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AGENDA ITEM NO 4 

 
1.0 RECOMMENDATION 

 
1.1 Members are recommended to APPROVE the application subject to the 

recommended conditions below with any changes delegated to the Planning 
Manager.  The conditions can be read in full on the attached Appendix 1. 
 
1 Approved plans 
2 Time Limit - OUT/OUM/RMA/RMM 
3 Materials 
4 Boundary Treatments 
5 Hard and soft landscaping 
6 Sustainability standards 
7 Windows and doors 
8 Drainage strategies 
9 Standard estate road construction 
10 Estate Rd before last dwelling occupied 
11 Standard Estate Road 
12 Temporary emergency link 
13 Foul pumping station 
14 Landscaping to substation and foul pumping station 
15 Electric Car Club 

MAIN CASE 

Reference No: 17/01722/RMM 

  

Proposal: Reserved matters for Access, Appearance, Landscaping, 
Layout and Scale for 200 dwellings within the Green Street 
Character Area of residential development 11/01077/ESO 

  

Site Address: Land At High Flyer Farm North Of Kings Avenue Ely 
Cambridgeshire   

  

Applicant: Redrow Homes Ltd And CC Trading (Church 
Commissioners For England) 

  

Case Officer:  Julie Barrow, Senior Planning Officer 

  

Parish: Ely 

  

Ward: Ely North 

 Ward Councillor/s: Councillor Mike Rouse 

Councillor Elaine Griffin-Singh 
Councillor Andy Pearson 
 

Date Received: 25 September 2017 Expiry Date: 26 February 2018 

                                                                                                                                       [S244] 
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2.0 SUMMARY OF APPLICATION 
 
2.1 The application seeks reserved matters approval for details of access, appearance, 

landscaping, layout and scale for the first phase of residential development on land 
at Highflyer Farm, Ely.  The site forms part of the wider North Ely scheme on land 
currently owned by the Church Commissioners for England.  Outline planning 
permission for residential development for residential development, a local centre 
comprising retail foodstore (A1) uses within Use Classes A1/2/3/4/5, D1 and 
business units (B1), primary school, pre-school nursery, playing fields, place of 
worship and/or community hall, together with open space, allotments, landscaping, 
highways, infrastructure and associated works was granted in June 2015 following 
completion of a S106 Agreement. 

 
2.2 The applicant intends to construct 200 dwellings, including 30 affordable dwellings 

and construct a fourth arm off the Thistle Corner roundabout to provide access.  
The scheme also includes the provision of a number of areas of open space, 
incorporating interactive play features, together with the first phase of the 
attenuation pond due to be constructed in the planned Country Park.   

 
2.3 The applicant is required to comply with a number of conditions attached to the 

outline planning permission prior to work commencing on site and three 
contemporaneous discharge of condition applications have been made in this 
regard. 

 
2.4 Amended plans have been received during the course of the application addressing 

design changes to house types and the proposed apartment blocks. 
 
2.5 The application is based on a number of Parameter Plans approved as part of the 

outline planning permission.  These set out the Highflyer Farm application site 
boundary, movement framework, land use framework, urban design framework, 
green infrastructure plan and neighbourhood and character areas. 

 
2.6 The full planning application, plans and documents submitted by the Applicant can 

be viewed online via East Cambridgeshire District Council’s Public Access online 
service, via the following link http://pa.eastcambs.gov.uk/online-applications/.  
Alternatively a paper copy is available to view at the East Cambridgeshire 
District Council offices, in the application file. 

 
3.0 PLANNING HISTORY 
 
3.1  

11/01077/ESO Residential development, a 
local centre comprising retail 
foodstore (A1), uses within 
Use Classes A1/2/3/4/5, D1 
and business units (B1), 
primary school, pre-school 
nursery, playing fields, place 
of worship and/or 
community hall, together 

Approved  18.06.2015 

http://pa.eastcambs.gov.uk/online-applications/
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4.0 THE SITE AND ITS ENVIRONMENT 
 
4.1 The broadly triangular-shaped site is located at the southern end of the Highflyers 

Farm application site.  It sits immediately north of Longchamp Drive, part of a 
modern residential development known as Cathedral View. At present the site can 
be accessed via a track running along the western boundary of the Highflyer Farm 
site.  The site has most recently been in agricultural use and is devoid of any 
defining features.  A line of mature trees are located alongside the track to Highflyer 
Farm Cottages and are the subject of a tree protection order.  Ely Pits and 
Meadows SSSI is located approximately 450m to the south of Thistle Corner 
roundabout. 
 

5.0 RESPONSES FROM CONSULTEES 
 
5.1 Responses were received from the following consultees and these are summarised 

below.  The full responses are available on the Council's web site. 
 
City of Ely Council – No concerns regarding this application. 
 
Ward Councillors – No comments received. 
 
Lead Local Flood Authority  - The LLFA has reviewed the submitted Drainage 
Strategy report (title: Redrow Site Foul and Surface Water Drainage Strategy, ref: 
48253, Issue 2, dated September 2017) and can confirm it accords with the 
requirements of condition 21.  Surface water discharge will be limited to 3 l/s/ha (in 
agreement with the IDB) and a combination of swales, watercourses and permeable 
paving will be used throughout the parcel. 

with open space, allotments, 
landscaping, highways, 
infrastructure and 
associated works. 

13/00785/ESO Residential led development 
of up to 1,200 homes with 
associated employment and 
community uses (including 
care home or extra care 
home). Supporting 
infrastructure, and open 
space/landscaping on land 
to the west of Lynn Road in 
Ely. 

Approved  26.11.2014 

17/01723/RMM Reserved matters for 
Access, Appearance, 
Landscaping, Layout and 
Scale for the Spine Road 
and Thistle Corner Junction 
of residential development 
11/01077/ESO 

 Pending 
consideration 
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Padnal & Wateden Internal Drainage Board (18th October 2017) – The site is 
outside of the Board’s Drainage District, but is within an area that drains into the 
Board’s Kettlesworth Catchwater Drain via the Clayway Catchwater Drain. 
 
The surface water drainage strategy for the site states that the Clayway Catchwater 
is the responsibility of the Board.  This statement is wrong.  The Church 
Commissioners are responsible for the watercourse as riparian owners and have 
historically undertaken works on the Catchwater, especially in relation to previous 
development of land in their ownership. 
 
The Board considers that the Clayway Catchwater Drain is not in acceptable 
condition to take any surface water flow from new development.  It needs significant 
maintenance works undertaken on the whole length.  Also, there needs to be a 
robust maintenance plan established, so it is maintained in the future.   
 
As surface water from the site will eventually drain into the Board’s system, the 
consent of the Board is required for any new discharges. 
 
Given the Board’s concerns over the Clayway Catchwater Drain it objects to the 
application. 
 
Padnal & Waterden Internal Drainage Board (20th November 2017) – The Board 
has now met with representatives of the Church Commissioners about surface 
water drainage from the site. 
 
The Board has agreed to review the previous in principle agreement it had, which 
would allow the Board to improve the current condition of the Clayway Catchwater 
Drain and take on the long-term maintenance of the watercourse.  This would be 
subject to a commuted sum payment to the Board.  Once an agreement is reached 
the Board would issue a discharge consent (in the form of a legal agreement) to 
allow discharge from the site into the Board’s system. 
 
Therefore the Board withdraws its objection to the development, subject to the 
above. 
 
