
 

Introduction 
Bluntisham Parish Council – comments on planning application 21/02690/REM –
Land between 4 & 10 Station Road, Bluntisham 
Bluntisham Parish Council voted to REJECT the application for the following 
material planning reasons, Road Safety, Design Density and layout, Loss of 
trees, and impact on the Conservation area of the village.  
The Following are Bluntisham Parish Councils observations with regards to the 
material planning conditions and the reasons for our objections. 
 

A. Material Planning consideration 1 - Road safety – the impact of traffic, 
road access, parking, and servicing 

Road Safety 
The new transport plan does not contain any photos of the current road layout 
and its proximity to the proposed entrance to the site on the A1123. It mentions 
that the speed limit and road safety measures which have been put in place, the 
following is an extract from the latest traffic report: 
Extract from the application -  

• Road network 
o The proposed development will be accessed via the existing access to 

the car park off land to the north of Station Road in form of simple 
priority junction which can be seen under Appendix B. 

o The A1123 Station Road runs west to east in the vicinity of the 
proposed development and is classified as a ‘A Road’. Recent 
work has been undertaken by the Cambridgeshire County Council 
(CCC) with regards to the change in speed limit and installation of 
pedestrian refuge providing a safe crossing point and can be seen 
under Appendix C. 

o The speed within 
the vicinity of the 
site is now 
subject to a 
30mph speed 
limit which has 
recently been 
changed from 
40mph by CCC. 
The speed limit 
changes to 
40mph have 
been retained on 
the A1123 Station 
Road from 315m 
south-west of its 
junction with High Street for 210m in a south west direction. The 
recent highways scheme which includes new pedestrian/cycle islands, 



footways widen and cycleway, is shown in Figure 2.1 above. 
The PC would like to point out that there are no photographs of the existing car 
park entrance included within their submission, this is the same entrance that will 
be used for construction of and then use as a single access on to the development. 
The pictures used in the report, as shown above are from the High Street and 
Holidays Road on to the A1123. 
The drawing provided with the transport plan also fails to contain any dimensions 
of how the new proposed exit at the site will relate to the road crossing islands that 
are in place and how close they are, how they will potentially impact sight lines to 
the traffic approaching from the direction of Earith on this A class road. 
Entrance to the site is across a marked cycle lane and widely used by both 
pedestrians and cyclists alike, there is no provision or measures to protect all users 
of this path contained in the plan.  
The PC requests that the plan needs to include full dimensional data and that sight 
lines are assessed and reflected in the drawings and then this be properly 
assessed by CCC Highways with fresh eyes based on this correct updated data. 

 
B. Material Planning consideration 2 - Design – the density, layout, 

appearance, and materials proposed to be used 
Flooding and measures to control run off on the site (LP5 & LP6) 
The site historically was an orchard that ran from the bottom of Station Road to the 
top of the rise behind the houses at Wood end. Surrounded to the west and north by 
arable land and smaller orchards and to the east by houses within the conservation 
area of Bluntisham. This application seeks to develop the area of this orchard that has 
been removed, despite a blanket TPO being in place and to develop the site in line 
with the details within the application. The PC objects to the application on the 
grounds that insufficient research has been carried out on the potential risk of 
flooding to the site and to neighboring properties and the impact that these additional 
properties will have on the existing drainage infrastructure in the area. The application 
includes a drainage survey and flood risk data. However, the council feel that this 
desk top survey overlooks critical areas, and we strongly request that the following 
information and additional detail be made available to officers and consultees prior to 
any decision made: 
Flooding occurred in this area in 2020 with existing neighboring properties being 
affected by flooding caused by poor riparian maintenance of the existing drainage 
abutting the site and the capacity of the existing Anglian Water sewer that runs 
under the A1123. The previous application 17/010105/OUT was accompanied by a 
flood risk assessment that was completed in 2017 and was a desktop survey using 
the existing environment agency flood risk map. The new application does not 
include any evidence of further investigation of the potential for flooding it simply 
includes a new drainage strategy drawing (22449 REV B) and a desktop flood 

Material Planning consideration 1 - Road safety – the impact of traffic, 
road access, parking, and servicing - ‘Rejection’ - Incomplete evidence 
that this access will fit with existing road safety schemes and not detract from 
them and that the access will be suitable and safe for all road uses during and 
after construction at the site. 
 
