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AGENDA ITEM NO 6 

 
1.0 RECOMMENDATION 

 
1.1 Members are recommended to APPROVE the application subject to the 

recommended conditions below.  The conditions can be read in full on the attached 
appendix 1. 
 
1 Approved Plans 
2 Time Limit -FUL/FUM/LBC 
3 Sample materials 
4 Foul and Surface water drainage 
5 Soft landscaping Scheme 
6 Site Characterisation 
7 Reporting of unexpected contamination 
8 biodiversity improvements 
9 Construction times 
10 Piling foundations 
11 No burning of waste 
12 Archaeological Investigation 
13 Gates - restriction 
14 Parking 
15 Access drainage 
16 Boundary Treatments 
17 Soft landscaping Maintenance 
18 Tree protection 

MAIN CASE 

Reference No: 19/00544/FUL 

  

Proposal: Construction of 1no. 3 bed house with associated external 
amenity spaces, landscaping, parking and access 
arrangements 

  

Site Address: Site South Of 7 White Horse Lane Little Downham 
Cambridgeshire   

  

Applicant: Mr Jason Constable 

  

Case Officer:  Angela Briggs, Planning Team Leader 

  

Parish: Little Downham 

  

Ward: Downham 

 Ward Councillor/s: Anna Bailey 

 
Date Received: 11 April 2019 Expiry Date: 11th September 2019 

 [U53] 

 



Agenda Item 6 – Page 2 

19 Sustainable development - Full 
20 biodiversity management plan 
21  Hard landscaping scheme 
 
 

2.0 SUMMARY OF APPLICATION 
 

2.1 The proposal seeks planning consent to erect 1no. 3 bedroom dwelling on land 
adjacent to No.7 White Horse Lane.  The dwelling would be one a half storey with a 
single storey wing to the rear, and accessed from White Horse Lane.  The dwelling 
would have off-street parking for 2no. cars, bin storage, and would incorporate on-
site biodiversity enhancements comprising a hibernacula and a wood pile area as 
part of a comprehensive soft landscaping scheme.   

 
2.2 The dwelling also forms part of a broader development currently being considered 

under Ref: 19/00519/FUL for the retention and refurbishment of 51 Cannon Street 
and 3no additional dwellings to the rear of nos. 51, 49 and 49A Cannon Street. 

 
2.3 There is no significant planning history for this site alone.  However, as the site 

forms part of a broader development proposal, the history of the larger site is 
relevant.  Planning application Ref: 17/00667/FUL (see details is section 3) was 
refused and the appeal was dismissed.  Details of this application can be found 
below in section 3 under Planning History.  I attach a copy of the appeal decision as 
Appendix 2.  A further application was submitted, Ref: 18/00775/FUL (see details in 
section 3) which was also refused by Planning Committee and is currently subject of 
an appeal.  I attach a copy of the decision notice as Appendix 3. 

 
2.4 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. 

 
2.5 The application was called into Planning Committee by Cllr Bailey due to concerns 

raised by neighbours. 
 

3.0 PLANNING HISTORY 
 
3.1  

 
 This application was appealed and the appeal was dismissed. 
  

17/00667/FUL Demolition of existing 
dwelling and construction of 
2no. four bedroom two 
storey detached dwellings, 
4no. three bedroom one & a 
half storey detached 
dwellings and 1no. three 
bedroom two storey 
detached dwelling. 

 Refused 29.06.2017 

http://pa.eastcambs.gov.uk/online-applications/
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 18/00775/FUL       Proposed demolition of existing Refused 11.02.19 
                                                 And erection of 2no. 4 bedroom 
                                                 Dwellings fronting Cannon Street, 
                                                 3no. 2 bedroom dwellings and 1no. 
          3 bedroom dwelling fronting White 
          Horse Lane   
 

4.0 THE SITE AND ITS ENVIRONMENT 
 
4.1 The site is south of no.7 White Horse Lane, which is a single storey dwelling.  The 

site is situated just outside of the development framework of Little Downham and is 
not within the Mineral Safeguarding Area (MSA).  The site is currently vacant but, at 
the time of my site visit, remnants of an orchard was evident.  The site is accessed 
from White Horse Lane which is a single track lane and slopes down from Cannon 
Street.  White Horse Lane is characterised by detached dwellings on either side of 
the track and has variety in terms of design and appearance.  There are 6 dwellings 
accessed off White Horse Lane. The area beyond the site, to the west, is very 
similar and was formerly an orchard.  Nos. 4 and 5 White Horse Lane sit at the end 
of the Lane and creates a natural visual stop.  No.3 is tucked to the South-East of 
the Lane. The surrounding area is agricultural fields. 
 

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. 
 
 
Parish Council - 7 June 2019 
 
Little Downham Parish Council had concerns regarding this application and 
unanimously recommended outright refusal for the following reasons: 
 
1. Development of the site – The proposed dwelling would significantly harm the 
outlook from No. 5 and the living conditions of the occupant due to its size and 
proximity, which would have an overbearing appearance due to the steep incline of 
the Land. The Lane is a single track and considerably narrow. Vehicle movement is 
very restricted and additional vehicles on this Lane would have a detrimental effect 
on existing occupants.  
 
