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                                                                                                   AGENDA ITEM NO 9  

 
1.0 RECOMMENDATION 

 
1.1 Members are recommended to delegate APPROVAL of the application to the 

Planning Manager subject to the recommended conditions below (with any minor 
amendments delegated to the Planning Manager) and the completion of a S106 
Agreement.  The conditions can be read in full at Appendix 1. 
 
1 Approved plans 
2 Time Limit - OUT/OUM 
3 Time Limit - OUT/OUM/RMA/RMM 
4 Parameter plan 
5 Archaeological Investigation 
6 CEMP 
7 Waste Management 
8 No pruning/cutting or felling/removal 
9 Fire hydrants 
10 Reporting of unexpected contamination 
11 Noise assessment 
12 Construction times 

MAIN CASE 

Reference No: 17/00880/OUM 

  

Proposal: Outline planning application for 150 residential dwellings 
(Use Class C3), a 75-bed care home (Use Class C2), a local 
shop (Use Class A1) and an ancillary medical consultation 
facility (Use Class D1) along with public open space and 
associated infrastructure with all matters reserved other 
than the means of access into the site from Market Street / 
Soham Road and Station Road. 

  

Site Address: Scotsdales Garden Centre 41 Market Street Fordham Ely 
Cambridgeshire CB7 5LH 

  

Applicant: Scotsdale Hill LLP 

  

Case Officer:  Julie Barrow, Senior Planning Officer 

  

Parish: Fordham 

  

Ward: Fordham Villages 

 Ward Councillor/s: Councillor Joshua Schumann 

Councillor Julia Huffer 
 

Date Received: 22 May 2017 Expiry Date:  

                                                                                                                                       [S227] 

 



Agenda Item 9 – Page 2 

13 Standard estate road construction 
14 Access - Market Street / Station Road 
15 Visibility splays 
16 Standard Estate Road 
17 Market Street crossing 
18 Travel Plan and Welcome Packs 
19 Bus stops on Newmarket Road 
20 Surface water drainage 
21 Foul drainage 
22 Arboricultural Method Statement 
23 Sustainability standards - commercial 
24 Sustainable development -General Outline 
25 Biodiversity mitigation / enhancements 
26 Hours of opening (A1/D1) uses 
27 HGV deliveries to A1 and D1 uses 
 

2.0 SUMMARY OF APPLICATION 
 

2.1 The application seeks outline planning permission for 150 residential dwellings, a 75 
bed care home, a local shop, and an ancillary medical consultation facility together 
with public open space and associated infrastructure.  Access is to be determined at 
this stage with layout, appearance, scale and landscaping to be reserved matters. 

 
2.2 The application has been accompanied by the following documents: 

 Planning Statement 

 Design and Access Statement 

 Statement of Community Involvement 

 Transport Assessment and Technical Note 

 Framework Travel Plan 

 Flood Risk Assessment 

 Preliminary Ecological Appraisal 

 Reptile Survey Report 

 Bat Survey Summary and Bat Report 

 Arboricultural Impact Assessment 

 Archaeology and Heritage Assessment 

 Noise Impact Assessment 

 Landscape and Visual Impact Assessment  

 Ground Investigation Report 

 Utilities Statement 

 Archaeological Evaluation Report 

 Infiltration Testing Report 

 Ecological Impact Assessment 

 Biodiversity Offsetting Report 

 Green Infrastructure Plan 
 
2.3 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/.  

http://pa.eastcambs.gov.uk/online-applications/
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Alternatively a paper copy is available to view at the East Cambridgeshire 
District Council offices, in the application file. 

 
2.4 The application is to be determined by the Planning Committee in accordance with 

the Council’s constitution as the proposal is for over 50 dwellings. 
 
3.0 PLANNING HISTORY 
 
3.1  

 
4.0 THE SITE AND ITS ENVIRONMENT 
 
4.1 The Scotsdales site as a whole extends to approximately 13.20 hectares (32.62 

acres) of land and currently comprises a horticultural nursery and operational 
garden centre.  The application site itself extends to approximately 9.3 hectares 
(22.98 acres) with the remainder of the site to be retained as the garden centre and 
nursery.  The majority of the application site is located outside the development 
envelope but adjoins it in places on its eastern boundary.  A small part of the site, 
south of the existing garden centre and retail buildings, lies inside the established 
settlement boundary.  The northern and western boundaries are marked by existing 
tree lines and there are areas of scrub and vegetation together with defied tree lines 
in the northern half of the site. 
 

