
DEVELOPMENT MANAGEMENT 
COMMITTEE 17th JANUARY 2022 

Case No: 21/01800/FUL  (FULL PLANNING APPLICATION) 
   
Proposal: CHANGE OF USE OF BANK (CLASS E(C)(I)) TO A 

SINGLE DWELLING HOUSE C3 AND ASSOCIATED 
WORKS 

 
Location: 27 HIGH STREET KIMBOLTON   PE28 0HB 
 
Applicant: MR SIMON BATES 
 
Grid Ref: 509913   267784 
 
Date of Registration:   15.09.2021 
 
Parish: KIMBOLTON 
 
RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) in accordance with the Scheme of Delegation as 
the Parish Council's recommendation of refusal is contrary to the 
officer recommendation of approval. 
 
It should be noted that whilst the address provided is 27 High 
Street this was as a result of requirements of the Planning Portal at 
the time of application. On consulting HDC’s Mapping Portal 25 
and 27 High Street appear to be one and the same property and so 
it is considered that the two properties have merged in the past. 
The agent has confirmed that the address is considered 25 High 
Street and this is the address referred to throughout the report. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 25 High Street is a three-storey terraced building located in 

Kimbolton. The building is Grade ll Listed and within the 
Kimbolton Conservation Area. There are a number of other 
Listed Buildings of varying grades in the immediate vicinity. The 
application site lies within Flood Zone 1.  

 
1.2 This application seeks permission to change the use of the 

building from a bank to a single dwelling along with any 
associated works. Given the heritage status of the building the 
application is accompanied by an application for Listed Building 
Consent (reference 21/01801/LBC). 

 
1.3 The original application detailed the use class of the building as 

Class A2 (Bank) it should be recognised that under the 



September 2020 revision of the order a Bank would fall under 
Use Class E(c)(i) (Financial Services). Therefore, at the 
agreement of the agent the description of the application has 
been revised to reflect this.  

 
1.4 During the lifetime of the application revised plans have been 

received such to accurately reflect the extent of the building and 
to provide additional details for Conservation purposes. Given 
the reasons for these requests and relatively minor changes 
included in these, further consultation was considered not to be 
necessary on this occasion. 

2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (20th 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; 
• building a strong, competitive economy;  
• achieving well-designed, beautiful and safe places;  
• conserving and enhancing the natural, built and historic 

environment 

2.3 Planning Practice Guidance and the National Design Guide 2019 
are also relevant and material considerations. 

 
For full details visit the government website National Guidance 

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

• LP1: Amount of Development  
• LP2: Strategy for Development  
• LP4: Contributing to Infrastructure Delivery  
• LP5: Flood Risk  
• LP8: Key Service Centres  
• LP11: Design Context 
• LP12: Design Implementation 
• LP14: Amenity 
• LP22: Local Services and Community Facilities  
• LP25: Housing Mix 
• LP34: Heritage Assets and their Settings  

 

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


3.2 Supplementary Planning Documents 
• Huntingdonshire Design Guide Supplementary Planning 

Document 2017 
• Developer Contributions SPD 2011 

Huntingdonshire Landscape and Townscape Assessment 
(2007) 

• Huntingdonshire Strategic Flood Risk Assessment (2017) 
Cambridgeshire Flood and Water SPD 2017 

• LDF Developer Contributions SPD (2011) 
• Annual Monitoring Review regarding housing land supply 

(2020) 
• Cambridgeshire and Peterborough Minerals and Waste 

Local Plan (2021) 
• The National Design Guide (2021) 

* C1 - Understand and relate well to the site, its local and 
wider context  
* I1 - Respond to existing local character and identity  
* I2 - Well-designed, high quality and attractive  
* B2 - Appropriate building types and forms 
* M3 - Well-considered parking, servicing and utilities 
infrastructure for all users  
* H1 - Healthy, comfortable and safe internal and external 
environment  
* H2 - Well-related to external amenity and public spaces  
* H3 - Attention to detail: storage, waste, servicing and 
utilities 

• Kimbolton Conservation Area Character Statement 
January 2003 

 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 Owing to the wider history of the site there is a varied planning 

history, the details of which (from 1974 onwards) are available to 
view on HDC's Public Access Site. The most relevant history is 
detailed below: 

 
4.2 18/02588/FUL - Conversion of former Barclays Bank into two 

commercial units (A1 shop/retail and B1 Business and two 1-
bedroom apartments (Permission) 

 
4.3 18/02589/LBC - Conversion of former Barclays Bank into two 

commercial units (A1 shop/retail and B1 Business and two 1-
bedroom apartments (Consent) 

 
4.4 21/01801/LBC - Change of use of Bank (Class E(c)(i)) to a single 

dwelling house (Class C3) (Pending Consideration - associated 
with this application 

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


5. CONSULTATIONS 
 
5.1 Kimbolton Parish Council recommend refusal: Recommend 

refusal as contrary to Policy LP22 in that it would undermine the 
Key Service Centre settlement role in the provision of services. 