2. Parking issues – There is insufficient proposed parking provision for the 
proposed three bedroomed dwelling. Garages are rarely used for parking a car, 
therefore only one parking space is available. Inevitably cars would have to be 
parked on Cannon Street, which is a busy thoroughfare used by large farm and 
haulage vehicles and already subject to regular parking issues. Quite often, for 
example, a three bedroomed property can have four adults living there who each 
own a vehicle.  
 

 This application is subject of 
a current appeal. 
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3. Loss of natural habitat – The loss of the trees and shrubs has had a 
devastating impact on the local wildlife of the area, which is sited a few hundred 
yards north west of Little Downham Local Nature Reserve and a local habitat to 
protected species such as the Great Crested Newts and Bats. The Parish Council 
was concerned to be informed of the wilful use of chemicals being sprayed on the 
development site on at least four occasions and the detrimental effect it would have 
on any remaining vegetation and local wildlife, in particular, the Great Crested 
Newts of which an Amphibian Survey was due to be carried out in the Spring of 
2019. It is understood that overspray has caused adjacent plants to suffer and die.  
It is questioned whether the application, and subsequent actions of the applicant, 
conforms to Policy ENV7 of the Local Plan (2015) in respect of the protection of 
biodiversity and guidance contained within The National Planning Policy Framework 
(2012) in respect of undertaking of Appropriate Assessments of Habitats Directive 
Species? 
 
4. Surface Water Flooding – Due to the loss of the Orchard trees and vegetation 
from the development site, concerns were expressed regarding existing flooding 
issues that would be exacerbated southwards from the development of this site to 
No. 5 White Horse Lane.  
 
5. Outside the development envelope – Although this is not a reason for refusal 
on its own, the proposed dwelling on White Horse Lane is outside of the 
development envelope.  With the development of 27 dwellings beginning at the east 
end of Cannon Street, it negates the need for a new dwelling in this narrow rural 
location.  
 
6. Change of land use – It has come to the Parish Council’s attention that there 
has been no application for the change of use of land from arable to residential. In 
effect, any spraying of the land should be recorded in order to comply with 
legislation. Is there any record of this being done? 
 
7. Amendment dated 20/05/2019 – Submission of Reptile Survey – The survey 
submitted is dated October 2018 and was submitted with a previous application that 
was refused. The Parish Council is waiting for a copy of the Amphibian Survey that 
was requested by East Cambs Planning Committee to be carried out in 2019 when 
the Great Crested Newts were out of hibernation.  
 
Additional comments 
8. The Parish Council considered its comments following direct representations 
from local residents expressing objections in correspondence and attending the 
council meeting. 
 
Comments received 22nd July 2019 following further ecology reports: 
 
Little Downham Parish Council had concerns regarding this application and 
unanimously recommended outright refusal for the following reasons: 
 
1. Development of the site – The proposed dwelling would significantly harm the 
outlook from No. 5 and the living conditions of the occupant due to its size and 
proximity, which would have an overbearing appearance due to the steep incline of 
the Land. The Lane is a single track and considerably narrow. Vehicle movement is 
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very restricted and additional vehicles from a new dwelling would have a detrimental 
effect on existing occupants. There is no provision for on-site turning. Additional 
wheelie bins and bins bags would have to be left on Cannon Street, as the weekly 
refuse vehicles are unable to venture down the Lane.  
 
2. Parking issues – There is grossly inadequate proposed parking provision for this 
three bedroomed dwelling. Garages are rarely used for parking a car, therefore only 
one parking space is available. As cars are unable to park in the lane, inevitably 
they would have to be parked on Cannon Street, which is a busy thoroughfare used 
by large farm and haulage vehicles and already subject to regular parking issues. 
For a three bedroomed property, there is the potential for four adults to live there 
and each own a vehicle.  
 
3. Great Crested Newt and Reptile Impact Assessment: Proposed 
Development of Single Dwelling to South of White Horse Lane, Lt Downham 
dated June 2019 - The Council was pleased to read that there were positive results 
and three GCN were recorded, despite the devastating loss of the Orchard 
vegetation. 
 
4. Loss of natural habitat – The loss of the trees and shrubs in the Orchard has 
had a devastating impact on the local wildlife of the area, which is sited a few 
hundred yards north west of Little Downham Local Nature Reserve and a local 
habitat to protected species such as the Great Crested Newts and Bats. The Parish 
Council was concerned to be informed of the wilful use of chemicals being sprayed 
on the development site on at least four occasions and the detrimental effect it 
would have on any remaining vegetation and local wildlife, in particular, the Great 
Crested Newts of which an Amphibian Survey was due to be carried out in the 
Spring of 2019. It is understood that overspray has caused adjacent plants to suffer 
and die.  
It is questioned whether the application, and subsequent actions of the applicant, 
conforms to Policy ENV7 of the Local Plan (2015) in respect of the protection of 
biodiversity and guidance contained within The National Planning Policy Framework 
(2012) in respect of undertaking of Appropriate Assessments of Habitats Directive 
Species? 
 
5. Surface Water Flooding – Due to the loss of the Orchard trees and vegetation 
from the development site, concerns were expressed regarding existing flooding 
issues that would be exacerbated southwards from the development of this site to 
No. 5 White Horse Lane.  
 
6. Outside the development envelope – Although this is not a reason for refusal 
on its own, the proposed dwelling on White Horse Lane is outside of the 
development envelope. 
With the development of 27 dwellings beginning at the east end of Cannon Street, it 
negates the need for a new dwelling in this narrow rural location.  
 