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. 
 
Fordham Parish Council (12th June 2017) – Accept this outline application with 
certain reservations: 

 Concerns regarding construction traffic particularly Market Street/Sharman’s 
Road – request that this be parked entirely on the site and not on the public 
roads. 

 Owing to a number of elderly residents living in the area it would be helpful if 
proposed pedestrian crossing has traffic lights. 

 Request that developer notifies Parish Council of stages of progress to enable 
Parishioners to be informed. 

 Concerns that the water supply is through asbestos cement pipework (60 years 
old) and question the capability of the sewerage disposal system. 

 Concerns regarding nature conservation – request that swift boxes etc. are 
provided. 

17/00572/SCREEN SCREENING OPINION - 
outline planning application 
for 150 new homes, a 75-
bed care home and a retail 
unit along with public open 
space and associated 
infrastructure on 
approximately 9 hectares of 
the site. 

  27.04.2017 
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 Existing garden centre is currently in the development envelope – this should be 
removed so the site cannot be extended further in the future. 

 
Fordham Parish Council (7th November 2017) – No further comments. 
 
Ward Councillor - No comments received. 
 
Environment Agency –  
Waste 
There is no mention of waste or resource efficiency, which appears to be an 
oversight given the quantities of construction waste that would be generated on site, 
not to mention the municipal waste arising associated with the operational phase.  
At the very least there needs to be consideration of the waste hierarchy and the 
promotion of waste prevention measures.  It would be helpful if the development 
incorporates a Materials Management Plan, so opportunities for waste minimization, 
reuse and recycling are realised at the earliest stage. 
 
Wider consideration should also be given to local capacity for managing the waste 
streams associated with development and occupancy thereafter.  The policies 
contained in the Waste Core Strategy and National Waste Plan should be used as a 
clear reference point, to ensure waste is managed sustainably and legally. 
 
Water Quality/Wastewater 
Evidence suggests that wastewater capacity within the Soham area could be a 
constraint to planned growth and development. 
 
The latest measured flow data received from Anglian Water suggests that foul flows 
through Soham WRC are approaching the maximum permitted by the current 
discharge permit.  It is estimated that there may be sufficient capacity to 
accommodate approximately 1000 new domestic properties before a breach of 
permit conditions, and a resultant threat of deterioration in the Soham Lode occurs, 
which would be in breach of Water Framework Directive obligations. 
 
This development in isolation may not cause a problem however foul drainage from 
the full quantum of development proposed to connect into Soham WRC is unlikely 
to be accommodated within the current discharge permit.  It is essential that 
evidence is provided that foul drainage from the site can be accommodated within 
the existing foul sewerage network. 
 
Water resources 
Development should not be committed ahead of secure water supplies.  It is 
assumed that water will be supplied using existing sources and under existing 
abstraction licence permissions.  The location of development should take into 
consideration the relative availability of existing developed water resources.  The 
timing and cost of infrastructure improvements will be a consideration.  Every 
opportunity should be taken to build water efficiency into new developments and 
innovative approaches should be encouraged. 
 
Groundwater & Contaminated land 
The EA should be informed if contamination is identified that poses a significant risk 
to controlled waters. 
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Lead Local Flood Authority (15th June 2017) – The submitted Flood Risk 
Assessment/Surface Water Drainage Strategy has been reviewed and at present 
there are a number of issues that require clarification before the LLFA is able to 
support the application. 
 
The use of infiltration across the site is supported and the LLFA encourages the use 
of soakaways, basins and swales to dispose of surface water.  However whilst 
some infiltration test results have been provided it is requested that the applicant 
submits the full test results to demonstrate the testing has been undertaken in 
accordance with BRE 365. 
 
Lead Local Flood Authority (31st October 2017) -  
The applicant has now provided a full infiltration testing report; however this 
demonstrates that infiltration is unlikely to be a suitable means of surface water 
disposal for the site.  