Environment Agency – No further comments to add to comments made on 
11/01077/ESO. 
 
Natural England  - Natural England has assessed this application using the Impact 
Risk Zones data (IRZs) and is satisfied that the proposed development being 
carried out in strict accordance with the details of the application as submitted, will 
not damage or destroy the interest features for which Ely Pits and Meadows SSSI 
has been notified.  Natural England has not assessed this application and 
associated documents for impacts on protected species. 
 
The Wildlife Trust (18th October 2017) – The Wildlife Trust supports the approach 
taken to addressing ecological issues as part of the reserved matters application, 
including a Site-wide Biodiversity Strategy that sets clear objectives for 
enhancement of particular species groups and includes a formal biodiversity 
accounting exercise. 
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Although we disagree with aspects of the biodiversity accounting exercise and its 
conclusions, it is not necessary for every phase, on a scheme as large as Ely North, 
to achieve a net gain in biodiversity, and indeed it is not always appropriate. The 
most important thing is for the development as a whole to achieve a demonstrable 
net gain in biodiversity. 

 
This exercise has however demonstrated that the main failure at Ely North is not 
this individual phase of the development, but rather the strategic failure to bring 
forward more of the country park earlier in the overall scheme of the development. 
The Wildlife Trust therefore requests that East Cambs DC and the site developers 
explore ways of delivering more of the country park earlier. 
 
Local Highway Authority (8th November 2017) – The Highway Authority requests 
a holding objection for the following reasons: 
1. The application is not supported by sufficient highways information to 

demonstrate that the proposed development would not be prejudicial to highway 
safety. 

2. The Design Statement and Design Codes propose that the speed limit along the 
entire length of the spine toad is to be 30mph.  The northern section of this 
space road (phase 4) should be 40mph due to the width of the road and street 
scene / road environment.  Placing a speed limit sign of 30mph without self-
enforcement speed features will not regulate speeds to 30mph and cannot be 
practically enforced by the police.   CCC Highways Policy also states that a 
speed limit of 30mph will only be accepted as “the standard limit in settlements 
that are fully developed”.  Once both sides of the road are built out the LHA will 
accept a reduction in the 40mph speed limit to 30mph.  However, unless or until 
this is completed visibility splays, signage/markings and if applicable a Traffic 
Regulation Order should be included.  

3. No up to date Road Safety Audit in relation to the access. 
4. It is believed that the junction layout with Lynn Road has been altered from that 

granted permission in the outline planning application.   
 
Local Highway Authority (8th January 2018) - After a review of the amended 
Highflyers Avenue Character Design Code the LHA has the following comments: 
1. Trees in the highway will not be adopted by the highways authority and must be 

adopted either by East Cambs or the City Council. These must not be planted 
within visibility splays and tree pits must be to CCC standards. 

2. The bus stop location appears to be acceptable with the information submitted 
to date. The exact location and design of this should be submitted and 
determined with the next phase of the development and within that associated 
application. 

Other comments 

 Cross roads will not be permitted on the spine road as they are considered by 
the highways authority to be below standard and detrimental to highways safety. 
Should these be included the LHA will be unable to adopt the spine road as this 
introduces an unnecessary level of risk. 

 Codes that state the visibility splays are to be 2.4m x 43.0m at junctions have 
been superseded by the note marked as *. This acknowledges the speed limit 
will likely be above 30mph on the northern section of the spine road until all 
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phases and both sides of the road are built out. Increased visibility lengths at 
junction will be required until the development has been completed in its entirety 
but this statement is acceptable to the highways authority.  

 Traffic calming is not required unless a TRO is in place for a 20mph zone or a 
need for this has been established. Do not object to the inclusion of this 
statement such features are not required on a 30/40mph road.  

 
Local Highway Authority (1st February 2018) - After a review of the amended 
Design Code and associated drawings I can confirm that these are now acceptable. 
 
Defence Infrastructure Organisation (MOD) – No safeguarding objections to this 
proposal. 
 
NATS Safeguarding – The proposed development has been examined from a 
technical safeguarding aspect and does not conflict with our safeguarding criteria.  
Accordingly NATS has no safeguarding objection to this proposal. 
 
Designing Out Crime Officer – A crime search for this policing area has been 
completed and the area is considered to be one of medium vulnerability.  There is a 
Crime Prevention/Security section within the Design and Access Statement that 
mentions the principles of Secured by Design. 
 
This appears to be a very acceptable layout in terms of Crime Prevention and 
Community safety which provides for high levels of natural surveillance from 
neighbours’ properties with most of the homes facing each other.  Permeability on 
the whole has been limited to essential areas/routes only, which will provide high 
levels of territoriality amongst residents.  Vehicle parking is predominantly within 
curtilage or garages to the front/sides of properties.  The houses have back-to back 
protected rear gardens, which reduces risk and vulnerability to crime.  Homes have 
been provided with the potential for some defensible space where possible to their 
front. 
 
Points of concern: 

 The roads (adopted or otherwise) and the flat’s parking areas to be lit by 
columns to adoptable lighting standards (BS5489:1 2013). 

 Would like to see what defensible space is being provided in relation to the 
ground floor of the apartment buildings. 

 
East Cambridgeshire Access Group – 

 Unless shared space all roads should have footpaths.  Where there is visitor 
parking, accessible parking should be included and laid out to BS 8300 2009. 

 All properties should have step free access to principal entrance, where this is 
ramped, the gradient should comply with BS 8300 2009. 

 RCP’s should be sufficiently large to ensure that pavements are not obstructed. 
 
Cambridgeshire Archaeology – Comments made on application 11/01077/DISA: 
The Written Scheme of Investigation is accepted.  Would advise against full 
discharge of the condition prior to implementation, including the post excavation and 
publication commitments. 
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Housing Strategy & Enabling Manager – The affordable housing arising from this 
application should be in accordance with the S106 Agreement for outline application 
11/01077/ESO, which requires from Phase 1: 

15% affordable housing provided on site, of which 70% shall be rented tenure 
and 30% shall be intermediate tenure 

 
Trees Officer – No concerns regarding this application as the existing trees in the 
area are not impacted by the proposals.  In relation to the landscaping proposals of 
this large development, it is recommended that there is consultation with a 
landscape architect for a full assessment of these and future plans. 
 
ECDC Waste Strategy  - ECDC will not enter private property to collect waste or 
recycling, therefore it would be the responsibility of the owners/residents to take any 
sacks/bins to the public highway on the relevant collection day. 
 
ECDC, as a Waste Collection Authority, is permitted to make a charge for the 
provision of waste collection receptacles.  This contribution is currently set at £43 
per property. 
 
Conservation Officer – No concerns from a heritage viewpoint. 
 
Environmental Health – No comments received. 
  
Network Rail - No comments received.  
 
Asset Information Definitive Map Team - No comments received. 
 
Cambridgeshire Fire and Rescue Service - No comments received. 
 
CCC Growth & Development - No comments received. 
 
Minerals and Waste Development Control Team - No comments received. 
 
Parks and Open Space - No comments received. 
 
Economic Development - No comments received. 
 
Anglian Water Services Ltd - No comments received. 
 
National Grid - No comments received. 
 
Cambridge Ramblers Association - No comments received. 
 
UK Power Networks - No comments received. 
 
Civil Aviation Authority - No comments received. 
 