 
Officer comment: The comments received related to change of 
use from 2x retail units and 2x dwellings to a single dwelling. 
Kimbolton Parish Council were therefore contacted on 21 
October 2021 to advise that this was not the description of the 
current application and to offer them the opportunity to comment 
on the change of use from a Bank (the subject of the 
application). Whilst it is recognised that the building has a valid 
consent for the proposals described by the Parish Council it is 
understood that this has not been implemented and will therefore 
lapse in May 2022. Therefore, given that the previous approval 
for change of use has not been implemented the present use of 
the building remains (Class E(c)(i)) - Financial Services.  

 
5.2 The Parish Council subsequently responded on 25 October 2021 

to advise that they did not wish to revise their comments as they 
consider that either way the change would be contrary to Policy 
LP22 of Huntingdonshire's Local Plan to 2036. 

 
5.3 Historic England - no comment - recommendation to seek the 

views of HDC's specialist conservation adviser. 
 
5.4 HDC's Conservation Team - no objections subject to conditions - 

further information on this consultation is detailed under design, 
visual amenity and impact on heritage assets in the proceeding 
sections of this report. 

 
5.5 Cambridgeshire County Council's Highways Team - no objection 

- further information on this consultation is detailed under 
highway safety in the proceeding sections of this report. 

 
5.6 HDC Operations (Waste and Recycling) - no representations 

received to date. 

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

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 (2021). 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 and Peterborough Minerals and Waste 

Local Plan (2021) 
• St Neots Neighbourhood Plan 2014-2029 
• Godmanchester Neighbourhood Plan (2017) 
• Houghton and Wyton Neighbourhood Plan (2018) 
• Huntingdon Neighbourhood Plan (2019) 
• Bury Village Neighbourhood Plan (2021) 
• Buckden Neighbourhood Plan (2021)  

 
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 
• Design, Visual Amenity and Impact upon the Designated 

Heritage Assets 
• Residential Amenity  
• Parking Provision and Highway Safety   
• Biodiversity 
• Flood Risk   

 
The principle of development  
7.6 Kimbolton is identified as a Key Service Centre under Policy LP8 

of Huntingdonshire's Local Plan to 2036 (2019). Policy LP8 
states that a proposal for development on a site which is 
additional to those allocated in the plan will be supported where it 
is located within a built-up area of a Key Service Centre. In this 
case, the location within the High Street and surrounded by other 
commercial and residential dwellings is considered to be located 



within the built-up area and the proposal therefore accords with 
Policy LP8 in this regard. 

 
7.7 It is recognised that Key Service Centres are relevant in ensuring 

the provision of services such to meet the day to day needs of 
residents and those within neighbouring settlements. Therefore, 
Policy LP22, (Local Services and Community Facilities) is also 
considered to be relevant. 

7.8 Policy LP22 states that where permitted development rights do 
not apply a proposal which involves the loss of a local service or 
community facility will only be supported where: 
o 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 
o It demonstrates that there is no reasonable prospect of 
that service or facility being retained or restored because either: 
i. there is insufficient community support for its continuation; or 
ii. reasonable steps have been taken to effectively market the 
property for its current use without success. 

 
7.9 In this case the building has not been in use as a bank since 

2017 when it was closed following a second attempt to steal the 
ATM. As a result of this the front of the building is boarded to 
cover the damage caused in the raid. As established earlier in 
this report permission was granted in 2018 (18/02588/FUL and 
18/02589/LBC) to convert the ground floor into two separate 
units (a mixture of office and retail use) and to convert the 
remainder of the building to two one-bedroom apartments. 
Officers understand that this was never implemented and so the 
use of the building remains a financial institution (Class E(c)(i)). 
The consent granted in 2018 will also lapse in May 2022 and at 
present the building remains dormant. 

 
7.10 The loss of this facility in the Key Service Centre has been 

considered in the determination of this application. It is important 
to recognise that aside from the objection from the Parish 
Council there have been no other objections to this proposal 
from residents of Kimbolton. It is also recognised that at present, 
more than ever, businesses, (especially banks) are identifying 
new ways to manage customer expectations and a number of 
branch closures have occurred in larger towns as well as smaller 
settlements as a result of the migration to online services. In this 
case, the building has been vacant since 2017 during which time 
the service has not been provided and therefore the loss of this 
building as a financial services facility is considered not to be 
detrimental to service provision in Kimbolton. Further, it is 
concluded that the likelihood of this building being brought back 
into service for financial services is remote. It is accepted that 
were the previous permissions implemented this would result in 
the provision of two units, one for retail purposes and one for 
office/retail space but this permission has not been implemented 
and the current application does not prevent implementation of 



that permission. Therefore, on balance, it is considered that the 
change of use to a residential dwelling is a sustainable option 
which makes efficient use of the building and will preserve a 
currently redundant Grade ll Listed Building within the settlement.  

 
7.11 The proposed is therefore considered to be acceptable in 

principle subject to all other material considerations being 
addressed. 

 
Design, Visual Amenity and Impact on Heritage Assets  
7.12 High Street has a historic character hosting traditional buildings 

of varying scale, style and form. A number have intricate 
detailing and there is a mix of both residential and commercial 
use with shops, licensed premises and offices forming the street 
scene. The spire of the Grade I Listed St Andrew's Church is a 
visible feature as is the Grade I Listed Kimbolton School 
Gatehouse which is dominant to the south-east of the High 
Street. 