7. Change of land use – It has come to the Parish Council’s attention that there 
has been no application for the change of use of land from arable to residential. In 
effect, any spraying of the land should be recorded in order to comply with 
legislation. Is there any record of this being done? 
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8. Amendment dated 19/06/2019 – Arboricultural Impact Assessment and 
Method Statement dated June 2019 – The report states that the site was 
inspected on 28/03/2017 and all arboricultural data contained in the report was 
recorded at that time. It is understood that the applicant removed the orchard trees 
and shrubs later in 2017. It is believed that the report submitted with this application 
is not correct because the trees referred to in the report have since been cut down 
and removed.  
 
Additional comments 
9. The Parish Council considered its comments following direct representations 
from local residents expressing objections. 
 
Ward Councillors - No Comments Received 
 
Cambs Wildlife Trust - 24 May 2019 
 
I have reviewed the Reptile Survey report provided with the above planning 
application and am satisfied with the conclusions and recommendations pertaining 
to reptiles. However, the reptile report refers to a Preliminary Ecological Appraisal 
(PEA), which has not been provided – this should be supplied in order to assess 
potential impacts on other ecological receptors. In addition, the reptile report (and 
PEA) relate to a previous, larger proposal (ref 18/00775/FUL) and it is unclear 
whether the previous ecological reports are still relevant to the current proposals (it 
is best practice for an ecological assessment to assess the impacts of the specific 
proposed development) and whether previous ecological issues raised have been 
resolved. Further information regarding specific ecological impacts of the current 
proposal should be provided before this application is determined.  
 
Comments received 22nd July 2019 following further ecology reports: 
 
Further to my previous comments on the above application I welcome the additional 
Great Crested Newt and Reptile Impact Assessment Report (Greenwillows 
Associates, June 2019).  
I consider that the recommendations of this updated report are appropriate and if 
permission is granted, these should be required by way of a suitably worded 
planning condition(s) (alongside other biodiversity measures already outline by MKA 
ecology, see comments in section 6.0 of the Greenwillows report). As noted by 
Greenwillows, this should include production of and adherence to a detailed 
Construction Environmental Management Plan prior to any further site 
clearance/development. I note that a European Protected Species licence will be 
required and also recommend that should permission be granted, there is a 
condition requiring a copy of this licence to be submitted to East Cambridgeshire 
District Council, to ensure details of appropriate mitigation have been agreed with 
the relevant licensing body.  

 
Natural England - 28 May 2019 
 
Natural England has no comments to make on this application. 
 
Natural England has not assessed this application for impacts on protected species. 
Natural England has published Standing Advice which you can use to assess 
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impacts on protected species or you may wish to consult your own ecology services 
for advice. 
Natural England and the Forestry Commission have also published standing advice 
on ancient woodland and veteran trees which you can use to assess any impacts 
on ancient woodland. The lack of comment from Natural England does not imply 
that there are no impacts on the natural environment, but only that the application is 
not likely to result in significant impacts on statutory designated nature conservation 
sites or landscapes. It is for the local planning authority to determine whether or not 
this application is consistent with national and local policies on the natural 
environment. Other bodies and individuals may be able to provide information and 
advice on the environmental value of this site and the impacts of the proposal to 
assist the decision making process. 
 
We advise LPAs to obtain specialist ecological or other environmental advice when 
determining the environmental impacts of development. 
 
We recommend referring to our SSSI Impact Risk Zones (available on Magic and as 
a downloadable dataset) prior to consultation with Natural England. Further 
guidance on when to consult Natural England on planning and development 
proposals is available on gov.uk at https://www.gov.uk/guidance/local-planning-
authorities-get-environmental-advice 
 

 Cambridgeshire Archaeology - 7 May 2019 
 

Our records indicate that the site lies in an area of high archaeological potential, 
situated on the fringe of the planned medieval village core. In addition, the spur of 
high ground on which Little Downham is situated lies on the fen edge and is likely to 
have been attractive to earlier settlers, as evidenced by finds of Mesolithic and 
Bronze Age material from the area.  

 
We have commented adjacent applications in recent years. We would recommend 
that the same archaeological standard condition is placed on the development as 
was recommended for prior applications (19/00519/FUL, 18/00775/FUL, 
17/00667/FUL) within the same bounds, that is: 

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

 
 A brief for the archaeological work can be obtained from this office upon request. 
 

Local Highways Authority - No Comments Received 
 
CCC Growth & Development - No Comments Received 
 
Minerals And Waste Development Control Team - No Comments Received 
 
 

 ECDC Trees Team - 23 May 2019 
 

https://www.gov.uk/guidance/local-planning-authorities-get-environmental-advice
https://www.gov.uk/guidance/local-planning-authorities-get-environmental-advice
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There have been no details submitted regarding the few trees remaining on site any 
trees to be retained should be added to a plan. 
 
Due to the removal of trees from this ancient orchard site prior to the submission of 
this application, a high quality soft landscaping scheme will be required which 
should link to the sites former use with fruit trees an integral part of the scheme. In 
order to assimilate the development into its surroundings, in accordance with 
policies ENV1 and ENV2 of the East Cambridgeshire Local Plan 2015. 
 
Comments received after Arboricultural report submitted – 11th July 2019: 
 
The submitted Arboricultural Impact Assessment and Method Statement is 
acceptable and its compliance should be conditioned. 