5.2 Neighbours – Site notice posted, advertisement placed in the Cambridge News and 
60 neighbouring properties were notified and the 7 responses received are 
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summarised below.  A full copy of the responses are available on the Council’s 
website. 

 

 No objection to proposed emergency/footpath link from Allix Way but would 
like its positioning to be reconsidered.  It appears off centre and it would be 
preferable if the access was placed centrally to the existing road to create 
better visibility and ensure difficulties with parking are not created. 

 Who will maintain the land left once the access has been built? 

 Can the Council guarantee that Allix Way will not be used by workmen 
parking vehicles during construction and using the access as a short cut? 

 Wish to ensure that Highflyer Farm Cottages are not overlooked and have a 
sympathetic view from the developers on proposed layouts. 

 Is a footpath necessary in front of 33 and 37 Longchamp Drive? Will lose 
view to green space in front and quiet and privacy currently enjoyed. 

 Path should be directed away from dwellings and towards car park. 

 Will there be fencing to rear of 33 Longchamp Drive? 

 Roads on Cathedral View Phase IV have not yet been adopted.  Before 
development goes any further on Highflyer Farm Phase IV should be 
completed first. 

 Requesting further details of swale/ditch to rear of 77 Longchamp Drive.  Is it 
going to be standing water and if it is why is it up against back gardens and 
was any consideration given as to how this would affect existing home 
owners and their home insurance? 

 
6.0 The Planning Policy Context 
 
 
6.1 East Cambridgeshire Local Plan 2015 

 
GROWTH 2 Locational strategy 
GROWTH 3 Infrastructure requirements 
GROWTH 5 Presumption in favour of sustainable development 
HOU 1 Housing mix 
HOU 2 Housing density 
HOU 3 Affordable housing provision 
ENV 1 Landscape and settlement character 
ENV 2 Design 
ENV 4 Energy efficiency and renewable energy in construction 
ENV 7 Biodiversity and geology 
ENV 8 Flood risk 
ENV 9 Pollution 
ENV 14 Sites of archaeological interest 
COM 7 Transport impact 
COM 8 Parking provision 
ELY 1 Housing-led sustainable urban extension, North Ely 
 

6.2 Supplementary Planning Documents 
 
Developer Contributions and Planning Obligations 
Design Guide 
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Contaminated Land - Guidance on submitted Planning Application on land that may 
be contaminated 
Flood and Water 
North Ely SPD 
 

6.3 National Planning Policy Framework 2012 
 
4  Promoting sustainable transport 
6 Delivering a wide choice of high quality homes 
7 Requiring good design 
10 Meeting the challenge of climate change, flooding and coastal change 
11 Conserving and enhancing the natural environment 
12 Conserving and enhancing the historic environment 
 

6.4 Proposed Submission Local Plan 2017 
 
LP1 A presumption in Favour of Sustainable Development 
LP2 Level and Distribution of Growth 
LP3 The Settlement Hierarchy and the Countryside 
LP6 Meeting Local Housing Needs 
LP16 Infrastructure to Support Growth 
LP17 Creating a Sustainable, Efficient and Resilient Transport Network 
LP18 Improving Cycle Provision 
LP21 Open Space, Sport and Recreational Facilities 
LP22 Achieving Design Excellence 
LP24 Renewable and Low Carbon Energy Development 
LP25 Managing Water Resources and Flood Risk 
LP27 Conserving and Enhancing Heritage Assets 
LP28 Landscape, Treescape and Built Environment Character, including 
Cathedral Views 
LP30 Conserving and Enhancing Biodiversity and Geodiversity 

 
7.0 PLANNING COMMENTS 
 
7.1 The main issues to consider in the determination of the application are the principle 

of development, housing mix and density, character and appearance, residential 
amenity, green infrastructure and landscaping, traffic and transportation, drainage 
and ecology. 

 
7.2 Principle of development 
 
7.2.1 Policy ELY1 of the Local Plan 2015 allocated approximately 210 hectares of land for 

a mixed-use urban extension of up to 3000 dwellings; 2 primary schools; sufficient 
employment uses to deliver approximately 1300-1500 jobs; two local centres 
providing retail and community facilities; and an extension of Ely Country Park.  A 
Strategic Master plan has been prepared for the whole area in order to bring 
together Endurance Estates, the promoters of the western half of North Ely and the 
Church Commissioners, landowners of the eastern half of the allocation. 

 
7.2.2 The North Ely Supplementary Planning Document (North Ely SPD) then sets out the 

planning requirements for the development of this new community, indicating the 
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design and development principles that must be met to enable a ‘special extension 
to a special city’. 

 
7.2.3 As stated above, outline planning permission for residential development, a local 

centre comprising retail foodstore (A1) uses within Use Classes A1/2/3/4/5, D1 and 
business units (B1), primary school, pre-school nursery, playing fields, place of 
worship and/or community hall, together with open space, allotments, landscaping, 
highways, infrastructure and associated works was granted in June 2015 following 
completion of a S106 Agreement.  The S106 Agreement attached to the planning 
permission secures the provision of affordable housing across the site together with 
allotments and open space, including the transfer of the land for the Country Park.  
A number of financial contributions towards matters such as outdoors sports, public 
transport and education are also secured through the Agreement.    

 
7.2.4 The discharge of condition applications made alongside this reserved matters 

application have addressed several strategic site-wide planning conditions that will 
inform all future reserved matters applications.  These include a site-wide phasing 
plan and strategies for the provision of broadband, foul and surface water drainage 
as well as a biodiversity strategy. 

 
7.2.5 This first reserved matters application will bring together the North Ely vision set out 

in adopted policy and the current built form that comprises the cathedral View 
development.  The North Ely SPD seeks to use neighbourhood areas, character 
areas and development typologies to promote a gradual transition from urban to 
rural character.  The site lies within the Highflyer Green Neighbourhood, with its 
special features described in the North Ely SPD as being the gateway to the 
Country Park, cathedral views and urban village.  The application site encompasses 
the majority of the Green Streets character area, which has been designed with a 
number of key ‘Green Streets’ including a south-west to north-east Green Street 
along the western boundary of the application site in the direction of Ely Cathedral.  
The application site also encompasses a mixture of development types with a 
Green Living pattern of open development on the south-west and south-east 
corners, transitioning northwards into suburbia and then finally Urban Village, which 
is the most dense form of development, described in the North Ely SPD as building 
on the historic streets in the riverside area of Ely.   

 
7.2.6 A Green Streets Character Area Design Code has been submitted as part of the 

suite of discharge of condition applications and this has been approved by the Local 
Planning Authority under guidance of Place Services, the LPA’s Urban Design 
consultants.   

 
7.2.7 The applicant has submitted a separate reserved matters application 

(17/01723/RMM) in respect of the first phase of the spine road, referred to in the 
North Ely SPD as Highflyer Avenue.  This section of Highflyer Avenue will extend 
northwards as far as the edge of The Green, a focal point at the northern end of the 
application site.  The Country Park will in future be accessed from this section of 
highway and this reserved matters application includes the construction of an 
electrical substation and foul pumping station in the vicinity of this access point to 
minimise the amount of infrastructure required in this area. 
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7.3 Housing mix and density 
 
7.3.1 The mix of housing across the site should be informed by local need and this is 

reinforced in condition 33 of the outline consent, through Policy HOU1 of the Local 
Plan, emerging policy LP6 and through the Developer Contributions SPD.  The 
North Ely SPD seeks to secure a low/medium density across the whole of North Ely 
with a wide range of dwelling types, size and tenure to be provided, creating choice, 
a varied building form and meeting community needs. 