 
7.13 Number 27 is a Grade ll Listed terraced property located 

between a commercial and residential property.  
 
7.14 Given the historic setting and nature of the building HDC's 

Conservation Team have been consulted on the proposals. As 
the proposals involve a number of works to the building these 
have been broken down into sections below: 

 
Front elevation: 

7.15 The proposals to the front elevation are limited with no changes 
to the first or second floor. At ground floor level the currently 
boarded section (previous location of the ATM) will be replaced 
by a bay window and a new central front access door added, the 
roof will also be temporarily removed to allow for new insultation 
and water-proofing. Conservation rase no objection to these 
elements pointing out that as this was originally a shopfront it has 
been re-worked several times. Historical photographs of the 
building also reflect that there was previously a central door. The 
repair of the historic fabric, design of the bay window and use of 
materials (such as replacement render and roof materials) shall 
be secured by condition. It is noted that the existing second floor 
plan seems to reflect three windows to the front elevation. This is 
not reflected on the proposed plans, nor is it on the existing or 
proposed elevation drawings. A visit to the site confirms that this 
window does not exist and as this only appears on the existing 
plans (which do not require approval) a revision has not been 
sought on this occasion.  

 
Rear Elevation: 

7.16 Again, there is very limited change proposed to the rear elevation 
and so the appearance will largely remain the same. The works 
consist of the removal of some existing electrical equipment and 
redundant external services (which are considered to improve 



the appearance of the building), the repair and decoration of the 
windows and render and the repair/replacement of some 
elements of the roof (which includes the removal of the existing 
roof and a section of corrugated canopy above the rear door). 
Again, materials shall be secured by condition. Further, following 
removal of the render should it be discovered that any works are 
required to the timber frame a schedule of repair shall be 
submitted to the Local Planning Authority prior to any works 
being undertaken to these elements.  

 
7.17 As there is no external 'built development' proposed, visually 

there will be very limited impact on the street scene and the 
wider conservation area.  

 
 Internally the works consist of: 

 
Ground Floor: 

7.18 The Insertion of a partition in the former banking hall to form a 
dining room and entrance along with the works associated with 
the new bay window and repositioning of the front door.  
 
First Floor: 

7.19 The conversion of an existing cloakroom to form a family 
bathroom and en-suite to bedroom one. It is noted that this area 
had already been re-modelled such to form a bathroom. The 
fireplace and surround will be retained, and an adjacent 
cupboard modified to form a shower cubicle (this element will be 
secured by condition). A new doorway shall be formed between 
bedroom one and the bathroom area which will result in the loss 
of some fabric (but which will be secured by condition), further, it 
is considered that the floorboards in the bathroom have some 
historical interest and should be maintained (again secured by 
condition). The proposed removal of the door/doorway in the 
existing passageway does not affect historic fabric and is 
therefore considered to be acceptable.  

 
Second Floor: 
7.20 Insertion of new en-suite and the creation of a new doorway 

through the existing wall between bedroom three and an en-
suite. This will result in the loss of some 19th century fabric and 
will require a new door (secured by condition). It is also noted 
that an internal window between the bathroom and bedroom 
three will be covered and that a new partition wall (between the 
two second floor bathrooms) is proposed. The new opening will 
be secured by condition. The room to the rear which will become 
the two bathrooms is partially panelled and this should be 
protected and retained. An advisory note shall be attached to the 
permission in this regard.  

 
7.21 Finally, it is proposed to form a new doorway from the second-

floor landing to the eaves storage area. There is evidence in the 
wall that a doorway used to exist in this location and so no 



objection is raised to this addition. The door will be secured by 
condition.  

 
7.22 It is noted that the addition of an electric boiler is detailed on the 

plans but that no details have been provided in relation to 
radiator locations or heating runs. Therefore, a condition shall be 
attached to the permission such to secure the details of these 
elements prior to installation along with the location of other 
elements such as meter boxes, flues and grilles.  

 
7.23 Overall, it is concluded that given the limited changes to the 

exterior of the building which appear both sympathetic to its 
heritage and its location (within the Kimbolton Conservation Area 
and the vicinity of a number of Listed Buildings of varying 
grades) that the proposal is considered to be acceptable with 
regard to design and visual amenity and would not have a 
detrimental impact on the character or appearance of the area. It 
therefore accords with Policies LP2, LP11 and LP12 of 
Huntingdonshire's Local Plan to 2036 in this regard.  

 
7.24 Also, it is concluded that when the above statement is taken into 

consideration along with the favourable comments from 
Conservation and lack of objection from Historic England, that 
the proposal is considered acceptable with regard to its impact 
on the designated heritage assets. The proposal will result in the 
restoration of a currently vacant building including an area of 
damage where the bank was ram raided. Bringing this building 
back into use and restoring the front elevation will make a 
positive contribution to the character and appearance of the 
conservation area. Therefore, subject to conditions, the proposed 
works will be in accordance with the criteria of the Planning, 
Listed Buildings and Conservation Areas Act 1990 and are 
therefore considered to be acceptable with regard to the impact 
on the Designated Heritage Assets and in accordance with 
Policies LP2 and LP34 of Huntingdonshire's Local Plan to 2036 
and the NPPF (2021) in this regard.  

