extensive 
massing would be evident in views across the site and from the 
public footpath. 

 



7.29 In order to provide access to the site a new drive would be 
constructed adjacent to the existing access to the public 
footpath. The drive would be 5m wide going back 10m into the 
site. The need for suitable visibility splays would limit planting 
and may impact on trees to be retained along the site edge. The 
cutting back of the bank and the engineering works associated 
with access would detrimentally open up the boundary of the site 
and form an uncharacteristic gap in the street scene. The 
widening of Blacksmiths lane to 5m to form a passing place is 
proposed adjacent to the entrance to Blacksmiths Cottage which 
suggests the cutting back of the verge and potential implications 
to Trees 39 oak cat b, 40 oak cat b ,and 41 apple cat c. The loss 
or cutting back of these trees and inability to provide a hedgerow 
would further open views across the site making the 
development more visible. 

 
7.30 The applicant’s Heritage Statement identifies 6 significant views 

around the site that contribute to the character of Abbotsley 
Conservation Area. 

  
7.31 The perception and experience of a Conservation Area and the 

contribution Heritage Assets make to its character and 
appearance is a kinetic and changing one.  

 
7.32 The 6 views provided are helpful but do not necessarily convey 

the full impact of the development or reflect other environmental 
factors or the historic relationship between places. The officer’s 
comments on each significant view identified in the Heritage 
Statement will be responded to in italics below.  

 
7.33 1. View east down Blacksmiths Lane from Church Farm: This 

view epitomises the quieter more rural character of Abbotsley 
and its conservation area with its winding narrow single-track 
road with grassed verges and hedgerow. 

 
This equally applies to views looking up Blacksmiths Lane. The 
containment and visual enclosure of the lane is important and 
reinforces the rural character as views of buildings are restricted. 

 
7.34 2 & 3. View North along public footpath: The public footpath 

which runs north from Blacksmiths Lane between Church Farms 
garden to the West and the land around Blacksmith's Cottage to 
the east is significant as it illustrates the age of this right of way 
and part of the historic landscape of the village view.  

  
View North-East from Blacksmiths Lane towards Village Hall: 
This is the view across part of the development site towards the 
High Street the foreground consists of land associated with 
blacksmith's cottage the greenery of the foreground and the barn 
are significant elements of the conservation area, the views of 
the building beyond are detracting features. 

 



This is a historic right of way of importance leading to the church 
and forms part of our experience of approaching the church, at 
the moment you rise up from Blacksmiths Lane on top of the 
bank. Views towards Church Farm are restricted due to 
boundary treatments but to the North and East there are views 
across the open heart of the site. Blacksmiths Cottage and 
associated historic barn can be clearly seen and the rear of the 
Village Hall is also seen. As the footpath turns to west St 
Margaret’s Church is viewed, the green undeveloped character 
of the site is seen to contribute to and reinforce the setting of the 
church. 

 
7.35 4 & 5. View West from High Street (opposite Village Hall): This is 

the view of Church of Saint Margaret standing prominent 
prominently on the top of the Hill with the Village Hall in the 
foreground. 

 
View West from the High Street: Where more of the derelict 
tennis court site and the depth of the site can be seen. The 
mature trees of the churchyard and the longer view of the church 
is a positive characteristic of the Conservation Area. 

 
Images 4 and 5 show the experience of the viewer moving along 
the High street, in both these views the significance of the 
Church is experienced, and its prominence is unchallenged by 
any substantial development in its foreground. The fencing of the 
tennis court is relatively light and transparent allowing views 
through to the Church. The scale, bulk and massing of the 
proposals would be seen in view adjacent to rather than in front 
of the Church. This would harm our experience of the Church. 

 
7.36 6. View South-East from St Margaret’s Church: This is an 

important view not least because the foreground is the setting for 
the Grade II* Listed Church, but it also illustrates the close 
relationship between Church Farm and Church of Saint 
Margaret. 