 
7.3.2 The S106 Agreement sets out an affordable housing requirement of 15% for this 

first phase of development.  Future phases will be subject to a review mechanism, 
which may see an increase in the number of affordable dwellings being provided, 
dependent on market conditions at the time. 

 
7.3.3 Redrow Homes are proposing to construct 170 market dwellings and 30 affordable 

dwellings in accordance with the requirement to provide 15% affordable dwellings at 
this stage. 

 
7.3.4 The application proposes the following mix of market dwellings: 
   18 x 2 bed (11%) 
   24 x 3 bed (14%) 
   120 x 4 bed (70%) 
   8 x 5 bed (5%) 
 
 The 30 affordable units are split in the following way: 
   6 x 1 bed (20%) 
   14 x 2 bed (46%) 
   8 x 3 bed (27%) 
   2 x 4 bed (7%) 
 
7.3.5 The Council’s Senior Housing Strategy & Enabling Officer raises no objection to the 

mix of affordable units and the proposed mix broadly accords with the Agreed Mix 
as set out in the S106 Agreement. 

 
7.3.6 The mix of market dwellings includes a greater number of 4 bedroom dwellings than 

that envisaged in the Developer Contributions SPD.  The proportion of smaller units 
included in the scheme has increased from that seen by officers at pre-application 
stage and the applicant was asked to carefully consider the housing mix to be put 
forward at reserved matters stage.   

 
7.3.7 The applicant has persisted with a greater proportion of 4 bedroom dwellings, which 

is in part representative of the business model that the company employs.  In 
addition, the applicant has pointed towards the fact that this phase of development 
is primarily made up of low to medium density housing, as set out in the North Ely 
SPD.  This lends itself towards a greater number of larger detached dwellings on 
this phase of development with a concentration of higher density development 
planned immediately to the north of this site and to either side of Highflyer Avenue 
as it runs east to west towards the local centre and Lynn Road.  The current 
proposal represents 25% of the total number of residential units for which outline 
planning permission has been granted and it will therefore be necessary for future 
phases of development to make up any shortfall of smaller dwellings, dependent on 
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market need at the time.  The densities proposed by the North Ely SPD and those 
put forward as part of this application are summarise as follows: 

 
  Development Type  DPH   Current Layout Density 

Urban Village (high)  34‐45    43 
Suburbia (medium)   30‐35    38 

   Green Living (low)   20‐30    27 
 
7.3.8 Condition 34 of the outline planning permission requires a minimum of 10% of 

dwellings to be designed to be suitable for home office working, by providing a room 
or study area that can be used as a home office.  Three of the applicant’s house 
types meet this definition and account for 16.5% of the dwellings on this phase.   By 
including a high proportion of 4 bedroom dwellings the applicant has been able to 
provide a greater number of dwellings suitable for home working, thereby promoting 
a more sustainable way of living. 

 
7.3.9 The applicant has also met the requirement of planning condition 36 to provide a 

minimum of 20% of dwellings that meet Lifetime Homes Standards. 
 
7.4 Character and appearance 
 
7.4.1 The Green Streets character area adjoins the existing residential areas to the south 

and south-west of the site and is structured around the Green and three green 
streets, which are expected to have a rural character.  Green Street 1 is, as stated 
above, lined up on a view corridor to Ely Cathedral and will form a pedestrian/cycle 
route connecting the track to Highflyer farm Cottages to the Green and beyond to 
the Country Park.  Green Street 2 runs north-south through the centre of the 
development, connecting the Green to the existing development on Longchamp 
Drive.  Green Street 3 runs east-west along the southern boundary of the site and 
will separate the proposed development from existing dwellings on Longchamp 
Drive.   

 
7.4.2 The applicant has paid particular attention to the form and character of these Green 

Streets, ensuring that they retain a semi-rural character and fulfil their functions as 
key pedestrian and cycle routes in and out of the site, interactive play areas and 
where appropriate part of the surface water drainage scheme.  The Green Streets 
also provide an opportunity to enhance biodiversity on the site and this has been 
incorporated into the detailed landscaping scheme submitted with the application. 

 
7.4.3 The Green Streets Character Area Design Code references a character appraisal of 

Ely carried out by the applicant and then seeks to translate that into the streets and 
spaces within the development, inform car parking solutions and set out how key 
plots and buildings will sit within each development type.   

 
7.4.4 The proposed development comprises two key local access streets that run east-

west across the development, intersected by the Green Streets.  Shared access 
streets are found across the development and have a variety of characters 
depending on the location and situation.  All roads are designed to the adoptable 
standards of the local highway authority.   
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7.4.5 The frontage to the Green utilises a single house type arranged in pairs that follow 
the curve of the space.  It is considered that the use of three storey dwellings in this 
location and on the key edges of the urban village area is an appropriate response 
to the character of this area.  The majority of the remainder of the dwellings are two 
storey, with two-and-a-half storey dwellings in key gateway locations to provide both 
interest and defining buildings to help create a sense of place. 

 
7.4.6 In response to the various development types a range of detached, semi-detached, 

terraced and apartment buildings are proposed in the developer’s favoured ‘Arts 
and Craft’ style.  The applicant proposes to predominantly use a buff brick across 
the site with some variation on key buildings and the dwellings around the Green.  
Red brick detailing is proposed across the site together with a mixture of red and 
grey roof tiles.  Officers are still in discussions with the applicant regarding the final 
choice of materials and it is recommended that a condition requiring samples of all 
materials to be submitted to and approved by the local planning authority is 
imposed.  The apartment blocks feature a variety of materials, ensuring that they 
meet their requirement of being both functional and key buildings on the edge of the 
urban village area.   

 
7.4.7 It is considered that the applicant has captured the essence of the Green Streets 

character area, creating key features through the use of the Green Streets that will 
encourage interaction between residents and ensure a strong connection to the 
existing built form to the south and west.  The scheme addresses the key character 
area design principles set out in the approved development specification and 
broadly addresses the aspirations of the North Ely SPD to design buildings to 
ensure architectural and design variety and excellence. 

 
7.5 Residential amenity 
 
7.5.1 The scheme has been designed in accordance with the East Cambridgeshire 

Design Guide SPD taking into account the requirement to provide sufficient plots 
sizes and amenity space.  Attention has also been given to the need to ensure that 
the minimum distance of 20 metres between rear inter-visible windows is 
maintained and it is considered that future occupiers of the scheme will enjoy a 
satisfactory level of amenity. 

 
7.5.2 Green Street 3 provides a buffer between the rear of the proposed dwellings and 

the rear of dwellings on Longchamp Drive to ensure that there is no unacceptable 
level of overlooking and that the proposed dwellings do not appear overbearing or 
result in a significant loss of light.   

 
7.5.3 Two residents on Longchamp Drive have raised concerns about the proximity of the 

footpath link that will be created at the southern end of Green Street 2.  In particular 
there are concerns that the path comes close to the front of the existing dwellings 
and that its presence will result in a loss of privacy and noise and disturbance.  The 
area is at present unrestricted and could be used by members of the public for 
recreation purposes.  The landscaping scheme indicates that the area immediately 
adjacent to Nos. 35-37 Longchamp Drive will be planted, preventing pedestrians 
from leaving the path and going towards the front of the dwellings.  It is considered 
that the movement of the path further east would do little to change the impact of 
the proposal and that the use of this area as a link to the existing development 
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would not have a significantly detrimental effect on the residential amenity of 
existing occupiers.   

