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1. Introduction and Policy Context 
 

Introduction 

1.1 East Cambridgeshire District Council is reviewing its Local Plan, which was last adopted in 

April 2015.  The new Local Plan, which is hoped to be adopted in 2018, will provide a 

framework for development in the district until 2036 and beyond.   

 

1.2 This Evidence Report (which is one of a collection) provides background information and 

justification relating to draft policies relating specifically to the village of Mepal, including: 

 

 Mepal1: Mepal’s Local Character and Facilities; 

 Mepal2: Infrastructure and Community Facilities; 

 Mepal3: Allocation Sites; and 

 Mepal4: MEP.H1 – Land at Brick lane. 

 

1.3 The purpose of this report is to provide justification for the inclusion of specific policies 

relating to an individual settlement, and should be read alongside other Local Plan 

evidence documents.  For example, a detailed reasoning of the settlement’s position in the 

Settlement Hierarchy is contained in the Settlement Hierarchy report.  For the findings of 

the assessment of individual sites, please refer to the Site Assessment Evidence Report 

November 2017.  

 

1.4 Collectively, the policies attempt to provide a coherent strategy for the settlement, over the 

plan period, which meets the area’s needs and reflects the views of the community. 

 

  National policy 

1.5 The National Planning Policy Framework (NPPF) was published in March 2012 and the 

National Planning Practice Guidance (NPPG) was introduced in 2014 which offers ‘live’ 

government guidance. 

 

1.6 Through its Core Planning Principles, the NPPF indicates that planning should: 

 

“...take account of the different roles and character of different areas, promoting the vitality 

of our main urban areas, protecting the Green Belts around them, recognising the intrinsic 

character and beauty of the countryside and supporting thriving rural communities within 

it...” 

 

1.7 The emerging Local Plan recognises the differing roles and characters of different areas 

through providing a suite of bespoke policies, specific to each settlement in the district.  

These policies are set out in individual settlement chapters, in Section 7: Policies for 

Places. 

 

1.8 In paragraph 157, the NPPF sets out a series of requirements which Local Plans should 

fulfil.  The following requirements are considered relevant to the settlement chapters 

contained within Section 7: 
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“...Crucially, Local Plans should: 

 

...be genuinely plan-led, empowering local people to shape their surroundings, with 

succinct local and neighbourhood plans setting out a positive vision for the future of the 

area... 

...not simply be about scrutiny, but instead be a creative exercise in finding ways to 
enhance and improve the places in which people live their lives... 

 
...plan positively for the development and infrastructure required in the area to meet the 

objectives, principles and policies of this Framework... 

 

...be drawn up over an appropriate time scale, preferably a 15-year time horizon, take 

account of longer term requirements, and be kept up to date... 

 

...allocate sites to promote development and flexible use of land, bringing forward new land 

where necessary, and provide detail on form, scale, access and quantum of development 

where appropriate...” 

 

1.9 In response to these requirements, Section 7 proposes the inclusion of draft policies 

relating to each settlement’s local character, infrastructure and facilities.  Draft site 

allocations for a range of land uses are proposed for many settlements.  

2 Mepal in context 
 

2.1 Mepal is located 6 miles west of Ely, in close proximity to the A142 and has a good range of 

services, including shop, church, post office, public house, village hall and primary school. 

 

2.2 As a Medium Village, it is considered that Mepal offers the potential to contribute to meeting 

the development needs of the area.  Through the designation of site allocations in the Local 

Plan, Medium Villages such as Mepal are likely to be able to accommodate modest levels 

of growth. The overall scale of growth will be further influenced by the availability of suitable 

sites and the presence of environmental and/or infrastructure constraints. 

 

3 Local Plan Policy: Further Draft 
 

3.1 A Call for Sites exercise was held as part of the Preliminary Draft Local Plan consultation, 

during which a number of site submissions were received for Mepal.   The site submissions 

were assessed and all sites considered suitable for development were proposed for 

allocation. 