 
Residential Amenity  
7.25 Given that the increase in scale is limited to the addition of a bay 

window at ground floor level to the front of the building there are 
considered to be no concerns with regard to overbearing impact, 
overshadowing or loss of light. As the only proposed additional 
window is at ground floor level at the front of the building there 
are also considered to be no concerns with regard to overlooking 
or loss of privacy. The windows serving habitable rooms on the 
first and second floors are largely limited to the front elevation 
and so look out on to the public area of Kimbolton High Street. 
The rear windows at first-floor level (serving the bathrooms) are 
already in place and so do not afford any addition views. 

 
7.26 It is also noted that all habitable rooms have a window to the 

outside and so a sufficient degree of natural light is achieved to 



all bedrooms and living areas. Officers note that there is a limited 
amount of amenity space associated with the dwelling and 
consideration has been given as to if this is appropriate for a 
four-bedroom property. However, on balance it is considered that 
as this is not a 'new development' little can be done to resolve 
this issue, and this is a matter which does arise in buildings of 
this age in a built-up area. However, given the location of the 
building in the centre of Kimbolton there are a number of 
amenities and opportunities to engage in leisure activities such 
as walking or cycling in the immediate vicinity and so this factor 
alone is not considered a reason such to justify a refusal of the 
application.  

 
7.27 Overall, taking the above factors into consideration the 

development is considered acceptable in terms of 
overshadowing, overlooking, loss of privacy, loss of light and 
would not have a significant impact upon residential amenity for 
either neighbours or future occupiers of the dwelling and 
therefore accords with Policy LP14 of Huntingdonshire's Local 
Plan to 2036 in this regard. 

 
Parking Provision and Highway Safety 
7.28 As it exists, there is no off-road parking provision in place at the 

site and it is not proposed to include any provision as part of the 
development. Cambridgeshire County Council's Highways Team 
have been consulted on the proposals and raise no objections, 
stating that the application form states that there is no existing or 
proposed vehicle parking spaces so all parking associated with 
the proposed development will be within the highway. There is 
on-street parking on both sides of the high Street, some of which 
is time limited to 30 minutes (Monday to Saturday 9-5:30). 

 
7.29 Therefore, the proposal is unlikely to have any adverse effect on 

the public highway should planning permission be approved. 
However, the Local Planning Authority should be satisfied that 
any associated parking will not have an impact on local amenity.  

 
7.30 Huntingdonshire's Local Plan does not require development to 

meet any specific requirements in terms of vehicle parking. 
Given the location of the site and the restrictions in place, along 
with the favourable comments from Cambridgeshire County 
Council it is considered that there will be no detrimental impact 
on highway safety as a result of the development. Whilst the lack 
of parking provision is recognised it is assumed that other 
residential dwellings in the locality utilise the same on-street 
provision and that this is a suitable solution. It should also be 
regarded that the previous use as a bank and the previously 
approved applications (for both commercial and residential use) 
would likely have resulted in an increased level of vehicle 
movements during opening hours which are likely to be much 
less when associated with a residential dwelling.  

 



7.31 Policy LP17 does however state that a proposal which includes 
residential development will be expected to provide at least one 
clearly identified secure cycle space per bedroom for all 
dwellings unless it can be demonstrated that this is 
unachievable. Following consultation with the agent a revised 
plan has been received which reflects wall mounted cycle racks 
to the rear. It is noted that the guidance contained within the 
Huntingdonshire Design Guide SPD states that ideally cycle 
spaces should be covered. However, in this case a covered 
structure would not be feasible given the location and limited 
amenity space. Therefore, it is considered that the suggested 
solution of cycle racks is acceptable in this instance. 

 
7.32 Therefore, taking all of the above factors into consideration the 

proposal is considered to be acceptable with regard to parking 
provision and its approach to sustainable travel and would not 
have a significantly detrimental impact on highway safety in the 
locality. It therefore accords with Policies LP16 and LP17 of 
Huntingdonshire's Local Plan to 2036 in this regard.  

 
Biodiversity 
7.33 Policy LP30 of Huntingdonshire's Local Plan to 2036 states that 

a proposal should result in no net loss in biodiversity and seek to 
provide a net gain where possible. In this case, given that there 
is no introduction of 'built development' along with the location on 
the High Street (which provides little value in terms of 
biodiversity), whilst there are no measures for a net gain in 
biodiversity included in the proposals there is also considered to 
be no net loss and so the development is considered to be in 
accordance with the NPPF (2021) and Policy LP30 of the 
Huntingdonshire Local Plan to 2036 in this regard.  