 
7.5.4 To date the residents of Highflyer Farm Cottages have enjoyed open views over the 

adjacent farmland, out to the fenland beyond.  This view will be lost through the 
development of Highflyer Farm, however, the loss of a view is not a material 
planning consideration.  The current application site boundary is approximately 45 
metres from the rear of Highflyer Farm Cottages at its closest point and at this 
distance the scheme is not considered to be overbearing or cause any significant 
loss of amenity.  The land between the application site and the rear of the cottages 
is included in the outline consent and the relevant reserved matters application will 
need to consider the amenity of existing residents. 

 
7.5.5 The applicant is required, in accordance with planning condition 11, to submit a 

Construction Environmental Management Plan (CEMP) for approval.  The CEMP 
will need to detail how the construction process will be managed and how disruption 
to nearby residents can be minimised.  It is inevitable that nearby residents will 
encounter some noise and disruption during the construction process but 
construction and delivery times will be regulated by the CEMP and if necessary 
monitored by officers.  At this time access to the site is limited and construction 
traffic will need to travel down Kings Avenue or Prickwillow Road in order to reach 
the Thistle Corner roundabout, where a fourth arm will be constructed.  The LPA is 
aware that the southern part of Kings Avenue is currently unadopted and still in the 
control of the developer of the Cathedral View site.  It is understood that the 
developer concerned is in discussions with the LHA regarding the adoption of the 
road.  The LPA could not however justify the refusal of the current application on the 
basis that a section of highway is unadopted, rather this is a matter between the 
respective developers if the applicant requires the use of Kings Avenue for 
construction vehicles. 

 
7.5.6 A temporary emergency link is proposed off Allix Way in accordance with the detail 

shown on Parameter Plan1: Movement Framework.   The approved Development 
Specification refers to the provision of this link to allow emergency access until the 
primary circulation corridor is fully operational.  The link will therefore be required 
until the entirety of Highflyer Avenue has been constructed and is available for use.  
The link will need to be constructed to adoptable standard to accommodate 
emergency vehicles and this will result in the loss of the vegetation that is currently 
in place at the end of Allix Way.  The use of the emergency link could impact the 
residents of Allix Way, however, it is not expected to be in constant use and any 
disruption is likely to be short lived.   

 
7.5.7 Subject to the submission of an acceptable CEMP it is considered that the proposal 

complies with the residential amenity aspects of policies ENV2, LP22 and the 
Design Guide SPD. 

 
7.6 Green infrastructure and landscaping 
 
7.6.1 The North Ely SPD sets a vision for a significant amount of North Ely to comprise 

multifunctional green infrastructure, incorporated as an integral part of the design 
and layout of the development.  This includes all types of green infrastructure, 
ranging from the Country Park to gardens, green urban spaces and informal and 
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formal play areas and sports fields.  Green infrastructure should also provide for the 
recreational needs of the community as well as enhancing biodiversity and creating 
new habitats for wildlife. 

 
7.6.2 The application site is located within a wholly residential area according to the 

approved Parameter Plan 2: Land Use Framework and the proposal does not 
include any of the significant green infrastructure for Highflyer Farm as detailed on 
approved Parameter Plan3: Green Infrastructure Plan, with the exception of the first 
phase of the attenuation pond that will be constructed on land due to form part of 
the Country Park.   

 
7.6.3 On a more local level the applicant is delivering three of the five Green Streets 

together with two thirds of the Green.  In accordance with outline planning condition 
12, a Green Infrastructure Plan has been submitted detailing the key green 
infrastructure on the site and a broad timetable for its delivery.  The applicant has 
also submitted a detailed Landscape Design Statement prepared by Exterior 
Architecture together with detailed landscape arrangement drawings and planting 
plans. 

 
7.6.4 The Landscape Design Statement contains a contextual analysis of the wider 

fenland landscape and how this has been interpreted for the purposes of this 
application and translated into the approach taken to materials, furniture and 
planting.  It demonstrates how landscape features have been used to create a 
coherent and sustainable development and that sensitive water management forms 
the baseline of landscape interventions for the site.  Amenity and recreation space 
is provided in pockets throughout the scheme ensuring residents and visitors have 
access to the public open realm.   

 
7.6.5 The character of the Green has been based on other local village greens such as 

Cottenham, Little Thetford and Witchford.  The majority of the Green will be wide 
open amenity grassland with structural landscape to the edges.  The design of the 
Green has been as a direct result of discussions between officers, the applicant and 
the Cambridgeshire Quality Review panel.  It is considered that an open space that 
can be used for a variety of recreational purposes is the correct treatment for this 
key focal point within the development.  As stated above the Green Streets offer an 
opportunity to combine key movement corridors with natural play elements, pockets 
of meadows, amenity grassland, biodiverse swale and detention ponds and copses 
of trees.  Timbers bridges are proposed over swales and the street furniture and 
natural lay features have been sensitively designed to complement the landscaping 
scheme.  The Design Statement also contains details of the planting and tree 
strategy. 

 
7.6.6 The landscape strategy has been examined by the LPA’s Urban Design consultants 

and a number of minor amendments to the planting specification have been made 
as a result.  The applicant has also responded to comments from the Wildlife Trust 
as to the choice of species.   

 
7.6.7 Subject to the completion of the landscaping scheme in accordance with the details 

submitted it is considered that the proposal meets the objectives of the North Ely 
SPD in relation to green infrastructure and landscaping and the requirements of 
policies ENV1 and LP28 in respect of landscape character. 
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7.7 Traffic and transportation 
 
7.7.1 Parameter Plan 1: Movement Framework details the main access points into the 

Highflyer Farm site from Thistle Corner and Lynn Road.  This Parameter Plan also 
depicts the Green Streets referred to throughout this report as being key footpath 
and cycleway connections.   

 
7.7.2 The applicant is required to construct the new fourth arm of the Thistle Corner 

roundabout in order to access the development and outline planning condition 25 
requires details of this access to be submitted to and approved by the LPA.  The 
access details submitted are currently being reviewed by the County Council’s Road 
Safety Audit team and it is likely that further discussion will need to take place 
between the applicant and the County Council before the details can be approved, 
however, the principle of the access has been established and the LHA is confident 
that a scheme can be agreed. 

 
7.7.3 The applicant is required by outline planning condition 16 to submit a Spine Road 

statement for the length of Highflyer Avenue and this is being addressed as part of 
reserved matters application 17/01723/RMM.  The applicant is proposing to 
construct the first section of the Spine Road up to the Green, with future developers 
responsible for the remainder together with the junction at Lynn Road.  

 
7.7.4 The content of the Green Streets Character Area Design Code in relation to access 

has been reviewed by the LHA and any necessary amendments to the document 
have been made.  A number of the comments made by the Local Highway 
Authority, as set out above, relate to the content of the Design Code and the 
approval of this document is being dealt with by way of a separate discharge of 
condition application. 

 
7.7.5 The Design Code sets out the key principles relating to car parking with reference to 

residents’ parking to be primarily provided on plot with limited use of shared 
courtyards.  On plot parking should ideally be provided behind the building line to 
ensure parked cars do not dominate the street scene.   