 
This image is from the church looking towards Church Farm. 
There is a historic relationship between the two heritage assets 
and this view as well as the more substantial view from 
Blacksmiths Lane helps us to understand that relationship. This 
does not however define the extent of the setting of the church 
which is experienced over a much wider area. Views from the 
graveyard will be opened through the removal of vegetation and 
the scale and massing of the new buildings would be evident in 
these vistas. The green undeveloped character of the site would 
be eroded. 

 
7.37 The proposed development would result in the harmful 

urbanisation of a site that makes a positive contribution to the 
character and appearance of the Conservation Area by virtue of 
its openness and soft semi-rural character.  



 
7.38 The proposal would not only involve the erection of 3 dwellings 

but would also include a substantial access road, parking area, 
with connected garages and engineering works to accommodate 
the site level changes which would cumulatively result in a hard 
enclosed development which would be at odds with the present 
character of the site. The scale and massing of the proposed 
buildings are considerable, and the development would be highly 
visible in views to and from the Church and other public vantage 
points.  

 
7.39 It is considered that the development would cause harm to the 

significance of St Margaret’s Church by harming the prominence 
of the Church as the focus of the settlement. The site forms a 
positive part of the setting of the Church which is defined in the 
NPPF as “the surroundings in which it is experienced. The extent 
is not fixed and may change as the asset and its surroundings 
evolve. Elements of a setting may make a positive or negative 
contribution to the significance of an asset; may affect the ability 
to appreciate that significance”. 

 
7.40 The enclosed peaceful character of Blacksmiths Lane would be 

harmed by the opening of the access and the erosion of the 
vegetation abutting the road. 

 
7.41 The scale and massing of unit 3 and integral carparking barn 

would create a strident element within the original historic 
curtilage of the Grade II Listed Blacksmiths Cottage and detracts 
from the setting of the house and barn. 

 
7.42 The Planning (Listed Buildings and Conservation Areas) Act 

1990 section 66 and section 72 requires that the determining 
authority shall have special regard to the desirability of 
preserving or enhancing the character or appearance of the 
Conservation Area and special regard to the preservation of the 
special architectural and historic interest of a Listed Building. 

 
7.43 Considerable weight and importance should be given to the 

avoidance of harm to the Conservation Area and the significance 
of a Listed Building and its setting. The presumption against the 
avoidance of harm is a statutory one. It is not irrefutable but can 
only be outweighed only if there are material considerations and 
benefits that are powerful enough to do so. 

 
7.44 This proposal would cause harm to the significance of the Grade 

II* Listed St Margaret’s Church through development causing 
harm to its setting. The more important the heritage asset the 
greater the duty to avoid harm should be, as this is a Grade II* 
Listed Building, this enhanced duty must be considered. This 
level of harm is considered to be less than substantial (NPPF 
paragraph 202 applies). This proposal would also cause a high 



level of harm to the character and appearance Abbotsley 
Conservation Area. 

 
7.45 The harm identified to the designated heritage assets is 

significant but would be defined as less than substantial in 
accordance with Paragraph 202 of the NPPF (2021) which 
requires this level of harm to be weighed against the public 
benefits of the proposal, where appropriate, securing its optimum 
viable use. The assessment and conclusions of the planning 
balance are set out in the final sections of this report. 

 
Residential Amenity  
7.46 Policy LP14 of the Local Plan 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. 

 
7.47 While the proposed units 2 and 3 would have a degree of 

overbearing impact and cause some loss of light to the rear 
gardens of Church Farm and Blacksmiths Cottage, there would 
be sufficient separation distances to ensure no significant 
detrimental visual dominance or overshadowing impact upon the 
neighbouring properties. 

 
7.48 The fenestration of the units has been designed to minimise the 

use of windows serving habitable rooms facing neighbouring 
gardens. However, it is noted that units 1 and 2 propose a single 
first floor window serving a bedroom on the southern elevation 
facing the rear garden of Church Farm. The subject window on 
unit 2 would be particularly close (approximately 5 metres) to the 
rear garden of Church farm and would overlook the public 
footpath.  