 
Flood Risk 
7.34 The application site lies wholly within Flood Zone 1 as identified 

by the Huntingdonshire Strategic Flood Risk Assessment (2017), 
which means it has a low probability of fluvial flooding and is not 
subject to the sequential and exception tests as set out within the 
NPPF. The site is less than 1 hectare in size and is identified as 
having between a 25-50% chance of flooding as a result of 
surface water. As per the guidance contained within the NPPF 
(2021) sites which may be subject to 'other sources' of flooding 
and which would also introduce a more vulnerable use (a 
dwelling is classed a more vulnerable) should be accompanied 
by a Flood Risk Assessment. However, in this case the level of 
risk associated with surface water flooding is considered to be 
low and therefore a further submission in relation to flooding is 
considered not to be necessary and it is concluded that the 
proposal is acceptable with regards to the impacts of flooding 
and is therefore in accordance with Policy LP5 of 
Huntingdonshire's Local Plan to 2036 in this regard.  

 



Water Efficiency  
7.35 Policy LP12 of the Local Plan to 2036 requires proposals that 

include housing to comply with the optional building regulation for 
water efficiency, as set out in Approved Document G. The agent 
has confirmed in an email received by the Local Planning 
Authority on 21 December 2021 that the proposed development 
is designed in accordance with and will be built in accordance 
with the LP12 (j) standards. A condition will be imposed upon 
any consent to ensure that the development is built in 
accordance with these standards and that they are maintained 
for the lifetime of the development.  

 
Accessible and Adaptable Homes  
7.36 Policy LP25 of the Local Plan to 2036 requires proposals that 

include housing to meet the optional Building Regulation 
requirement M4(2)" Accessible and adaptable dwellings" unless 
it can be demonstrated that site specific factors make this 
unachievable. The agent has confirmed in an email received by 
the Local Planning Authority on the 21st December 2021 that the 
proposed development is designed in accordance with and will 
be built in accordance with the M4(2) standards. A condition will 
be imposed upon any consent to ensure that the development is 
built in accordance with these standards and that they are 
maintained for the life of the development. 

 
Other Matters  

Development Obligations: 
 
7.37 Part H of the Developer Contributions SPD (2011) requires a 

payment towards refuse bins for new residential development.  A 
Unilateral Undertaking form for wheeled bin signed by the 
applicant, dated and received by the Local Planning Authority on 
the 4th January 2022. 

 
7.38 The proposal is therefore considered to accord with the 

requirements of Policy LP4 of the Local Plan to 2036 and the 
Developer Contribution SPD in this regard. 

 
Community Infrastructure Levy (CIL): 

 
7.39 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. A completed Community 
Infrastructure levy Form has been provided to the Local Planning 
Authority by the agent on the 5th January 2021. 

 
7.40 The proposal is therefore considered to accord with the 

requirements of Policy LP4 of the Local Plan to 2036 and the 
Developer Contribution SPD in this regard. 

 



CONCLUSION 
7.37 The proposed development is considered to be compliant with 

the relevant national and local policy as it as acceptable in 
principle and in addition it: 
* Is of an appropriate scale and design 
* Would not have a harmful impact upon the character and 
appearance of the area; 
* Is acceptable with regard to the impact on the designated 
heritage assets; 
* Would not have a significantly detrimental impact upon the 
amenity of neighbours; 
* Is acceptable with regard to parking provision and highway 
safety; 
* Would not be detrimental to wildlife and is acceptable with 
regard to its impacts on biodiversity; 
* Would not result in an increased risk of flooding in the locality. 

 
7.38 Taking national and local planning policies into account, and 

having regard for all relevant material considerations, it is 
recommended that planning permission be granted, subject to 
the imposition of appropriate conditions. 

  

8. RECOMMENDATION  - APPROVAL subject to 
conditions to include the following 
• Time Limit 
• Approved Plans 
• Bay Window Details 
• Material Samples  
• Unexpected Works Required (roof/frame of building) 
• Insulation Details 
• Submission of schedule of works (ceilings) 
• Details of render removal 
• Detailed Door Details  
• Beam Treatments 
• Openings  
• Floorboard Retention  
• Flues, Vents and Grille installations along with any services 

such as heating, radiator locations and services etc 
 
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 Kevin Simpson Development 
Management Officer – Kevin.Simpson@huntingdonshire.gov.uk  
 
 

mailto:Kevin.Simpson@huntingdonshire.gov.uk


DEVELOPMENT MANAGEMENT 
COMMITTEE 17th JANUARY 2022 

Case No:  21/01801/LBC (LISTED BULDING CONSENT) 
 
Proposal: CHANGE OF USE OF BANK (CLASS E(C)(I)) TO A 

SINGLE DWELLING HOUSE C3 AND ASSOCIATED 
WORKS 

 
Location: 27 HIGH STREET KIMBOLTON   PE28 0HB 
 
Applicant: MR SIMON BATES 
 
Grid Ref: 509913   267784 
 
Date of Registration:   15.09.2021 
 
Parish: KIMBOLTON 
  
RECOMMENDATION  -  APPROVE 

This application is referred to the Development Management 
Committee (DMC) in accordance with the Scheme of Delegation as 
the Parish Council's recommendation of refusal is contrary to the 
officer recommendation of approval. 
 
It should be noted that whilst the address provided is 27 High 
Street this was as a result of requirements of the Planning Portal at 
the time of application. On consulting HDC’s Mapping Portal 25 
and 27 High Street appear to be one and the same property and so 
it is considered that the two properties have merged in the past. 
The agent has confirmed that the address is considered 25 High 
Street and this is the address referred to throughout the report. 