 
A high quality soft landscaping scheme will still be required which should link to the 
sites former use with fruit trees an integral part of the scheme. In order to assimilate 
the development into its surroundings, in accordance with policies ENV1 and ENV2 
of the East Cambridgeshire Local Plan 2015. 
 
Waste Strategy (ECDC) - 14 May 2019 
 
No objection subject to an informative to advise of waste and recycling provision 
and requirements. 
 
The Ely Group Of Internal Drainage Board - 10 May 2019 
 
Object until further details of surface water disposal are received. 
 
Comments received after additional details provided – 22nd May 2019: 
 
Having reviewed both applications together, I can see that the drainage for the 
single property (19/00544/FUL) has been accounted for in application 
19/00519/FUL. 

 
Therefore, the Board is happy to lift their original objection to planning application 
19/00544/FUL. 

 
The Board recommends the following:- 

 

 The applicant should establish if the proposed receiving watercourse has the 
capacity to accept the proposed flow. 

 The applicant should submit a maintenance plan for the on site surface water 
features. 

 
The Board would wish to see a condition in relation to surface water imposed on 
this site, so the full design can be approved before building work commences. 
 

 
5.2 Neighbours – 8 neighbouring properties were notified and the responses received 

are summarised below.  A site notice was posted and an advert in the Cambridge 
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Evening News.  A full copy of the responses are available on the Council’s website. 
 

 Access from White Horse Lane is inadequate; 

 There is no parking and turning facility; 

 Pedestrian safety as there is no footpath; 

 No visitor parking provision; 

 Can block in existing residents; 

 Additional traffic will make the Lane worse; 

 Over-development of the site; 

 Height of the proposed dwelling with cause over-shadowing and be over-
bearing; 

 Over-looking from windows; 

 Loss of light; 

 Excess water run off down the Lane/risk of flooding; 

 Area south of the site is very wet and holds standing water during the winter 
months; 

 Site is outside the development framework; 

 Ecological implications; 

 Landscape Impact; 

 Affects street scene and public views; 
 
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 2  Housing density 
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 
 

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

6.3 National Planning Policy Framework 2019 
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5 Delivering a sufficient supply of homes 
9 Promoting sustainable transport 
12 Achieving well-designed places 
14 Meeting the challenge of climate change, flooding and coastal change 
15 Conserving and enhancing the natural environment 
16 Conserving and enhancing the historic environment 
 

6.4 Planning Practice Guidance 
 

 
7.0 PLANNING COMMENTS 
 
7.1 Principle of Development 
 
7.2 The site is situated outside and on the edge of the development framework where it 

is normally unacceptable to allow housing, unless in exceptional circumstances 
where the need can be demonstrated, such as for affordable housing or a dwelling 
in connection with a rural operation.  This does not fall within those categories and 
as such would not be supported under Policy Growth 2 of the East Cambridgeshire 
Local Plan, 2015.  However, the Council cannot demonstrate that it has a 5 year 
housing land supply and as such this policy is considered to be out of date.  
Paragraph 11 of the NPPF, 2019 is relevant and states:   

 
 “Decisions should apply a presumption in favour of sustainable development unless 

any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole”  

 
7.3 This tilted balance is therefore triggered in this case and the proposal should be 

assessed against the three over-arching objectives: Social, Economic and 
Environmental roles. 

 
7.4 In terms of the social role, the proposal would bring limited benefits other than 

resulting in an additional dwelling for the local housing stock and is located close to 
the village centre where walking is feasible over the use of the private vehicle, thus 
making it a sustainable location for a dwelling.  In terms of the economic role, it 
would create short term employment opportunities during the construction phases.  
In terms of the environmental role, this proposal would bring forward on-site 
biodiversity enhancements which is considered positive and is supported by the 
Council. The proposal must also be considered against the other planning material 
considerations which will be discussed in more detail throughout this report.  

 
7.5 It is considered that in terms of the principle of development, the proposal is 

acceptable and complies with the aims and objectives of Policies Growth 2 and 
Growth 5 of the East Cambridgeshire Local Plan, 2015 and the NPPF, 2019. 

 
7.6 Residential Amenity 
 
7.7 The proposed dwelling would be positioned roughly in-line with the adjacent 

dwelling at no.7 White Horse Lane and centrally towards the front of the site.  A 
single storey wing is proposed to the rear of the dwelling.  In terms of dimensions, 
the proposed dwelling would measure 11.7m wide, 5.4 in depth (11.2m with the rear 
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wing element) and 6.6m in height.  The design is considered to be traditional and 
would not detract from the existing character of White Horse Lane or this part of the 
village.  3no small dormer windows would be located to the rear and front roof 
slopes.  The dwelling would incorporate an integral garage. 

 
7.8 The proposed dwelling would be 13m from the flank wall of no.7 White Horse Lane 

and 13m from the frontage on no.5 White Horse Lane, to the south.  This is more 
than the 10m recommended figure stated within the Design Guide SPD and relates 
to window-to-window relationship.  In terms of residential amenity, the main 
dwellings that would be affected by the proposed dwelling are no. 7 White Horse 
Lane and nos. 4 and 5 White Horse Lane. 