 
 
 



analysis. In the decision notice for the original application 17/01015/OUT the 
following conditions state: 

• Condition 6. No development shall commence until a Foul Water Strategy has 
been submitted to and approved in writing by the Local Planning Authority. 
Prior to the first occupation of any dwelling or commercial unit hereby 
approved, the foul drainage works shall be completed in accordance with the 
Foul Water Strategy, unless otherwise agreed in writing by the Local Planning 
Authority. 

• Condition 7. Any reserved matters application for layout or landscaping 
pursuant to Condition 1 shall include a detailed Surface Water Drainage 
Scheme for the site based on the agreed Flood Risk Assessment and 
Sustainable Drainage Strategy prepared by MTC Engineering (ref: 1902-FRA & 
DS) dated March 2017 (received 12 May 2017). The development approved by 
those reserved matters application shall subsequently be implemented in full in 
accordance with the approved Surface Water Drainage Scheme prior to first 
occupation or use of the development. 

Bluntisham Parish Council feel that the new plans do not address the following 
known design concerns: 

• The new application changes the layout of the site from the original plan 
submitted and the storm water attenuation plan does not contain any 
contextual data as to whether the drainage strategy and existing infrastructure 
can cope with storm water and run off to avoid neighboring properties being 
flooded as was the case in December 2020. 

• The new development at Wood End, approximately 800M to the Northwest of 
this site is being completed and the effect of the runoff from this site and the 
drainage strategy of that site has been taken into account when designing the 
drainage strategy for this site. Will this completed site at Wood End, in what 
was previously arable land and that is roughly 20M higher, utilise the same 
storm water drainage ditches that run along the boundary of this site and into 
the Anglian Water sewer on the A1123? 

• Ongoing Riparian ownership - the owner of the site has now changed and with 
landownership comes Riparian duties - Who will be responsible for the ongoing 
riparian ownership on the site and the maintenance of the attenuation basin at 
the site once the development is completed. 

• The previous application was a joint application for commercial buildings X 4 
and 30 Houses. This new application from the new landowners now splits the 
two applications and it is not known whether the commercial application is still 
planned to come forward. Does the drainage strategy need to include 
considerations for the further impact that these buildings and hard standing 
areas will create - the previous application 17/01015/OUT several conditions 
were made within the decision notice around the commercial buildings and 
that any strategy needs to cover both areas of development? The drainage 
plan needs to consider this and to ensure that it is future proofed against 
flooding. 

• The existing Anglian Water wastewater Sewer runs under the A1123 and 
wastewater is then pumped to the river (a pumping station is located at the 
rear of 5 Station Road, Bluntisham. Has there been any survey of the condition 
of this sewer and its current capacity and what its future capacity needs to be 
to cope with all approved new developments? There has been no investigative 



work carried out as to the bore of the piping, how clear this drain is, how 
effective the pump is and what additional capacity is needed. The PC strongly 
request that a full in person survey be carried out and that full mitigation and 
future proofing be made a condition of any approval. 

• The drainage strategy drawing (22449 REV) shows flood routing arrows, and 
all of these are downhill towards to the A1123. Remarkably the drawing shows 
the arrows flooding back towards the site once it reaches the A1123 - which 
would suggest to anyone familiar with the area that water can indeed flow 
uphill. There is a note on the drawing in small print that states “Further survey 
information required to confirm exact levels and position of existing sewer to 
allow JPP to provide solution for southern surface water drainage and a further 
note to say that a new manhole will be created to access the existing sewer - 
as per our previous point there is no reference to the capacity, condition or 
sustainability of this existing sewer and the associated pumping station that 
takes the foul water to the river. 

The queries are not addressed in the application, this plan is simply a desktop plan 
designed with modelling and does not provide sufficient detail for the PC to approve. 

 
Layout and Density (LP9) 
As a result of pre application advice the site layout has been changed from that 
originally submitted. The reduction in the number of properties has been caused by 
the need for more open space at the site and the new attenuation basin that is also 
required. This has meant that the housing density and layout is more compacted at 
the site and in some areas will dramatically affect the level of privacy that the 
existing neighbouring houses now enjoy and which the current householders should 
be protected from where possible. In particular the PC requests that all houses that 
sit at the eastern and western boundary of the site be either moved, removed, or 
changed in some way to protect as much as possible the privacy of existing 
householders. 
The site layout has significantly changed by reducing the site proportion for home 
development yet containing the same number of residential plots (26 No.), therefore  
creating and compressing the development to one more akin to an urban 
environment rather than a village setting that is more suitable to the area and the 
vernacular architecture. 