 
7.49 These secondary windows are not considered entirely necessary 

given the large windows on the first-floor western elevations 
serving these bedrooms. For amenity purposes these windows 
could be obscurely glazed or they could be replaced with dummy 
windows to add some visual interest alongside the chimneys. 
This overlooking concern from unit 2 towards Church Farm 
(which is currently very private) could be readily overcome 
through small scale alterations or by condition and therefore 
does not substantiate a reason to refuse the application.  

 
7.50 The proposed Unit 3 is formed within the existing Blacksmiths 

Cottage curtilage. The east elevation facing the cottage consists 
of several high level rooflights which would not lead to direct 
overlooking. Purely in amenity terms, subject to minor 
amendments and appropriate conditions (including finished floor 
levels) it is considered the proposed 3 dwellings would not have 
an unacceptable impact on the current amenity standards of 
users and occupiers of neighbouring properties. It is considered 
that the relationship between the proposed units would be 



acceptable and each dwelling would enjoy a largely private and 
adequately spacious garden space.  

 
7.51 The representation comments received from No.11 Blacksmiths 

Lane are noted. No.11 is located directly to the south of the 
application site and would face the site access. A separation 
distance of 20.5 metres has been annotated on the proposed site 
plan from the southern elevation of unit 3 and the northern 
elevation of No.11. The Huntingdonshire Design Guide SPD 
(2017) recommends a back-to-back separation distance between 
habitable windows of 21 metres. While the relationship between 
unit 3 and No.11 is in a slightly different context being side-to-
front, the principle of achieving sufficient separation distance is 
similar. The proposed elevations for unit 3 (1897_P07_P2) do 
not entirely correspond with the proposed first floor plans 
(1897_P03_P2) in that the southern elevation drawing shows 
one double window but the first-floor plans suggest a further 
single window serving an en-suite.  

 
 
7.52 First floor windows to the eastern elevation of unit 3 have been 

avoided to minimise overlooking impacts to Blacksmiths Cottage. 
Given the separation distance between unit 3 and No.11 
Blacksmiths Lane, it is not considered that the loss of privacy 
and mutual interlooking impacts would be severe. While there 
would be some increase in overlooking and overbearing impact 
upon No.11 from unit 3, as well as light pollution and general 
noise and disturbance from vehicles using the access. These 
impacts when combined are not considered to have a significant 
adverse impact on the living conditions of occupiers of No.11 
Blacksmiths Lane. 

 
7.52 Overall, it is considered that a high standard of amenity would be 

provided for users and occupiers of the development and 
retained for users and occupiers of neighbouring land and 
buildings in accordance with Policy LP14 of the Huntingdonshire 
Local Plan to 2036 and the NPPF (2021) in this regard. 

 
Flood Risk 
7.53 The application site is in Flood Zone 1 as identified by the 

Huntingdonshire Strategic Flood Risk Assessment (SFRA) 2017 
which means it has a low probability of flooding and is not 
subject to the sequential and exceptions tests as set out within 
the NPPF. The site is less than 1 hectare in size and is also 
shown on the SFRA maps to be at the lowest risk of surface 
water flooding. Therefore, as per the NPPF (2021), there is no 
requirement for the submission of a site-specific Flood Risk 
Assessment. 

 
7.54 Given the limited scale of the proposal for three residential 

dwellings, it is considered there would be no significant additional 
surface water run-off impacts and that precise details of surface 



and foul water drainage would be satisfactorily addressed as part 
of building regulations. The proposal therefore accords with 
Policies LP5 and LP15 of the Huntingdonshire Local Plan to 
2036 and the NPPF (2021) in this regard. 

Highway Safety, Access, and Parking Provision 
7.55 It is proposed to create a vehicular access to the site from 

Blacksmiths Lane adjacent to the public footpath separated by 
existing hedgerow which would be enhanced. The proposed 
access is 5 metres wide for 10 metres into the site to 
accommodate two-way vehicular movements. The amended 
location plan includes red outlines of two passing places, one in 
front (north) of Nos.9 & 11 Blacksmiths Lane and one to the front 
(south) of Church Farm.  