 
7.9 The design of the dwelling has been amended following the appeal decision.  The 

Inspector, in the appeal decision for 17/00667/FUL, considered that this plot was 
over-dominant and over-bearing on no.5 White Horse Lane and that it harmed its 
outlook and therefore had a poor relationship.  The proposed dwelling, subject of 
this application, is smaller and less bulky than the previous proposal (0.2m lower in 
height, and reduces rear extension from two storey to single storey).  In terms of 
over-looking and appearing over-bearing, it is considered that the proposed dwelling 
has been designed to overcome these impacts.  The dormer window on the 
northern end of the rear slope would serve an en-suite bathroom and as such the 
window would be obscured glazed.  There are no windows on either flank 
elevations at first floor level that would otherwise introduce any over-looking.  In 
terms of over-bearing, the dwelling would be 6.6m in height, which, although would 
be higher than the no.7 White Horse Lane, would not appear significantly over-
bearing to warrant refusal of the application on this basis.  To the north of no.7 
White Horse Lane there is a distance of approximately 18m between the dwelling 
and no.47 Cannon Street and as such it is not considered that by introducing a 
dwelling in this location would result in a cramped form of development for either 
existing or future occupiers.    

 
7.10 It is acknowledged that the outlook of nos. 4 and 5 White Horse Lane would be 

altered by the proposed dwelling.  However, it is considered that by virtue of the 
design and distances between the existing and proposed dwelling, the proposed 
dwelling would not have a significant adverse impact on the amenities of nos. 4 and 
5 White Horse Lane to warrant refusal on the application on this basis. The single 
storey rear wing would have a minimal impact on neighbouring properties and 
would not cause any over-looking. 

 
7.11 In terms of residential amenity for future occupiers, the proposal would offer a good 

garden area to the rear, and space around the building, and would not be 
compromised by existing neighbouring properties in terms of over-looking.  
Internally, the proposed dwelling would offer a good standard of living 
accommodation. 

 
7.12 It is considered that in relation to residential amenity, the proposed dwelling is 

acceptable and would comply with the aims and objectives of Policy ENV2 of the 
East Cambridgeshire Local Plan 2015 and the Design Guide SPD. 

 
7.13 Visual Amenity 
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7.14 In terms of visual amenity, the proposed dwelling would front White Horse Lane, in 
accordance with the other dwellings along the Lane.  It would sit roughly in-line with 
no.7 White Horse Lane with parking on the frontage.  It is considered that by virtue 
of the introduction of a dwelling on this site would not detract from the street scene 
and would form a natural end to the Lane, and would not appear dominant. 
Furthermore, it is considered that the impact on the open rural setting beyond would 
not be significantly harmed by the proposal and that a good quality soft landscaping 
scheme would help to assimilate the dwelling in its surroundings.  In terms of 
design, there is variety along the Lane and along Cannon Street and it is not 
considered that the traditional style approach of the proposed dwelling would be out 
of keeping with this design variety.  A condition has been recommended requesting 
samples of materials to be submitted for further consideration to ensure that the 
quality of the dwelling is acceptable for this location. 

 
7.15 It is considered that in relation to visual amenity, the proposed dwelling is 

acceptable and would comply with the aims and objectives of Policies ENV1 and 
ENV2 of the East Cambridgeshire Local Plan, 2015. 

 
7.16 Highways 
 
7.17 The CCC Highways Authority have not made any specific comments on this 

proposal, although the dwelling is acknowledged in the partner application Ref: 
19/00519/FUL.  Conditions have been recommended to cover parking on site, 
restrictions on gates and drainage.   

 
7.18 In terms of parking, there is sufficient space for 2no cars to be parked on-site as per 

the Council’s car parking standards.  Turning would require cars to back out onto 
the Lane.  However, this situation currently exists and it is not considered 
reasonable to refuse the application on this basis.  White Horse Lane is an un-
adopted road which the CCC Highways Authority do not control.  The parking 
provision is therefore considered to be acceptable and complies with the aims and 
objectives of Policies COM7 and COM8 of the East Cambridgeshire Local Plan, 
2015. 

 
7.19 Ecology & Trees 
 
7.20 Ecology has been largely assessed within the partner application report for Ref: 

19/00519/FUL.  However, this is a stand-alone full application and as such, is 
proposing on-site biodiversity enhancements in its own right.    

 
7.21 The previous refusal, which included this site, included a reason based on the 

uncertain adequacy of the Preliminary Ecological Appraisal submitted with that 
application (Reason 2).  This application includes a Reptile Survey by MKA Ecology 
and a Great Crested Newt and Reptile Impact Assessment by Greenwillows 
Associates. The Reptile Survey by MKA concluded that no reptiles were found 
during the surveys and have made two recommendations to develop a reptile 
method statement and to include on-site habitat improvements such as rough 
grassland and log piles for grass snakes.  Hedgehog Highways are also 
encouraged into the bottom of the fences of the gardens in the south of the site to 
improve connectivity.  The Great Crested Newt and Reptile Impact Assessment 
concludes that as this is a small site, which also forms part of a larger site, it would 



Agenda Item 6 – Page 13 

not necessary imperative to include specific biodiversity enhancement areas.  
However, following the results found and reported in MKA Ecology’s report, the 
proposal includes on-site biodiversity enhancements by including a hibernacula and 
a wood pile area along the western boundary of the site. 

 
7.22 Both reports have been assessed by the Wildlife Trust and they have advised that 

they agree with the findings of the reports and the scheme for on-site biodiversity 
enhancements are acceptable and have recommended conditions.  Conditions 
have therefore been recommended, if planning permission is granted, for the 
management and details of this scheme to ensure that it works successfully on site 
and that the development can mitigate against the loss of the Great Crested Newts 
during any site clearance, construction phases, through to completion and beyond 
(see appendix 1).      