1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 25 High Street is a three-storey terraced building located in 

Kimbolton. The building is Grade ll Listed and within the 
Kimbolton Conservation Area. There are a number of other 
Listed Buildings of varying grades in the immediate vicinity.  

 
1.2 This application seeks consent for works associated with the 

change the use of the building from a bank to a single dwelling. 
The application is accompanied by an application for Full 
Planning Permission (reference 21/01800/FUL). 

 
1.3 The original application detailed the use class of the building as 

Class A2 (Bank) it should be recognised that under the 
September 2020 revision of the order a Bank would fall under 
Use Class E(c)(i) (Financial Services). Therefore, at the 



agreement of the agent the description of the application has 
been revised to reflect this. 

 
1.4 During the lifetime of the application revised plans have been 

received such to accurately reflect the extent of the building and 
to provide additional details for Conservation purposes. Given 
the reasons for these requests and relatively minor changes 
included in these further consultation was considered not to be 
necessary on this occasion. 

2. NATIONAL GUIDANCE 
 
2.1  The National Planning Policy Framework (20th 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; 
• building a strong, competitive economy;  
• achieving well-designed, beautiful and safe places;  
• conserving and enhancing the natural, built and historic 

environment 
 
For full details visit the government website National Guidance 

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

• LP2: Strategy for development  
• LP11: Design Context  
• LP12: Design Implementation  
• LP34: Heritage Assets and their Settings 

 
3.2 Huntingdonshire Design Guide Supplementary Planning 

Document (2017): 
• Place Making Principles 3.7 Building Form and 3.8 

Building Detailing  
 
3.3 The National Design Guide (2021) 

• C1 - Understand and relate well to the site, its local and 
wider context  

• I1 - Respond to existing local character and identity  
• I2 - Well-designed, high quality and attractive  

 
3.4 Kimbolton Conservation Area Character Statement January 2003 

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


 
Local For full details visit the government website Local policies 

4. PLANNING HISTORY 
 
4.1 Owing to the wider history of the site there is a varied planning 

history, the details of which (from 1974 onwards) are available to 
view on HDC's Public Access Site. The most relevant history is 
detailed below: 

 
4.2 18/02588/FUL - Conversion of former Barclays Bank into two 

commercial units (A1 shop/retail and B1 Business and two 1-
bedroom apartments (Permission) 

 
4.3 18/02589/LBC - Conversion of former Barclays Bank into two 

commercial units (A1 shop/retail and B1 Business and two 1-
bedroom apartments (Consent) 

 
4.4 21/01800/FUL - Change of use of Bank (Class E(c)(i)) to a single 

dwelling house (Class C3) (Pending Consideration - associated 
with this application) 

5. CONSULTATIONS 
 
5.1 Kimbolton Parish Council recommend refusal: Recommend 

refusal as contrary to Policy LP22 in that it would undermine the 
Key Service Centre settlement role in the provision of services. 

 
Officer comment: The comments received related to change of 
use from 2x retail units and 2x dwellings to a single dwelling. 
Kimbolton Parish Council were therefore contacted on 21 
October 2021 to advise that this was not the description of the 
current application and to offer them the opportunity to comment 
on the change of use from a Bank (the subject of the 
application). Whilst it is recognised that the building has a valid 
consent for the proposals described by the Parish Council it is 
understood that this has not been implemented and will therefore 
lapse in May 2022. Therefore, given that the previous approval 
for change of use has not been implemented the present use of 
the building remains (Class E(c)(i)) - Financial Services. The 
Parish Council subsequently responded on 25 October 2021 to 
advise that they did not wish to revise their comments as they 
consider that in either way the change would be contrary to 
Policy LP22 of Huntingdonshire's Local Plan to 2036. 

 
5.2 Historic England - no comment - recommendation to seek the 

views of HDC's specialist conservation adviser. 
 
5.3 HDC's Conservation Team - no objections subject to conditions - 

further information on this consultation is detailed under design, 
visual amenity and impact on heritage assets in the proceeding 
sections of this report. 

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


6. REPRESENTATIONS 
 
6.1 None received at the time of determination 

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

application are:  
* Design, Visual Amenity and Impact on Heritage Assets  
High Street has a historic character hosting traditional buildings 
of varying scale, style and form. A number have intricate 
detailing and there is a mix of both residential and commercial 
use with shops, licensed premises and offices forming the street 
scene. The spire of the Grade I Listed St Andrew's Church is a 
visible feature as is the Grade I Listed Kimbolton School 
Gatehouse which is dominant to the south-east of the High 
Street. 

 
7.2 Number 27 is a Grade ll Listed terraced property located 

between a commercial and residential property.  
 