 
7.56 A more detailed passing places plan accompanies the 

application. Formal notice has been served to Cambridgeshire 
County Council as the Local Highway Authority (LHA) as owner 
of the highway verge subject to the proposed passing places.  

 
7.57 The LHA have formally commented twice on the application and 

have also carried out a site survey regarding the widening of the 
road in two places and highway verge reinstatement. 
Correspondence has been ongoing between the LHA, the case 
officer and the planning agent. 

 
7.58 It is understood that the principle of developing 3 new dwellings 

at the site is supported by the LHA and no notable issues 
regarding highway safety, visibility or accessibility have been 
raised that have not been addressed through the amended 
plans. The latest set of plans saved to the file on 12th October 
2021 are subject to a LHA re-consultation which is outstanding at 
the time of writing. It is considered that there is sufficient space 
within the courtyard to allow vehicles to turn and exit the site in a 
forward gear and the LHA raise no objection to this point. 

 
7.59 It is understood that the outstanding highways matters relate to 

the specifics of the road widening. Should the LHA require any 
further information or amendments, these could be arranged 
through small scale alterations or the imposition of appropriate 
conditions.  

 
7.60 Each proposed unit benefits from designated covered and 

secure areas for cycle storage which could accommodate 1 cycle 
per bedroom as required by Policy LP17 of the Local Plan. 
Adequately screened bin storage is also provided.  

 
7.61 Overall, it is considered that the proposed development would 

not have a severe detrimental impact on highway safety, or the 
local road network and the proposed site is sufficiently 
accessible with visibility splays suitable for the speed of the road 



and enough space within the site to accommodate appropriate 
levels of parking and turning. Subject to conditions, the proposal 
is considered to accord with Policies LP16 and LP17 of the 
Huntingdonshire Local Plan to 2036 and the NPPF (2021) in this 
regard. 

 
Biodiversity  
7.62 Policy LP30 of the Huntingdonshire Local Plan to 2036 requires 

proposals to demonstrate that all potential adverse impacts on 
biodiversity and geodiversity have been investigated and ensure 
no net loss in biodiversity and provide a net gain where possible, 
through the planned retention, enhancement and creation of 
habitats and wildlife features, appropriate to the scale, type, and 
location of development. 

 
7.63 Paragraph 174 part D of the NPPF (2021) states that planning 

policies and decisions should contribute to and enhance the 
natural and local environment by: minimising impacts on and 
providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current 
and future pressures. 

 
7.64 The application is accompanied by a Phase 1 Habitat & Bat 

Survey and a Great Crested Newt Survey. The habitat survey 
identifies that the site supports habitats that are common and 
widespread in the local area. Habitats of Principle Importance for 
the conservation of biodiversity present on site include two 
sections of intact species-rich hedgerow with trees and a single 
section of defunct species-poor hedgerow with trees. 

 
7.65 The two sections of intact species-rich hedgerow with trees 

would be retained within the landscape master plan. It is 
recommended that where possible hedgerows are retained and 
enhanced, and new sections of native species-rich hedgerow 
included in the landscape master plan. 

 
7.66 In terms of the impact on legally protected species, the 

accompanying bat survey relates to evidence of bat day roosts 
within Blacksmiths Cottage and the timber barn. The barn was 
initially proposed for demolition within preliminary proposals but 
is now to be retained. The site has potential to support other 
species including nesting birds and reptiles and the report 
provides recommendations for mitigation and enhancement 
measures to minimise potential impacts and provide a long-term 
net gain in biodiversity. 

 
7.67 The great crested newt survey includes inspections of pond in 

the nearby area and concluded that the risk to great crested 
newts through construction of the development would be 
negligible and no further mitigation work or surveys are required. 

 



7.68 The Wildlife Trust were consulted on the application and stated 
there will be no need for further bat surveys or great crested 
newt surveys prior to determination of this application. The 
Wildlife Trust also recommended the use of appropriate 
conditions to secure the relevant mitigation and enhancement 
measures set out in the reports.  