Material Planning consideration 2 - Design ‘Rejection’ - Insufficient and 
inaccurate data to guard against repeated flooding events and does not 
demonstrate that the existing infrastructure has the capacity to cope with the 
increase in throughput. 
 
 
 



Parking within the development. As the site has been significantly compressed, space 
has been created by what appears to be a reduction in the number of car parking 
spaces. The 2017 application looks to have parking for 75 vehicles, the 2021 
proposal now has a reduced number of only 52 vehicle spaces. Both of these figures 
exclude the 18 spaces for the proposed 4 business units on the development, which 
will also lead to parking issues. 

 
C. Material Planning consideration 3 - Loss of tree or other important 

landscape features 
Landscaping – Protection of remaining Trees within TPO286 
Tree Preservation Order L/TPO/286 Land North Of 10 Station Road Bluntisham. 
Ecological report: "The appraisal concluded that the established hedgerows and 
mature fruit trees were of the most important habitually along with 15 mature plum 
trees within the site." Part of the site is listed as priority habitat traditional orchard 
but most of the trees within the site and area indicated as orchard have been 
removed many years earlier and MAGIC mapping/Ordnance Survey Map does not 
represent what is currently on the site.” 
The PC requests that the remaining area of orchard be properly protected and that all 
efforts are made to properly assess the content and heritage of this ancient orchard. 
The PC are not aware of who owns the northern section of the site but request that 
proper S106 provision be used toward protecting this area for the community of 
Bluntisham going forward and that the area is to be considered for inclusion within 
the Cambridgeshire and Peterborough Biodiversity Plan. 
This inclusion will mean that this ancient orchard be fully assessed and individual TPO 
orders issued for all rare species as already known to exist locally and that appear 
within the current Cambridgeshire and Peterborough Biodiversity Plan which can be 
found here - https://www.wildlifebcn.org/sites/default/files/2018-
05/cws_criteria_2014_v6.2.pdf 
The PC asserts that this orchard forms part of the heritage of the village of 
Bluntisham and that this development presents the opportunity to protect this 
heritage going forward, The PC requests that full consideration be given to this 
request under the auspices of section LP30 of the Local plan and the Heritage 
strategy within the local plan that states “ The Council will work proactively with 
property owners and other stakeholders to ensure positive management of heritage 
assets. This management will recognise the significance of the historic environment 
and its contribution to local character and identity whilst accommodating the changes 
necessary to secure viable and sustainable uses. Where possible opportunities will be 
taken to enable public enjoyment and interpretation of heritage assets.” 

Material Planning consideration 2 - Design – the density, layout, 
appearance, and materials proposed to be used ‘Rejection’ Incomplete 
evidence that the current layout considers parking levels commensurate with a 
development of this size and the requirement for off-road parking. At 20 
dwelling per hectare the layout would also be an ‘Rejection’ under ‘Out-of-
character – the impact on the character of the area’ this density of 
housing isn’t in keeping with the village and would impact on the 
surrounding area’ this density is suitable only for urban development and not 
with a village or rural setting as defined within the NPPF. 
 
 
 



The PC again refers to the Bluntisham Conservation Area Character statement which 
recognises that orchards were historically the source of considerable employment in 
the village. The PC wishes to protect and preserve this heritage asset going forwards. 

D. Material Planning consideration 4 - conservation – the effect on a listed 
building or the character of a conservation area. 

Impact on Conservation Area of the Village 
The entire eastern boundary of the site backs on to the gardens of properties 
within the conservation area, see photo below: 
 

 
and the HDC Conservation Area Character Statement can be found here. 
https://www.huntingdonshire.gov.uk/media/2319/bluntisham-conservation-
area- character-statement-adopted-march-1999.pdf. The HDC Local Plan to 
2036, within its development strategy states that conservation areas. – 
 The built up area will exclude:  

 

Material Planning consideration 3 - Loss of tree or other important 
landscape features – ‘Rejection’ The PC again refers to the Bluntisham 
Conservation Area Character statement which recognises that orchards were 
historically the source of considerable employment in the village and that the 
current design does not recognise the retainment of these historic tress, nor 
propose to protect them. The PC wishes to protect and preserve this heritage 
asset going forwards.  
 
 
 



Undeveloped land that affords 
important views from a public 
vantage point to or from a 
listed building or conservation 
area connecting the building 
or area to its countryside 
setting. 

To protect the character of a settlement and 
maintain the integral relationship between the 
settlement and its countryside context land which 
offers or facilitates visual connections between 
designated heritage assets and their countryside 
setting is excluded from the built-up area to protect 
its role in providing a transition between the 
settlement and the countryside. 