 
7.7.6 With the exception of one-bedroom units, which are contained within the apartment 

blocks, two parking spaces per dwelling are provided.  In many cases the applicant 
has had regard for the emerging local plan policy in relation to parking and two on 
plot parking spaces are provided in addition to a single garage.  In order to achieve 
the density of development anticipated by the outline planning permission the 
applicant has had to include an element of tandem parking although there are also 
significant areas of on-plot side by side parking to compensate for this.  Such 
arrangements are contrary to the desire to providing on-plot parking behind the 
building line and this highlight the difficulties facing developers to provide a 
comprehensive development, making best use of land, while at the same time 
meeting the challenge of providing sufficient on plot parking.   

 
7.7.7 A small number of parking courts are proposed and these have been designed to 

ensure that they are overlooked, safe, secure and accessible while not dominating 
the streetscene.   
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7.7.8 Policy COM8 states that visitor spaces should be provided on the basis of up to 1 
car space per 4 units.  It is considered that this is a maximum amount (50 spaces in 
this case) and not a minimum standard.  The applicant is proposing 17 visitor 
spaces alongside or close to areas of public open space.  The North Ely SPD 
makes reference to the provision of on-street visitor parking, however, the LHA will 
not adopt visitor parking bays within the highway unless they serve a highway 
function.  In this case the location of these 17 spaces is considered to meet this 
requirement.  If the LHA are not willing to adopt these spaces the Council will 
consider their adoption given that they are located adjacent to areas of open space 
that will be adopted by the Council in due course. 

 
7.7.9 The applicant has also indicated that 22 additional visitor parking spaces can be 

provided across the development and that these spaces will be maintained by a 
management company.  A management company will be required to maintain the 
apartment blocks and 12 of the additional visitor spaces are located within or close 
to the parking courts that will serve the blocks.  The remainder of the spaces are 
alongside Green Street 3.     The submitted drawings also indicate that there are 
opportunities for unmarked visitor spaces within the adopted highway.  The LPA 
cannot control the use of the public highway and whilst the applicant has sought to 
provide sufficient on-plot spaces, parking restrictions will not be imposed and 
vehicles can legitimately park on the public highway. 

 
7.7.10 The applicant is required to submit a Travel Plan in accordance with outline 

planning condition 10 prior to the occupation of the first dwelling.  The purpose of 
the plan is to promote sustainable travel and reduce reliance on private car 
transport. 

 
7.7.11 The applicant has carefully considered the layout of the site in order to maximise 

parking and ensure that a road layout is presented that is acceptable to the Local 
Highway Authority.  The proposal broadly accords with the North Ely vision as set 
out in the SPD in relation to traffic and transportation the promotion of sustainable 
forms of transport accords with Chapter 4 of the NPPF.  On balance it is considered 
that the proposal broadly complies with the principles of policies COM7, COM8, 
LP17, LP18 and LP22. 

 
7.8 Drainage 
 
7.8.1 In accordance with outline planning conditions 8 and 9 a site-wide foul and surface 

water drainage strategy has been submitted as part of a discharge of condition 
application.  The Lead Local Flood Authority, IDB and Environment Agency have all 
confirmed their agreement to the strategy.  Anglian Water has been consulted but 
has not commented. 

 
7.8.2 A site-specific surface water drainage strategy has been submitted as part of this 

application and again, the LLFA has confirmed its agreement to the details.  As 
referred to above, the Green Streets and landscaping are also integral to the 
drainage scheme and various SuDS features will be incorporated into the 
development.   

 
7.8.3 A 1.5m deep watercourse alongside Green Street 3 will sit in between the 

development and the rear of properties on Longchamp Drive.  The design of the 
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surface water strategy, including the watercourse, has been examined by the LLFA 
and it raises no objections.  The watercourse is not therefore expected to adversely 
impact the dwellings on Longchamp Drive and it is not uncommon for dwellings in 
this District to have drainage ditches/watercourses running alongside their 
boundaries.  The watercourse will need to be maintained in the long-term and 
access can be gained via Green Street 3. 

 
7.8.4 Based on the advice received from statutory consultees it is considered that the 

proposal accords with policies ENV8 and LP 25 in relation to flood risk and 
drainage. 

 
7.9 Ecology 
 
7.9.1 In accordance with outline planning condition 6 a site-wide Biodiversity Strategy has 

been submitted as part of a discharge of condition application.  The Strategy has 
been reviewed by Natural England and the Wildlife Trust and subject to the 
amendments requested by the Wildlife Trust the LPA is now in a position to approve 
the document. 

 
7.9.2 The applicant is required to submit a further strategy as part of the reserved matters 

application to demonstrate how the scheme accords with the site-wide strategy.  
Again, the site-specific strategy has evolved following discussions with the Wildlife 
Trust and amendments to the landscaping proposals have addressed the 
comments made.   

 
7.9.3 The Wildlife Trust have stated that not all phases of development in North Ely will 

achieve a net gain in biodiversity, however, the aim of the development as a whole 
is to do this.  The Wildlife Trust have suggested that the delivery of the Country 
Park should be brought forward in order to ensure the biodiversity objectives of the 
scheme are met.  The S106 Agreement makes provision for the transfer of the land 
for the Country Park from the Church Commissioners for England to the Council 
prior to the occupation of the 600th dwelling on the site.  The Council are 
responsible for delivering the Country Park thereafter.  There is no current timetable 
for the delivery of the Country Park and at this time it is not possible to bring its 
delivery forward. 

 
7.9.4 The Trees Officer is satisfied that existing trees in the vicinity of the site are not 

impacted by the proposed development and raises no objection to the proposal. 
 
7.9.5 Subject to the delivery of the biodiversity enhancements detailed in the site-specific 

biodiversity strategy and the landscaping scheme as submitted it is considered that 
the applicant has met the requirements of polices ENV7 and LP30. 

 
7.10 Other matters 
 
7.10.1 The applicant has considered the need for cycle and bin storage on the 

development with all plots having arrangements for both.   
 
7.10.2 A Sustainability and Energy Statement has been submitted with the application, 

setting out the applicant’s approach to sustainable development.  The approach 
taken does not meet the highest standards of design and construction, however, it 
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is noted that items such as Solar PV systems will be offered to prospective 
purchasers as an ‘add-on’.  Attention has been given to water management and the 
role of the landscaped features has been examined in relation to climate change 
adaption.  Electric charging points for vehicles are to be provided in certain areas 
and provision will be made for all dwellings to install charging points in the future if 
required.  On balance it is considered that the proposal meets the requirements of 
the North Ely SPD and policies ENV4 and LP24. 

 
7.10.3 The application includes the construction of an electricity sub-station and foul 

pumping station on land to the east of the spine road.  This infrastructure has been 
located in the optimum position for operation and ongoing maintenance and close to 
the point at which there will be vehicular access to the Country Park in the future.  
This minimises the need for multiple accesses and concentrates the hard 
landscaping and infrastructure required for the development and the country park in 
one area.  The applicant has submitted an indicative planting plan for the area that 
can form the basis of a future scheme. 

 
7.11 Planning balance 
 
7.11.1 The applicant has submitted a scheme for 200 dwellings that accords with the 

outline planning permission and the Parameter Plans attached to it.  This is the first 
phase of development on the Highflyer Farm development and the scheme has 
been designed to be harmonious with the existing built form to the south and west, 
whilst respecting the edge of settlement location and the fenland beyond.  The 
applicant has demonstrated that matters in relation to residential amenity, drainage, 
traffic and transportation and ecology can be adequately addressed and on balance 
this reserved matters application does not give rise to any adverse effects that 
would outweigh the benefits of the scheme. 