7.3 Given the historic setting and nature of the building HDC's 

Conservation Team have been consulted on the proposals. As 
the proposals involve a number of works to the building these 
have been broken down into sections below: 

 
Front elevation: 

7.4 The proposals to the front elevation are limited with no changes 
to the first or second floor. At ground floor level the currently 
boarded section (previous location of the ATM) will be replaced 
by a bay window and a new central front access door added, the 
roof will also be temporarily removed to allow for new insultation 
and water-proofing. Conservation officers raise no objection to 
these elements pointing out that as this was originally a 
shopfront it has been re-worked several times. Historical 
photographs of the building also reflect that there was previously 
a central door. The repair of the historic fabric, design of the bay 
window and use of materials (such as replacement render and 
roof materials) shall be secured by condition. It is noted that the 
existing second floor plan seems to reflect three windows to the 
front elevation. This is not reflected on the proposed plans, nor is 
it on the existing or proposed elevation drawings. A visit to the 
site confirms that this window does not exist and as this only 
appears on the existing plans (which do not require approval) a 
revision has not been sought on this occasion.  

 
Rear Elevation: 

7.5 Again, there is very limited change proposed to the rear elevation 
and so the appearance will largely remain the same. The works 
consist of the removal of some existing electrical equipment and 
redundant external services (which are considered to improve 
the appearance of the building), the repair and decoration of the 



windows and render and the repair/replacement of some 
elements of the roof (which includes the removal of the existing 
roof and a section of corrugated canopy above the rear door). 
Again, materials shall be secured by condition. Further, following 
removal of the render should it be discovered that any works are 
required to the timber frame a schedule of repair shall be 
submitted to the Local Planning Authority prior to any works 
being undertaken to these elements.  

 
7.6 As there is no external 'built development' proposed, visually 

there will be very limited impact on the street scene and the 
wider conservation area.  

 
Internally the works consist of: 

 
Ground Floor: 

7.7 The insertion of a partition in the former banking hall to form a 
dining room and entrance along with the works associated with 
the new bay window and repositioning of the front door.  

 
First Floor: 

7.8 The conversion of an existing cloakroom to form a family 
bathroom and en-suite to bedroom one. It is noted that this area 
had already been re-modelled such to form a bathroom. The 
fireplace and surround will be retained and an adjacent cupboard 
modified to form a shower cubicle (this element will be secured 
by condition). A new doorway shall be formed between bedroom 
one and the bathroom area which will result in the loss of some 
fabric (but which will be secured by condition), further, it is 
considered that the floorboards in the bathroom have some 
historical interest and should be maintained (again secured by 
condition). The proposed removal of the door/doorway in the 
existing passageway does not affect historic fabric and is 
therefore considered to be acceptable.  

 
Second Floor: 

7.9 Insertion of new en-suite and the creation of a new doorway 
through the existing wall between bedroom three and an en-
suite. This will result in the loss of some 19th Century fabric and 
will require a new door (secured by condition). It is also noted 
that an internal window between the bathroom and bedroom 
three will be covered and that a new partition wall (between the 
two second floor bathrooms) is proposed. The new opening will 
be secured by condition. The room to the rear which will become 
the two bathrooms is partially panelled and this should be 
protected and retained. An advisory note shall be attached to the 
permission in this regard.  

 
7.10 Finally it is proposed to form a new doorway from the second-

floor landing to the eaves storage area. There is evidence in the 
wall that a doorway used to exist in this location and so no 



objection is raised to this addition. The door will be secured by 
condition.  

 
7.11 It is noted that the addition of an electric boiler is detailed on the 

plans but that no details have been provided in relation to 
radiator locations or heating runs. Therefore a condition shall be 
attached to the permission such to secure the details of these 
elements prior to installation along with the location of other 
elements such as meter boxes, flues and grilles.  

 
7.12 Overall it is concluded that given the limited changes to the 

exterior of the building which appear both sympathetic to its 
heritage and its location (within the Kimbolton Conservation Area 
and the vicinity of a number of Listed Buildings of varying 
grades) that the proposal is considered to be acceptable with 
regard to design and visual amenity and would not have a 
detrimental impact on the character or appearance of the area. It 
therefore accords with Policies LP2, LP11 and LP12 of 
Huntingdonshire's Local Plan to 2036 in this regard.  

 
7.13 Also, it is concluded that when the above statement is taken into 

consideration along with the favourable comments from 
Conservation officers and lack of objection from Historic 
England, that the proposal is considered acceptable with regard 
to its impact on the designated heritage assets. The proposal will 
result in the restoration of a currently vacant building including an 
area of damage where the bank was ram raided. Bringing this 
building back into use and restoring the front elevation will make 
a positive contribution to the character and appearance of the 
conservation area. Therefore, (subject to conditions) the 
proposed works will be in accordance with the criteria of the 
Planning, Listed Buildings and Conservation Areas Act 1990 and 
are therefore considered to be acceptable with regard to the 
impact on the Designated Heritage Assets and in accordance 
with Policies LP2 and LP34 of Huntingdonshire's Local Plan to 
2036 and the NPPF (2021) in this regard.  

 
Conclusion 
7.14 The proposed works are considered to be compliant with the 

relevant national and local policy as they: 
*would not be harmful to the character and appearance of the 
area; 
* Would not have a harmful impact upon the designated heritage 
asset. 

 
7.15 Taking national and local planning policies into account, and 

having regard for all relevant material considerations, it is 
recommended that listed building consent be granted, subject to 
the imposition of appropriate conditions. 