 
7.23 The application is also accompanied by an arboricultural report (Greenwillows 

Associates, dated June 2019) due to the fruit trees on the site.  The Council’s Tree 
Officer has assessed the report and concluded that it is acceptable and has 
recommended a condition requiring soft landscaping to include some historical 
reference to the orchard that was and still is there.  A condition has therefore been 
appended which has been amended to include the reference to the apple trees. 

 
7.24 The Parish Council raised concern regarding whether the applicant should be 

undertaking assessments under the Habitat Directive.  These are usually required 
for projects which are likely to have a significant effect upon a European Site.  
Therefore an appropriate assessment is not required. 

 
7.25 It is therefore considered that, in respect of Ecology and Trees, the proposed 

development is acceptable and complies with the aims and objectives of Policies 
ENV2 and ENV7 of the East Cambridgeshire Local Plan, 2015 and the NPPF, 2019. 

 
7.26 Flood Risk and Drainage 
 
7.27 The site is located within Flood Zone 1 which has the lowest probability of flooding 

and where new development should be located in favour of those areas within 
Flood zones 2 and 3 (those areas at more risk).  A surface water drainage strategy 
has been submitted as part of the partner application, Ref 19/00519/FUL. During 
the appeal process for Ref: 17/00667/FUL, significant additional drainage 
information was submitted and no objections were raised by the Local Lead Flood 
Authority and the Planning Inspector was satisfied that the appellant demonstrated 
that there would be an available and workable solution to managing surface water 
drainage that would reduce the flood risk to an acceptable level.  The drainage 
strategy submitted as part of this application is not the same as that which was 
considered at appeal for the larger scheme and as such a condition is 
recommended to ensure that an appropriate drainage scheme can be implemented 
on the site for both surface and foul water drainage. 

 
7.28 It is considered that in terms of flood risk and drainage, the proposal is acceptable 

and complies with Policy ENV8 of the East Cambridgeshire Local Plan, 2015 and 
the Flood and Water SPD.  

 
7.29 Other Material Matters 
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7.30 In order to protect residential amenity during construction, a Construction 

Environmental Management Plan (CEMP) will be secured by condition along with 
restriction on construction times and the burning of waste on site. 

 
7.31 Policy ENV4 of the East Cambridgeshire Local Plan, 2015 requires that all new 

developments should aim for reduced or zero carbon development in accordance 
with the zero carbon hierarchy: first maximising energy efficiency and then 
incorporating renewable or low carbon energy sources on-site as far as practicable.  
A sustainability strategy is not normally sought for single dwellings.  However, as 
this site also forms part of a larger site, which would need a sustainability strategy, it 
could be argued that it would improve the overall sustainability of the site and would 
contribute towards the Government’s target of zero carbon emissions by 2020.  An 
energy and sustainability strategy condition has therefore been recommended to 
ensure that this can be achieved. 

 
7.32 Policy ENV14 of the East Cambridgeshire Local plan 2015 requires new 

development affecting archaeological sites to submit further information for 
assessment.  The Cambridgeshire County Council Archaeology Team have 
identified this site as having archaeological significance and has recommended a 
condition to require a written scheme of investigation.  A condition has been 
appended to ensure this is submitted to safeguard any potential archaeology on the 
site.   

 
7.33 In terms of the provision of bins, the plans indicate an adequate waste collection 

area for the proposed dwelling, to the front of the site. This is considered acceptable 
and would comply with Policy ENV2 of the East Cambridgeshire Local Plan, 2015 
and the RECAP SPD. 

 
7.34 The Parish Council are concerned that an application for a change of use has not 

been submitted.  This application considers this and, if granted, would accept the 
change of use of the land for the construction of a dwelling, as part of the approval. 

 
 

7.35 Planning Balance 
 
7.36 The proposal represents a sustainable form of development on the edge of the 

settlement of Little Downham. The dwelling would be a traditional form, and would 
be a positive contribution to the local and wider economy in the short term through 
construction work and long term benefits to the natural environment through on-site 
biodiversity improvements.  It would also contribute an additional dwelling to the 
local housing stock.  

 
7.37 It is considered that the proposal complies with the aims and objectives of Policies 

ENV2 and ENV7 of the East Cambridgeshire Local Plan, 2015 and the NPPF, 2019.  
Furthermore the design and layout of the proposal sympathises with the 
surrounding rural setting and the built variety currently along White Horse Lane.  
The proposal appropriately feathers the built edge of the village and acts as a 
transition between the rural and the urban.  The benefits of the scheme are 
considered to outweigh the level of harm caused and the application is 
recommended for approval. 
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8 APPENDICES 
 
8.1 Appendix 1 – list of conditions 
 For Appendices 2 – 4, please see Agenda Item No. 5 (Ref: 19/00519/FUL) 

 
 

Background Documents Location Contact Officer(s) 
 
19/00544/FUL 
18/00775/FUL 
17/00667/FUL 
 
 
 
 
 
 

 
Angela Briggs 
Room No. 011 
The Grange 
Ely 

 
Angela Briggs 
Planning Team 
Leader 
01353 665555 
angela.briggs@east
cambs.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  - 19/00544/FUL Conditions 
 
1 Development shall be carried out in accordance with the drawings and documents listed 

below 
 
Plan Reference Version No Date Received  
AIA  19th June 2019 
TPP_51CANNONST_2 A 19th June 2019 
Reptile Survey  20th May 2019 
GCN & Reptile Impact Assessment June 19 27th June 2019 
PL-1-01 B 27th June 2019 
PL-2-02 B 27th June 2019 
PL-1-02 B 27th June 2019 
Location Plan  11th April 2019 
PL-2-04 C 11th April 2019 

 
1 Reason: To define the scope and extent of this permission. 
 
 
 2 The development hereby permitted shall be commenced within 3 years of the date of 

this permission. 
 