 

3.2 The Mepal chapter of the Further Draft Local Plan proposed four draft policies: 

 

3.3 Policy Mepal1: Mepal’s Local Character and Facilities - the policy seeks to ensure 

development proposals maintain Mepal’s facilities and protect the local character of the 

village.   

 

3.4 Policy Mepal2: Infrastructure and Community Facilities – the policy sets out the settlement’s 

priorities in terms of infrastructure and facilities.  
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3.5 The content of these policies was informed by the Local Plan 2015, engagement with the 

Parish Council, and responses to the Preliminary Draft Local Plan consultation. 

 

3.6 Policy Mepal3: Preferred Allocation Sites identifies one site allocation: 

 

 MEP.H1 Land at Brick Lane – The 2.8ha site was received as a site submission 

during the Call for Sites exercise, and following assessment was considered to be 

suitable for development.  The draft site allocation is expected to provide 

approximately 50 dwellings.   

 

3.7 A number of other site submissions were assessed, but were considered not suitable for 

allocation.  The results of the site assessment are presented in the Site Assessment Report 

Update 2017. 

 

3.8 Policy Mepal4: MEP.H1 – Land at Brick Lane provides a bespoke policy for draft site 

allocation MEP.H1, and sets out specific requirements for development of the site. 

 

3.9 Mepal has a Development Envelope to define the boundary of the built up area and extent 

of the countryside.  In principle, development is generally acceptable within the 

Development Envelope. 

Comments received during public consultation 
3.10 In summary, the following comments were received during the Further Draft Local Plan 

consultation (January – February 2017) in response to Mepal draft policies:  

 

Overarching Issues/Concerns 

 New development/dwelling types should be in keeping with character of village. 

 Concerns housing would not be affordable for local residents and their children.  Housing 

should be available to people with a link to Mepal, either to get on the property ladder or 

through social housing.   

 Concerns that traffic will increase, and will exacerbate existing problems especially at 

junctions. 

 Mepal Parish Council indicate that residents expressed they are strongly protective of the 

village feel. 

 New development should reflect rural village nature and not create a suburban atmosphere. 

 Development of family houses would improve the housing mix. 

 

Infrastructure and Other constraints 

 Concerns regarding impact of new development on capacity of water infrastructure and 

sewerage. Sewerage system insufficient, with flooding of houses at Bridge Road.  Sewer 

capacity should be increased. 

 Ample play space in village, therefore new development should not include additional play 

areas. 

 Improve access to the major play space provided at the Recreation Ground and play space 

at Meadow Way estate. 

 Improve junction access to the village from the A142 road – difficult in turning out from 

Mepal village.  Witcham Toll junction also has safety and capacity issues as villagers 

frequently use this alternative route. 

 A142 is busy/congested/dangerous – development will increase this. 
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 Speeding on Sutton Road.  Traffic calming measures required along Sutton Road, such as 

a roundabout at the junction of Sutton road and Witcham Road and road narrowing feature 

incorporating a pedestrian crossing on Sutton Road. 

 Concerns about safety and capacity of A142 from Mepal to Ely, including each junction, 

and A10 Ely to Cambridge. 

 Concerns about impact of development on local services - Sutton Doctors surgery and 

Mepal school at capacity, and wider facilties such as Princess of Wales Hospital, 

Addenbrookes and Hinchingbrooke hospitals.  Lack of plans for expansion of existing 

doctors surgery. 

 Houses close to A142 suffer badly from traffic noise. 

 

 Mepal Parish Council proposes the following amendments to policy Mepal2: improvements 

to the (Diocesan Academy) School and privately run preschool facilities; improvement sand 

extension to village hall; provision of leisure pedestrian and cycle ways including a route 

across the Washes to facilitate access to existing routes along the Old Bedford bank and 

potentially to the intended nature reserve at Block Fen; improved crossing routes over 

Sutton Rod and from the school and preschool and from and to the new development into 

the village centre, which would also serve to calm traffic.  No current demand for a cricket 

pitch, but provision of hard surface cricket nets would be advantageous. 