 
8.0 COSTS  
 
8.1 An appeal can be lodged against a refusal of planning permission or a condition 

imposed upon a planning permission.  If a local planning authority is found to have 
acted unreasonably and this has incurred costs for the applicant (referred to as 
appellant through the appeal process) then a cost award can be made against the 
Council.   

 
8.2 Unreasonable behaviour can be either procedural ie relating to the way a matter has 

been dealt with or substantive ie relating to the issues at appeal and whether a local 
planning authority has been able to provide evidence to justify a refusal reason or a 
condition. 

 
8.3 Members do not have to follow an officer recommendation indeed they can 

legitimately decide to give a different weight to a material consideration than 
officers.  However, it is often these cases where an appellant submits a claim for 
costs.  The Committee therefore needs to consider and document its reasons for 
going against an officer recommendation very carefully. 

 
8.4 In this case Members’ attention is particularly drawn to the following points: 

 

 There are no objections from statutory consultees. 
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9.0 APPENDICES 
 
9.1 Draft planning conditions 

 
 

Background Documents Location Contact Officer(s) 
 
17/01722/RMM 
 
 
11/01077/ESO 
13/00785/ESO 
 
 

 
Julie Barrow 
Room No. 011 
The Grange 
Ely 

 
Julie Barrow 
Senior Planning 
Officer 
01353 665555 
julie.barrow@eastca
mbs.gov.uk 
 

 
National Planning Policy Framework –  
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.
pdf 
 
East Cambridgeshire Local Plan 2015 –  
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-
%20front%20cover%20and%20inside%20front%20cover.pdf  
 
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-%20front%20cover%20and%20inside%20front%20cover.pdf
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-%20front%20cover%20and%20inside%20front%20cover.pdf
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APPENDIX 1  - 17/01722/RMM Conditions 
 
1 Development shall be carried out in accordance with the drawings and documents listed 

below 
 
Plan Reference Version No Date Received  
134 B 29th December 2017 
136 B 29th December 2017 
137 C 29th December 2017 
138 B 29th December 2017 
139 C 29th December 2017 
140 B 29th December 2017 
142 B 29th December 2017 
143 B 29th December 2017 
144 B 29th December 2017 
145 B 29th December 2017 
146 B 29th December 2017 
147 B 29th December 2017 
148 B 29th December 2017 
149 B 29th December 2017 
150 B 29th December 2017 
151 B 29th December 2017 
153 B 29th December 2017 
154 A 29th December 2017 
155 B 29th December 2017 
156 B 29th December 2017 
157 C 29th December 2017 
158 A 29th December 2017 
159 B 29th December 2017 
165 B 29th December 2017 
166 C 29th December 2017 
167 B 29th December 2017 
168 B 29th December 2017 
169 A 29th December 2017 
170 A 29th December 2017 
171 A 29th December 2017 
172 A 29th December 2017 
173 B 29th December 2017 
176 A 29th December 2017 
177 A 29th December 2017 
178 B 29th December 2017 
EXA 1742 P 002 A 29th December 2017 
EXA 1742 P 003 A 29th December 2017 
EXA 1742 P 101 A 29th December 2017 
EXA 1742 P 104 A 29th December 2017 
EXA 1742 P 107 A 29th December 2017 
EXA 1742 P 108 A 29th December 2017 
EXA 1742 P 109 A 29th December 2017 
EXA 1742 P 110 A 29th December 2017 
EXA 1742 P 401 A 29th December 2017 
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110 F Parking 31st January 2018 
200 A Streetscene 31st January 2018 
112 E Refuse Strategy 31st January 2018 
111 E Storey Height 31st January 2018 
123 C Key Frontages 31st January 2018 
116 M Planning Layout 31st January 2018 
113 E Tenure Distribution 31st January 2018 
EXA 1742 P 105 B 31st January 2018 
EXA 1742 P 140 A 31st January 2018 
EXA 1742 9 300 F 31st January 2018 
EXA 1742 P 302 C 31st January 2018 
EXA 1742 P 103 B 31st January 2018 
EXA 1742 P 102 B 31st January 2018 
EXA 1742 P 303 C 31st January 2018 
EXA 1742 P 403 A 29th December 2017 
EXA 1742 P 106 B 22nd January 2018 
EXA 1742 P 305 B 22nd January 2018 
EXA 1742 P 306 B 22nd January 2018 
EXA 1742 P 307 B 22nd January 2018 
EXA 1742 P 308 B 22nd January 2018 
EXA 1742 P 309 B 22nd January 2018 
BIODIVERSITY STRATEGY  25th September 2017 
163 D 25th January 2018 
160 D 25th January 2018 
161 D 25th January 2018 
162 D 25th January 2018 
164 D 25th January 2018 
177  25th January 2018 
178  25th January 2018 
179  25th January 2018 
180  25th January 2018 
120 A 29th December 2017 
124 A 29th December 2017 
125 B 29th December 2017 
126 A 29th December 2017 
127 A 29th December 2017 
128 A 29th December 2017 
129 B 29th December 2017 
130 A 29th December 2017 
131 A 29th December 2017 
132 A 29th December 2017 
133 A 29th December 2017 
124 House reference layout 29th December 2017 
EXA 1742 P 402  25th September 2017 
EXA 1742 P 501  25th September 2017 
EXA 1742 P 502  25th September 2017 
EXA 1742 P 503  25th September 2017 
GTC E SS 0012 R1 7  25th September 2017 
174 Cycle Store 25th September 2017 
EXA 1742 P 301 B 22nd January 2018 
EXA 1742 P 304 B 22nd January 2018 
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122 B 29th December 2017 
DRAINAGE STRATEGY  25th September 2017 
LANDSCAPE DESIGN STATEMENT  25th September 2017 
SUSTAINABILITY+ENERGY  25th September 2017 
135  25th September 2017 
141 A 25th September 2017 

 
1 Reason: To define the scope and extent of this permission. 
 
 
 2 The development hereby permitted shall be commenced within 2 years of the date of the 

approval of the last of the reserved matters. 
 
 2 Reason: To comply with Section 92 of the Town and Country Planning Act 1990, as 

amended. 
 
 3 The materials to be used in the construction of the external surfaces shall be: 
 Brick - Ibstock Bradgate Multi Cream, Ibstock Bradgate Light Buff, Ibstock Petworth Multi 

Stock and Ibstock Heritage Red Blend 
 Render - Weber PRAL M (rough cast) Ivory 
 Roof tile - Marley Rivendale Blue/Black and Marley Plain Tile Old English Red 
 Cladding/boarding - Marley Eternit Cadral Lap - Black 
 All works shall be carried out in accordance with the approved details. 
  
 3 Reason: To safeguard the character and appearance of the area, in accordance with 

policy ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 of the Proposed 
Submission Local Plan 2017. 

 
 4 No above ground construction shall take place until a sample panel measuring no less 

than 1 metre square has been constructed on site showing details of the proposed 
brickwork (as per condition 3); including colour, texture, bond, pointing and mortar mix to 
enable a site inspection and agreement in writing by the relevant officer. The panel shall 
remain on site for the duration of the development and once the development is 
completed the sample panel shall be removed. All works shall be carried out in 
accordance with the approved details. 