 
7.16 Taking national and local planning policies into account, and 

having regard for all relevant material considerations, it is 



recommended that planning permission be granted, subject to 
the imposition of appropriate conditions  

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

• Time Limit 
• Approved Plans 
• Bay Window Details 
• Material Samples  
• Unexpected Works Required (roof/frame of building) 
• Insulation Details 
• Submission of schedule of works (ceilings) 
• Details of render removal 
• Detailed Door Details  
• Beam Treatments 
• Openings  
• Floorboard Retention  
• Flues, Vents and Grille installations along with any 

services such as heating, radiator locations and services 
etc  

 
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 Kevin Simpson Development 
Management Officer – Kevin.Simpson@huntingdonshire.gov.uk  
 
 

mailto:Kevin.Simpson@huntingdonshire.gov.uk


From: clerk@kimboltonandstonely-pc.gov.uk
To: DevelopmentControl
Subject: Planning Responses
Date: 30 September 2021 23:29:30

Hi,
 
My Council considered the following applications at their meeting today and their views are as
stated-
 
21/01966   8 Station Rd, Kimbolton – single storey side extension; dormers and new
fenestration.
 
Recommend approval as appropriate development
 
 
 
 
 
 
21/01827   Land SW of 12a Brook Rd Kimbolton – construct access road
 
Unanimously recommend refusal due to concern that this will create a dangerous access.  Stow
Road is narrow at the point the new road will join it and visibility is not good due to the nearby
bends.
Furthermore it is thought a landscape appraisal should have accompanied the application in
support, due to the impact.
 
 
 
 
 
21/01800/21/01801LBC   27 High Street, Kimbolton – change of use from 2 x retail units and 2 x
dwellings to a single dwelling.
 
Recommend refusal as contrary to policy LP22 in that it would undermine the key service centre
settlement role in the provision of services.
 
 
 
 
 
Regards
 
Lionel Thatcher
Clerk to the Council

mailto:clerk@kimboltonandstonely-pc.gov.uk
mailto:DevelopmentControl@huntingdonshire.gov.uk


From: clerk@kimboltonandstonely-pc.gov.uk
To: Simpson, Kevin (Planning)
Subject: RE: Planning application and listed building consent 21/01800/FUL and 21/01801/LBC - 27 High Street, Kimbolton
Date: 25 October 2021 10:39:46
Attachments: image001.png

Dear Kevin,
 
Thank you for your email.
 
The application, as submitted, is in fact for change of use from 2 x retail and 2 x flats to a single
dwelling, not from a bank.  That, therefore, is to what the Parish Council responded.
We note that the planning permission for the retail and flats was granted on 24 May 2019, thus it is
still effective.
Either way, to permit the proposed change would, in our view, be contrary to LP22, hence our
recommendation of refusal.
 
Regards
 
Lionel Thatcher
Clerk to the Council
 

From: Simpson, Kevin (Planning) <Kevin.Simpson@huntingdonshire.gov.uk> 
Sent: 21 October 2021 15:56
To: clerk@kimboltonandstonely-pc.gov.uk
Subject: Planning application and listed building consent 21/01800/FUL and 21/01801/LBC - 27 High
Street, Kimbolton
 
Dear Lionel
 
Thank you for the comments from the Parish Council dated 30th September 2021 (as
below)
 
21/01800/21/01801LBC   27 High Street, Kimbolton – change of use from 2 x retail
units and 2 x dwellings to a single dwelling.
Recommend refusal as contrary to policy LP22 in that it would undermine the
key service centre settlement role in the provision of services.
 
I wished to seek some clarification as the application as submitted is a change of use
from bank (A2 albeit now replaced by use class E(c)(i)) to a single dwellinghouse. As I
understand it the Parish Council have based their comments on the permission
granted in 2019 under the 2018 applications of 18/02588/FUL and 18/02589/LBC
which have not been implemented and therefore will expire after a period of three
years.
 
If your comments remain the same when this is given regard then please could you let
me know. Alternatively if you would like to take this to a future meeting for discussion
then I will make note of this on the file.
 
I trust that this is all in order, if you have any further queries please do let me know.
 
Kind regards
 

mailto:clerk@kimboltonandstonely-pc.gov.uk
mailto:Kevin.Simpson@huntingdonshire.gov.uk



Kevin Simpson 
Development Management Officer
Development Services
Corporate Delivery
Huntingdonshire District Council
 
01480 388424 (Planning Customer Services – not direct dial)
07547 671902 (Mobile Telephone)

* kevin.simpson@huntingdonshire.gov.uk
 
Please visit the Planning Pages of our new website at
http://www.huntingdonshire.gov.uk/planning for all planning related enquiries, including full
details of the pre-application services we are providing.
 
Any comments represent the informal opinion of an officer of Huntingdonshire District Council. These
comments are made without prejudice to any eventual determination through the planning process.
 
 
 
 

 
 
 
 
 
 

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use
by the recipient and others authorized to receive it. If you are not the recipient, you are hereby notified that
any disclosure, copying, distribution or taking action in relation of the contents of this information is strictly
prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived

mailto:kevin.simpson@huntingdonshire.gov.uk
https://protect-eu.mimecast.com/s/LxiJCk29U5363zi2LPAA?domain=nam12.safelinks.protection.outlook.com
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