 

 Cambs County Council indicate that there is limited spare capacity at the school and no 

potential to expand.  As proposed levels of development are low, mitigation may be 

possible on a small scale. 

 

 As development is CIL liable, policy Mepal1’s requirement for new development to 

contribute to maintaining facilities would not be CIL r122 compliant.  The first sentence in 

Mepal1 should be removed. 

 Projects identified in Mepal2 should be funded by CIL.  Other developer contributions to off-

site facilities would not be complaint with national policy tests.  Policy Mepal2 should be 

deleted. 

 Contributions over and above CIL are to be fairly and reasonably related to the 

development and cannot be used to address an identified shortfall or deficiency in 

provision. Para. 7.24.3 is therefore not compliant with national policy and should be 

removed. 

 Concerns over deliverability of policy Mepal2, due to lack of land allocated. 

 

 Mepal2 inaccurate and out of date lifted out of previous plans. Should not be in local plan in 

present form. 

 

Site Specific Comments 

MEP.H1 Land at Brick Lane 

 Site is located within Sutton’s parish boundary, but adjoins Mepal village.  Parish boundary 

should be amended to bring site into Mepal parish. 

 Support for policy requirement to retain the landscape buffer / wooded margin. 

 A resident expressed concern their home may be surrounded by taller buildings. 

 Proposals should be sympathetic to existing dwellings. 

 Development of site will make Sutton and Mepal considerably closer to becoming one 

settlement. 

 Vehicular access from Brick Lane is a key issue.  Parish Council received substantial 

representation from residents on this matter.  Narrow access, with junction width 

constrained by existing dwellings.  Inappropriate, unsafe, would create a dangerous 
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environment for existing residents.  Brick Lane in poor condition.  Traffic noise would be 

unfair on existing residents.   

 Brick Lane/Sutton Road junction has poor visibility due to gradient and road layout, parked 

vehicles and bus stops.  Dangerous for pedestrians. 

 Access should be provided from Sutton Road, preferably from a new roundabout at the 

junction of Sutton Road and Witcham Road which could help restrict speed and reduce 

traffic volumes on Brick Lane.   

 Development would severely impact view from the houses in Brick Lane. 

 Bungalows preferable to houses. 

 Tall hedge running alongside Brick Lane should be retained. 

 Brick Lane is a quiet road, where children play, and is used by walkers, dog-walkers, horse-

riders to access bridleway to Sutton Gault. 

 Brick Lane has a history of water/sewerage problems, requiring investigation, and may be 

made worse by additional development.  Surface water drainage ditch alongside Brick lane 

should be retained. 

 Site currently absorbs substantial run-off and often lay wet. 

 Property at west end of Brick Lane suffers from flooding issues, and should be remedied 

through development. 

 No residual capacity in surface water receiving system – necessary surface water 

accommodation should be put in place prior to development. 

 New development should install protection from traffic noise – affordable housing should 

not be used for this purpose.  Existing vegetation insufficient at blocking noise. 

 

 Site owner/promoter welcomes allocation of the site. However suggests Policy Mepal4 is 

reworded so as to give greater flexibility and to not prejudge how site access and 

landscaping should be designed. 

 

Site/20/01 North-east Mepal (rejected site) 

 Site promoter objects to rejection of site. 

 Site can make a valuable contribution to housing land requirement. 

 Site is in a sustainable location.  Good access to services and facilities.  

 Available to deliver and in single ownership.  

 Objects to the site being described as public open space.  It is private land in agricultural 

use. 

 PROW onsite can be diverted or incorporated into site layout. 

 Site is agricultural in character and is likely to be of low ecological value. 

 Site Assessment Evidence Report provides no assessment of the potential impact of the 

development on the County Wildlife Site (located to the north-west).  No assessment of 

trees has been undertaken to support CWS SPD. 

 CWS could be incorporated into site. 

 Church site is well contained within defined grounds, and screened by mature trees and 

hedgerows. Therefore development would no fundamentally alter the character and setting 

of the church – and could provide an opportunity to improve setting of the church. 