 
 4 Reason: To safeguard the character and appearance of the area, in accordance with 

policy ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 of the Proposed 
Submission Local Plan 2017. 

 
 5 No above ground construction shall commence until details of the boundary treatments 

have been submitted to and agreed in writing with the Local Planning Authority. The 
boundary treatments shall be in situ in accordance with the approved details prior to the 
first occupation of the development. 

 
 5 Reason: To safeguard the character and appearance of the area, in accordance with 

policy ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 of the Proposed 
Submission Local Plan 2017. 

 
 6 All hard and soft landscaping works shall be carried out in accordance with the approved 

Landscape Design Statement and Drawing Nos.: 
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 EXA_1742_P_003 Rev A 
 EXA_1742_P_110 Rev A 
 EXA_1742_P_101 Rev A 
 EXA_1742_P_102 Rev B 
 EXA_1742_P_103 Rev B 
 EXA_1742_P_104 Rev A 
 EXA_1742_P_105 Rev B 
 EXA_1742_P_106 Rev B 
 EXA_1742_P_107 Rev A 
 EXA_1742_P_108 Rev A 
 EXA_1742_P_109 Rev A 
 EXA_1742_P_300 Rev F 
 EXA_1742_P_301 Rev B 
 EXA_1742_P_302 Rev C 
 EXA_1742_P_303 Rev C 
 EXA_1742_P_304 Rev B 
 EXA_1742_P_305 Rev B 
 EXA_1742_P_306 Rev B 
 EXA_1742_P_307 Rev B 
 EXA_1742_P_308 Rev B 
 EXA_1742_P_309 Rev B 
 EXA_1742_P_401 Rev A 
 EXA_1742_P_402  
 EXA_1742_P_403 Rev A 
 The works shall be carried out prior to the occupation of any part of the development or 

in accordance with a programme agreed in writing with the Local Planning Authority. If 
within a period of five years from the date of the planting, or replacement planting, any 
tree or plant is removed, uprooted or destroyed or dies, another tree or plant of the same 
species and size as that originally planted shall be planted at the same place, unless the 
Local Planning Authority gives its written consent to any variation.  The management 
and maintenance of the soft and hard landscaping shall carried out in accordance with 
the Management and Maintenance details contained within the Landscape Design 
Statement and shall be the responsibility of the developer until such time as any areas of 
public open space have been adopted by a public body or transferred to a private 
management company. 

 
 6 Reason:  To ensure the longevity of the landscaping scheme, in accordance with policy 

ENV1 and ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 and LP28 of the 
Proposed Submission Local Plan 2017. 

 
 7 The development shall be carried out strictly in accordance with the Sustainability and 

Energy Statement dated September 2017 prepared by Daedalus Environmental Limited. 
 
 7 Reason: To ensure that the proposal meets with the requirements of sustainability as 

stated in policy ENV4 of the East Cambridgeshire Local Plan 2015 and LP23 and LP24 
of the Proposed Submission Local Plan 2017. 

 
 8 No above ground construction shall take place on site until details of the windows and 

doors to be used in the development hereby approved have been submitted to and 
approved in writing by the Local Planning Authority. All works shall be carried out in 
accordance with the approved details 
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 8 Reason: To safeguard the character and appearance of the area, in accordance with 

policy ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 of the Proposed 
Submission Local Plan 2017. 

 
 9 The development shall be carried out strictly in accordance with the 'Redrow RMA Site 

Foul and Surface Water Drainage Strategy' dated September 2017 prepared by Richard 
Jackson Engineering Consultants. 

 
 9 Reason:  To prevent the increased risk of flooding and to improve and protect water 

quality, in accordance with policies ENV2 and ENV8 of the East Cambridgeshire Local 
Plan 2015 and LP22 and LP25 of the Proposed Submission Local Plan 2017. 

 
10 Prior to the first occupation of any dwelling the road(s), footway(s) and cycleway(s) 

required to access that dwelling shall be constructed to at least binder course surfacing 
level from the dwelling to the adjoining County road. 

 
10 Reason:  In the interests of highway safety, in accordance with policies COM7 and 

COM8 of the East Cambridgeshire Local Plan 2015 and LP17 of the Proposed 
Submission Local Plan 2017. 

 
11 The highway shall be built to adoptable standards as defined by Cambridgeshire County 

Council Housing Estate Road Construction Specification (current at time of 
commencement of build) before the last dwelling is occupied.  

 
11 Reason:  In the interests of highway safety, in accordance with policies COM7 and 

COM8 of the East Cambridgeshire Local Plan 2015 and LP17 of the Proposed 
Submission Local Plan 2017. 

 
12 Prior to first occupation details of the proposed arrangements for future management 

and maintenance of the proposed streets within the development have been submitted 
to and approved in writing by the Local Planning Authority. (The streets shall thereafter 
be maintained in accordance with the approved management and maintenance details 
until such time as an Agreement has been entered into unto Section 38 of the Highways 
Act 1980 or a Private Management and Maintenance Company has been established). 

 
12 Reason: To ensure satisfactory development of the site and to ensure estate roads are 

managed and maintained thereafter to a suitable and safe standard, in accordance with 
policy COM7 of the East Cambridgeshire Local Plan 2015 and LP17 of the Proposed 
Submission Local Plan 2017. 

 
13 Prior to commencement of development details of the Temporary Emergency Link from 

Allix Way shall be submitted to and approved in writing by the Local Planning Authority.  
The details shall include the hard surfacing materials, measures to prevent the use of 
the Link except in the case of emergency, the duration that the Link shall be in place and 
a scheme for the reinstatement of the land once the Link is no longer required. 

 
13 Reason:  In the interests of highway safety, to safeguard the character and appearance 

of the area and the residential amenity of neighbouring occupiers, in accordance with 
COM7 and COM8 of the East Cambridgeshire Local Plan 2015 and LP17 of the 
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Proposed Submission Local Plan 2017. The condition is pre-commencement as to allow 
the required details to be submitted in relation to a reserved matters application. 

 
14 No above ground construction shall take place on the foul pumping station until details of 

the external appearance of the building and its immediate surroundings have been 
submitted to and approved in writing by the Local Planning Authority.  The construction 
of the foul pumping station shall be carried out in accordance with the approved details. 

 
14 Reason: To safeguard the character and appearance of the area, in accordance with 

policy ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 of the Proposed 
Submission Local Plan 2017. 

 
15 Prior to the substation and foul pumping station coming into use details of the soft and 

hard landscaping to these areas shall be submitted to and approved in writing by the 
Local Planning Authority.  The works shall be carried out in accordance with the 
approved details and in accordance with a timetable to be agreed with the Local 
Planning Authority. 

 
15 Reason: To safeguard the character and appearance of the area, in accordance with 

policy ENV2 of the East Cambridgeshire Local Plan 2015 and LP22 of the Proposed 
Submission Local Plan 2017. 

 
16 Prior to first occupation details of the Electric Car Club and how this will function shall be 

submitted to and approved in writing by the Local Planning Authority.  The details shall 
include the method by which new residents will be informed of the Electric Car Club and 
encouraged to use it. 

 
16 Reason: To ensure that the proposal meets with the requirements of sustainability as 

stated in policy ENV4 of the East Cambridgeshire Local Plan 2015 and LP23 and LP24 
of the Proposed Submission Local Plan 2017. 

 
 
 
 
 
 
 