 
7.69 Overall, it is considered that the ecological impacts of the 

development have been fully assessed and could be minimised 
by complying with the recommended mitigation and 
enhancement measures secured by condition. Therefore, the 
proposal is considered to be in accordance with Policy LP30 of 
the Huntingdonshire Local Plan to 2036 and the NPPF (2021) in 
this regard. 

 
Impact on Trees 
7.70 This application is accompanied by an Arboricultural Impact & 

Mitigation Assessment, Tree Survey and Protection Plan. The 
site is heavily populated with mature trees which are formally 
protected by virtue of their location in the Conservation Area.  

 
7.71 The arboricultural report states that there are 26 trees or groups 

in or adjacent to the application site of which 12 are to be 
retained including the only category A tree and all 5 category B 
trees. 14 trees are proposed to be removed of which 9 are 
category U trees (therefore need to be removed in any event) 
while the other 5 are low quality category C trees.  

 
7.72 The tree protection plan includes standard protective fencing to 

the retained trees as well as the use of a no-dig permeable 
surface for the parking area within the root protection area of 
T31. The proposed landscape plan includes new native tree 
planting including a small orchard. 

 
7.73 Overall, it is considered that purely in arboricultural terms, the 

constraints of the existing on-site trees are not significant. The 
proposed plans retain high quality trees, removes low quality 
trees, and includes appropriate compensatory planting within the 
landscape scheme. Subject to conditions, the proposal is 
considered to be in accordance with Policy LP31 of the 
Huntingdonshire Local Plan to 2036 and the NPPF (2021) in this 
regard. 

 
Water Efficiency 
7.74 Policy LP12 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. While confirmation of compliance from the 
Applicant/Agent has not been sought given the concerns raised 
with regards to aspects of the application, a condition could be 



attached to any approval decision to ensure compliance with the 
above. 

 

Accessible and Adaptable Homes 
7.75 Policy LP25 of the Local Plan states that proposals for new 

housing will be supported where they meet the optional Building 
Regulation requirement M4(2) ‘accessible and adaptable homes’ 
unless it can be demonstrated that site specific factors make this 
impractical or unviable. While confirmation of compliance from 
the Applicant/Agent has not been sought given the concerns 
raised with regards to aspects of the application, a condition 
could be attached to any approval decision to ensure compliance 
with the above. 

 
Developer Contributions 
7.76 The application is not accompanied by a completed Unilateral 

Undertaking for the provision of wheeled bins and therefore fails 
to comply with part H of the Developer Contributions 
Supplementary Planning Document (2011) and Policy LP4 of the 
Local Plan to 2036. 

 
Conclusion 
7.77 This application must be considered against the test in S38 (6) of 

the Planning and Compulsory Purchase Act 2004, namely, in 
accordance with the development plan unless material 
considerations indicate otherwise. The NPPF has at its heart the 
presumption in favour of sustainable development (para 11) and 
requires the approval of development proposals that accord with 
an up-to-date development plan without delay. The presumption 
in favour of sustainable development requires proposals to 
achieve economic, social and environmental gains; as such a 
balancing exercise has to be undertaken to weigh the benefits of 
the scheme against its disadvantages. When considered in the 
round, a development proposal would contribute to the 
economic, environmental, and social dimensions of 
sustainability. 

 
7.78 Consideration has been given to the points previously made in 

this report but can be summarised as below:  
 
7.79 In terms of the economic and social dimensions of sustainable 

development, the proposal would contribute towards economic 
growth, including job creation both during the construction phase 
and in the longer term through the additional population assisting 
the local economy through spending on local services / facilities. 
There would also be Council Tax and Community Infrastructure 
Levy contributions arising from the development. The scheme 
would contribute to local housing requirements and would deliver 
three residential dwellings seeking to support the aspirations of 



present and future generations. Purely in terms of the application 
site itself, the proposal is relatively well laid out and would 
provide safe, accessible, and functional residential units with 
ample private amenity spaces which would not have a significant 
impact on neighbour amenity and would meet the health and 
well-being needs of prospective future occupiers. These benefits 
taken together should be given moderate weight. 