 

Site/20/02 Land west of Mepal Church (rejected site) 

 Site promoter objects to rejection of site. 

 Site can make a valuable contribution to housing land requirement. 

 Site is in a sustainable location.  Good access to services and facilities.  

 Available to deliver and in single ownership.  
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 Questions ecological value of CWS present on site, and suggests this could easily be 

incorporated into site layout. 

 

New Site(s) suggested 

 Site/20/03 Land south of Witcham Road 

Site/20/04 Land between New Road and Witcham Road 

 

4 Local Plan: Proposed Submission 
 

4.1 It was raised that new development/dwelling types should be in keeping with character of 

village. This will be achieved through policy Mepal1 and no change to the policy is required. 

 

4.2 Cambs County Council indicates that there is limited spare capacity at the primary school, 

which has no potential to expand.  As proposed levels of development are low, mitigation 

should be possible on a small scale. 

 

4.3 There were concerns regarding the affordability of housing and the availability to local 

residents and their children, or people with a connection to Mepal.  It was suggested that 

development of family houses would improve the housing mix. Policy LP6 indicates that 

proposals will be supported where they cater for the needs of all sections of the community, 

providing a range of high quality homes of varying sizes, types and tenures.  

 

4.4 Some respondents raised concerns that traffic will increase congestion, reduce safety and 

will exacerbate existing problems, especially at junctions, along the A142 from Mepal to Ely 

and the A10 from Ely to Cambridge. Policy LP17 seeks to create a sustainable, efficient 

and resilient transport network, ensuring all users have safe, convenient access to the 

existing highway network. Other respondents were concerned about speeding along Sutton 

Road and suggested the need for traffic calming measures. Policy Mepal2 addresses the 

A142/Sutton Rd junction. 

 

4.5 Concerns were raised regarding the impact of new development on capacity of water 

infrastructure and sewerage. The Water Cycle Study has reviewed the capacity of water 

infrastructure.  

 

4.6 It was suggested that there is ample play space in village, therefore new development 

should not include additional play areas. Policy LP21 sets out the Council’s approach for 

providing open space. 

 

4.7 It was suggested that access to the major play space provided at the Recreation Ground 

and play space at Meadow Way estate should be improved.  

 

4.8 Concerns were raised about the impact of development on local services across the wider 

area – for example, Sutton Doctors surgery, Princess of Wales Hospital, Addenbrookes and 

Hinchingbrooke hospitals.  Policy LP16 states that planning permission will only be granted 

where there is, or will be sufficient infrastructure capacity. 
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4.9 To address issues raised by residents and stakeholders during the consultation, and to 

reflect Mepal Parish Council proposed series of amendments, the Proposed Submission 

provides an amended policy Mepal2.  

 

4.10 Policy Mepal3 allocates site MEP.H1. There were concerns that dwellings in close proximity 

to the A142 will be affected by traffic noise. Policy Mepal4 includes a requirement for the 

retention of a significant landscape buffer along the western and southern edges of the site 

both to screen the site and mitigate noise impact.  No change to policies Mepal3 or 4 are 

required. 

 

4.11 Comments relating to rejected sites are addressed in the Site Assessment Evidence 

Report. 

5 Alternative Reasonable Options 
5.1 Option 1 is the preferred policy approach for Mepal, comprising the four policies as set out.  

  

5.2 Option 2 would be to not include either policies Mepal1 or 2, but these are rejected on the 

basis that they both give locally specific policy matters for the settlement, which would be 

lacking without such a policy. 

 

5.3 Option 3 would be to include alternative site allocations. Such alternatives are addressed in 

both the Sustainability Appraisal report and the Site Assessment Report. 

 

6 Conclusion  

6.1 This Evidence Report demonstrates the rationale for the proposed policy as contained in 

the Proposed Submission Draft Local Plan (November 2017). It is hoped that this report 

helps demonstrate how we have responded to comments received during the previous draft 

consultations, as well as how the latest evidence and national guidance has been taken 

into account.  

 

 