 2 Reason: To comply with Section 91 of the Town and Country Planning Act 1990, as 

amended. 
 
 3 No above ground construction shall take place on site until details of the Walls, roof, 

windows and doors to be used on the development have been submitted to and 
approved in writing by the Local Planning Authority. Development 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. 
 
 4 No development shall take place until a scheme to dispose of Foul and surface water 

has been submitted to and approved in writing by the Local Planning Authority. The 
scheme(s) shall be implemented prior to the occupation of the dwelling. 

 
 4 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.  The condition is pre-commencement as it would be unreasonable to require 
applicants to undertake this work prior to consent being granted and the details need to 
be agreed before construction begins. 

 
 5 Prior to first occupation or commencement of use a full schedule of all soft landscape 

works shall be submitted to and approved in writing by the Local Planning Authority. The 
schedule shall include, planting plans, a written specification; schedules of plants noting 
species, plant sizes, proposed numbers/densities; and a detailed implementation 
programme.  It shall also indicate all existing trees and hedgerows on the land and 
details of any to be retained.  The works shall be carried out in accordance with the 
approved details prior to the end of the first planting season following occupation of the 
development.  If within a period of ten years from the date of the planting, or 
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replacement planting, any tree or plant (including retained existing trees/hedgerows) 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 soft landscaping scheme shall reflect the site's history with some heritage Apple 

species included in the design to assimilate the development into its surroundings and 
safeguard the character and appearance of the area. 

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

policy ENV2 of the East Cambridgeshire Local Plan 2015. 
 
 6 No development shall take place until an investigation and risk assessment of the nature 

and extent of any contamination on the site, whether or not it originates on the site, has 
been undertaken.  The investigation and risk assessment must be undertaken by 
competent persons, and a written report of the findings must be submitted to and 
approved in writing by the Local Planning Authority. The report of the findings must 
include: 

  (i) A survey of the extent, scale and nature of contamination; 
  (ii) An assessment of the potential risks to: human health, property (existing or 

proposed) including buildings, crops, livestock, pets, woodland and service lines and 
pipes; adjoining land; groundwaters and surface waters; ecological systems; 
archaeological sites and ancient monuments; 

  (iii) An appraisal of remedial options, and proposal of the preferred option(s). 
 This must be conducted in accordance with DEFRA and the Environment Agency's 

'Model Procedures for the Management of Land Contamination, CLR 11'.  Any 
remediation works proposed shall be carried out in accordance with the approved details 
and timeframe as agreed in writing by the Local Planning Authority. 

 
 6 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors, in 
accordance with policy ENV9 of the East Cambridgeshire Local Plan 2015. The 
condition is pre-commencement as it would be unreasonable to require applicants to 
undertake this work prior to consent being granted. 

 
 7 In the event that contamination is found at any time when carrying out the approved 

development that was not previously identified it must be reported to the Local Planning 
Authority within 48 hours. No further works shall take place until an investigation and risk 
assessment has been undertaken and submitted to and approved in writing by the Local 
Planning Authority.  Where remediation is necessary, a remediation scheme must be 
submitted to and approved in writing by the Local Planning Authority.  The necessary 
remediation works shall be undertaken, and following completion of measures identified 
in the approved remediation scheme a verification report must be prepared, and 
approved in writing by the Local Planning Authority. 

 
 7 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely 
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without unacceptable risks to workers, neighbours and other offsite receptors, in 
accordance with policy ENV9 of the East Cambridgeshire Local Plan 2015. 

 
 8 The development hereby approved shall be completed only in accordance with the 

biodiversity recommendations and mitigation measures as stipulated within the Great 
Crested Newt and Reptile Impact Assessment document (Greenwillows Associates), 
dated June 2019, the Reptile Survey carried out by MKA Ecology, dated October 2018, 
and as detailed on Drawing number PL-1-01 Rev B.  The biodiversity improvements 
shall be installed prior to the first occupation of any dwelling, hereby approved, and 
thereafter maintained in perpetuity. 

 
 8 Reason: To protect and enhance species in accordance with policies ENV1, ENV2 and 

ENV7 of the East Cambridgeshire Local Plan 2015. 
 
 9 Construction times and deliveries, with the exception of fit-out, shall be limited to the 

following hours: 07:30 - 18:00 each day Monday-Friday, 07:30 - 13:00 Saturdays and 
none on Sundays or Bank Holidays. 

 
 9 Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance 

with policy ENV2 of the East Cambridgeshire Local Plan 2015. 
 
10 In the event of the foundations from the proposed development requiring piling, prior to 

the commencement of development the applicant shall submit a report/method 
statement to the Local Planning Authority, for approval in writing, detailing the type of 
piling and mitigation measures to be taken to protect local residents from noise and/or 
vibration. Noise and vibration control on the development shall be carried out in 
accordance with the approved details. 