 
7.80 In terms of the environmental dimension of sustainable growth, 

while the development is considered acceptable in relation to 
flood risk, trees, and biodiversity, the harm identified to 
designated heritage assets is significant. The proposed three 
dwellings, creation of a vehicular access and large courtyard 
would considerably alter this semi-rural and verdant historic 
space within the Conservation Area through the introduction of 
hard enclosed urban development.   

 
7.81 In addition, the proposal would cause harm to the significance of 

the Grade II* Listed St Margaret’s Church and harm the 
prominence of the Church as the focus of the settlement. The 
scale and massing of the development is considerable and would 
be highly visible in views to and from the Church and other public 
vantage points. The site currently forms a positive part of the 
setting of the Church and the proposed development would 
negatively affect the ability to appreciate its significance. 

 
7.82 Finally, the scale and massing of unit 3 and integral carparking 

barn creates a strident element within the original historic 
curtilage of the Grade II Listed Blacksmiths Cottage and Barn 
which detracts from its setting and would cause harm to its 
significance within the historic core of the village. 

 
7.83 The harm identified to the designated heritage assets is 

significant but would be defined as less than substantial in 
accordance with Paragraph 202 of the NPPF (2021) which 
requires this level of harm to be weighed against the public 
benefits of the proposal, where appropriate, securing its optimum 
viable use.  

 
7.84 It is considered that in this instance, the level of harm caused to 

the designated heritage assets would not be outweighed by the 
public benefits of this minor development of 3 market dwellings in 
this rural small settlement with limited sustainability benefits. 

 
7.85 Taking national and local planning policies into account, and 

having regard for all relevant material considerations, it is 
concluded that the proposed development is contrary to policy 
and not acceptable. The proposed development is considered to 
be in conflict with the Development Plan when taken as a whole 
and is not acceptable. There are no overriding material 
considerations that indicate that permission should be granted in 
this instance.  



 
 

8. RECOMMENDATION  - REFUSAL for the 
following reasons 

 
Reason 1) The proposed scale and massing of the three dwellings, 
creation of a vehicular access and large courtyard would harm this 
semi-rural and verdant historic space within Abbotsley Conservation 
Area through the introduction of hard enclosed urban development 
which would cause harm to the significance of the Grade II* Listed St 
Margaret’s Church and detract from the prominence of the Church as 
the focus of the settlement. The proposed unit 3 and integral 
carparking barn would create a strident element within the original 
historic curtilage of the Grade II Listed Blacksmiths Cottage and Barn 
which detracts from its setting and would cause harm to its significance 
within the historic core of the village. The harm identified to the 
designated heritage assets is significant but would be defined as less 
than substantial in accordance with Paragraph 202 of the NPPF (2021) 
which requires this level of harm to be weighed against the public 
benefits of the proposal, where appropriate, securing its optimum 
viable use. The level of harm caused to the designated heritage assets 
would not be outweighed by the public benefits of this minor 
development of 3 market dwellings in this rural small settlement with 
limited sustainability benefits and the proposal is therefore contrary to 
Policies LP2, LP9, LP11, LP12 parts a, b & c, and LP34 of the 
Huntingdonshire Local Plan to 2036, and paragraph 202 of the NPPF 
2021. 

 
Reason 2) The application is not accompanied by a completed 
Unilateral Undertaking for the provision of wheeled bins and therefore 
fails to comply with part H of the Developer Contributions 
Supplementary Planning Document (2011) and Policy LP4 of the 
Huntingdonshire Local Plan to 2036. 

  
 
If you would like a translation of this document, a large text version or 
an audio version, please contact us on 01480 388388 and we will try to 
accommodate your needs 
 
CONTACT OFFICER: 
Enquiries about this report to Lewis Collins Senior Development 
Management Officer -  lewis.collins@huntingdonshire.gov.uk 
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