 
The PC therefore requests that HDC planning officers consider policy LP34 of the 
LP2036 which states: 

• 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. 

And which goes on to state in point K of this policy: "where relevant and practical, 
remove features that are incompatible with or detract significantly from the 
conservation area." 
The PC request that the layout plan is reviewed in line with this policy and where 
possible changes are made to lessen the impact of the development on the view out 
of the Bluntisham conservation area. That this be achieved by moving, removing, or 
changing the layout to mitigate the impact on the Bluntisham conservation area and 
to be in line with section LP34 of the Local Plan. 
From Bluntisham Conservation Area Character Statement: "En9 Development will not 
normally be permitted if it would impair important open spaces, trees, street scenes, 
and views into and out of the conservation areas.” 
Conservation areas are made up of buildings, trees, and open spaces (both public 
and private) which together form a cohesive area. It is recognised in the chapter on 
housing that within the environmental limits not all areas of land should be built on.  
There are important open spaces, gaps, and frontages which should be preserved in 
their own right.  
From the initial application: 

• It is acknowledged that a limited section of the eastern site boundary (less 
than 20 meters) abuts Bluntisham Conservation Area. The HDC Conservation 
Team has noted that based on the quantum of development proposed and 
the layout shown on the Indicative Proposed Site Plan submitted, it is 
considered that sufficient area for landscaping could be accommodated 
within the site such to allow the softening of the scheme in longer distance 
views looking towards the "in-fields" and the rear of properties on Bluntisham 
High Street.  

• As a result, the Conservation Team has advised that the development could 
be designed such to have a neutral impact upon the setting of the 
Conservation Area. 



For example, Plot 25 and 26 should be removed or change to bungalows with greater 
hedgerow border between development and conservation area.  

Conclusion 
Bluntisham Parish Council voted to REJECT the application 21/02690/REM –
Land between 4 & 10 Station Road, Bluntisham for the following material 
planning reasons, Road Safety, Design, Loss of trees and Conservation 
Design - The information provided in the application lacks specific details with regards 
to drainage be that surface water or foul, we have a genuine concern that the local 
system is inadequate to take this proposed development without extensive remedial 
and remodeling works and the desk top study undertaken to support this application is 
woefully inadequate give our local knowledge. The recent flooding along Station Road 
that rendered many properties uninhabitable through flooding needs to be considered 
with the flood modeling, a flood catchment area that is only going to be exacerbated 
by the large areas of hard landscaping that is being considered, adding to the run-off. 
Road Safety - The access and egress to the proposed development doesn’t reflect the 
recent road calming islands that were installed by yourselves, with 50 plus vehicle 
potentially exiting and accessing this development, the current station road layout will 
need to be modified to allow safe turning into potentially live traffic, none of this is 
dealt with in the current application. With the current changes in law with regards to 
rights of way now for cyclist and pedestrians, the access arrangement are ambiguous 
with regards to crossing a heavily traffic cycle/pedestrian walkway which sits in front of 
the development and we have concerns for their safety with the current layout. 
Design - The proposed housing density and layout is more compacted at the site 
than the previous application and in some areas dramatically affect the level of 
privacy that the existing houses currently have. The density currently at 20 dwelling 
per hectare is considered as high density suitable for urban development and not 
low density with well landscaped areas and open space as defined within the NPPF. 
Loss of tree – We refers to the ‘Bluntisham Conservation Area Character statement’ 
which recognises that orchards were historically the source of considerable 
employment in the village and that the current design does not recognise the 
retainment of these historic tress, nor propose to protect them. The PC asserts that 
this orchard forms part of the heritage of the village of Bluntisham and that this 
development presents the opportunity to protect this heritage going forward, The PC 
requests that full consideration be given to this request under the auspices of section 
LP30 of the Local plan and the Heritage strategy within the local plan 
Conservation area - Policy LP34 of the LP2036 states a proposal affecting the views 
onto a conservation area should preserve, and wherever possible enhance the view 
of the conservation area. The current application nether makes reference to this 
policy or recognised the conservation area. The proposed properties that over look 
the conservation area are too close and no effort has been made to have a neutral 
impact upon the setting of the Conservation Area. 

Material Planning consideration 4 - conservation – the effect on a listed 
building or the character of a conservation area - ‘Objection’ The current 
application ignores the ‘conservation advice’ and we request HDC planning officers 
take this advice into account. The current application does consider policy LP34 of 
the LP2036 and the current design doesn’t have a neutral impact upon the setting 
of the Conservation Area 