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

policy ENV2 of the East Cambridgeshire Local Plan 2015.  The condition is pre-
commencement as it would be unreasonable to require applicants to undertake this work 
prior to consent being granted. 

 
11 No burning of waste shall take place on site during the site clearance or construction 

phases. 
 
11 Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance 

with policy ENV2 of the East Cambridgeshire Local Plan 2015. The condition is pre-
commencement as it would be unreasonable to require applicants to undertake this work 
prior to consent being granted. 

 
12 No development shall take place within the area indicated until the applicant, or their 

agents or successors in title, has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation which has 
been submitted by the applicant and approved in writing by the local planning authority. 

 
12 Reason: To ensure that any archaeological remains are suitably recorded in accordance 

with policy ENV14 of the East Cambridgeshire Local Plan 2015. The condition is pre-
commencement as it would be unreasonable to require applicants to undertake this work 
prior to consent being granted. 
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13 Notwithstanding the provision of Class A of Schedule 2, Part 2 of the Town and Country 
Planning (General Permitted Development) Order  2015, (or any order revoking, 
amending or re-enacting that order) no gates, fences or walls shall be erected across the 
approved vehicular access, as shown on drawing number PL - 1 - 01 Rev B. 

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

COM8 of the East Cambridgeshire Local Plan 2015. 
 
14 Prior to the occupation of the dwelling hereby permitted space shall be laid out within the 

site for 2no. cars to park and in accordance with the details shown on drawing number 
PL-1-01 Rev B.  This area shall be levelled, surfaced and drained and thereafter 
retained for that specific use. 

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

COM8 of the East Cambridgeshire Local Plan 2015. 
 
15 The access and all hardstanding within the site shall be constructed with adequate 

drainage measures to prevent surface water run-off onto the adjacent public highway 
and retained in perpetuity. 

 
15 Reason: To prevent surface water discharging to the Highway, in accordance with 

policies ENV2, ENV7 and COM7 of the East Cambridgeshire Local Plan 2015. 
 
16 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 
occupation of the dwelling and shall remain in perpetuity. 

 
16 Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance 

with policy ENV2 of the East Cambridgeshire Local Plan 2015. 
 
17 Prior to any occupation of the development, a scheme for the maintenance of the soft 

landscaping scheme (in accordance with the biodiversity management plan (condition 8) 
and recommendations of the Great Crested News and Reptile Impact Assessment by 
Greenwillows Associates, and the Reptile Survey dated June 2019 by MKA Ecology 
dated 20th May 2019) for a minimum period of ten years from last occupation, shall be 
submitted to and agreed in writing by the Local Planning Authority. All works shall be 
maintained in accordance with the agreed scheme. The scheme shall include the 
following: 

  i) methods for the proposed maintenance regime; 
  ii) detailed schedule;  
  iii) details of who will be responsible for the continuing implementation 
  iv) details of any phasing arrangements 
 
17 Reason: To ensure the longevity of the landscaping scheme, in accordance with policy 

ENV1 and ENV2 of the East Cambridgeshire Local Plan 2015. 
 
18 The development hereby permitted shall be completed only in accordance with the 

recommendations and tree mitigation measures as detailed within the Arboricultural 
Impact Assessment and Method Statement, dated June 2019.  The protective measures 
contained within the report shall be implemented prior to the commencement of any 
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development, site works or clearance in accordance with the approved details and shall 
be maintained and retained until the development is completed.  Within the root 
protection areas the existing ground level shall be neither raised nor lowered and no 
materials, temporary buildings, plant, machinery or surplus soil shall be placed or stored 
thereon.  If any trenches for services are required within the fenced areas they shall be 
excavated and backfilled by hand and any tree roots encountered with a diameter of 
25mm or more shall be left unsevered. 

 
18 Reason: To ensure that the trees on site are adequately protected, to safeguard the 

character and appearance of the area, in accordance with policies ENV1 and ENV2 of 
the East Cambridgeshire Local Plan 2015. 

 
19 Prior to the commencement of development, an energy and sustainability strategy for 

the development, including details of any on site renewable energy technology and 
energy efficiency measures, shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be carried out in accordance with the 
approved strategy. 

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

stated in policy ENV4 of the East Cambridgeshire Local Plan 2015.  This condition is 
pre-commencement as some of the measures may be below ground level. 

 
20 Prior to the commencement of development a Biodiversity Management Plan based on 

the recommendations provided by MKA Ecology in their Reptile Report dated 20th May 
2019 and from Greenwillows Associates in their Great Crested Newt and Reptile Impact 
Assessment report dated 27th June 2019, shall be submitted and approved in writing by 
the Local Planning Authority.  The Biodiversity Management Plan shall include details of 
the enhancement of the wood pile and hibernacula areas as shown on drawing number 
PL-1-01 Rev B. 

 
20 Reason: To protect and enhance species in accordance with policies ENV1, ENV2 and 

ENV7 of the East Cambridgeshire Local Plan 2015.  The condition is pre-
commencement as it would be unreasonable to require applicants to undertake this work 
prior to consent being granted. 

 
21 No above ground construction shall take place until full details of hard landscape works 

have been submitted to and approved in writing by the Local Planning Authority.  These 
details shall include: all hard surfacing materials. The works shall be carried out in 
accordance with the approved details prior to the occupation of any part of the 
development or in accordance with a programme agreed with the Local Planning 
Authority. 

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

policy ENV2 of the East Cambridgeshire Local Plan 2015. 
 
 