 
• BRE365 requires that three tests are undertaken per trial pit. Of the six trial 
pits at the site, testing was only undertaken three times in two of the pits.  
• All testing undertaken at a depth of approximately 2 m (i.e. the testing for 
traditional soakaways) was too slow to complete and therefore the test results 
have been extrapolated. As outlined in the Ciria SuDS Manual (C753), the 
results of incomplete tests should not be extrapolated to obtain design values of 
infiltration rates.  
• The submitted report repeatedly comments that the soils have low 
permeability.  

 
Given the above, the LLFA is unable to remove its objection. 
 
Lead Local Flood Authority (15th January 2018) - Thank you for your re-
consultation which we received on 10th January 2018.  

 
Since our previous response on 31st October 2017, the applicant has provided a 
second option for surface water disposal which removes infiltration and instead 
relies on discharge of water to an off-site watercourse to the south west. We do not 
have any records of flooding associated with this watercourse and the applicant 
proposes to limit surface water discharge rates to 5.2 l/s (the 1 in 2 year greenfield 
equivalent). As Lead Local Flood Authority we have no objection to this in principal 
and can therefore remove our objection.  
 
We would however advise the LPA that it is the applicant’s responsibility to obtain 
any consent/permission of any owners and occupiers that may be affected by the 
works. Our approval in principal contained in this letter does not remove the 
applicant’s necessity to obtain other licenses, consents, approvals or permissions 
which may be required by law or in order to comply with any duties or 
responsibilities for conservation of protection of the environment. 
 
Anglian Water (29th June 2017) -  
Wastewater treatment – The foul drainage from this development is in the 
catchment of Soham Water Recycling Centre that will have available capacity for 
these flows. 
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Foul sewerage network – The sewerage system at present has available capacity 
for these flows. 
 
Surface water disposal – From the details submitted the proposed method of 
surface water management does not relate to Anglian Water operated assets. 
 
Trade effluent – The planning application includes employment/commercial use.  To 
discharge trade effluent from trade premises to a public sewer vested in Anglian 
Water requires consent. 
 
Anglian Water (29th June 2017) -  
 
Anglian Water is currently preparing a long term water recycling plan for our area of 
responsibility. This will be used to identify the need for additional investment at 
existing Water Recycling Centres to accommodate additional development. As part 
of which it will identify the infrastructure investment required as part of the next 
business plan to be approved by OFWAT.  

 
Local plan allocations, call for sites, HELAA data and planning permissions are 
pulled from all 64 LPAs in our region and used to identify future infrastructure 
upgrades. This ensures that the cumulative impact of development is considered 
and taken into account and appropriate plans put in place.  

 
We assess planning applications on a site by site basis. Anglian Water has a 
statutory obligation to ensure that sufficient sewage treatment capacity is made 
available to all sites with the benefit of planning permission. 

 
We carry out an assessment on planning applications to assess the impact a 
particular development would have on both the sewerage network and the receiving 
Water Recycling Centre. If it is identified that there is no capacity in the network 
then Anglian Water will require the developer to contribute towards 
improvements/mitigation as outlined in the Water Industry Act 1991 

 
However, if capacity issues are identified at the receiving Water Recycling Centre 
Anglian Water are responsible to ensure that sufficient capacity is made. We will 
only do this once planning permission has been granted, we will not plan or invest in 
infrastructure upgrades without the certainty of permission or allocation in an 
adopted LP. We would not ask for developer contributions in this instance.  
 
Transport Assessment Team (7th July 2017) -  
 
Background 
These comments are further to a Transport Assessment provided by TPA Transport 
Consultants as part of an application for mixed use development of 150 dwellings, 
75 bed care home, shop and medical facility located off Market Street, Fordham. 
 
National Policy Context 
Comment 1 This notes that the draft Local Plan policy (Fordham4: Site 

FRD.M1) notes that the site will need to make improvements to 
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the existing cycle route within Fordham to improve connectivity by 
cycle to key facilities. 

 
Existing Local Transport Network 
Walking Routes 
Comment 2  The applicant highlights that there are footway connections from 

the site to key facilities in Fordham via a number of different 
routes. 

Cycling Facilities 
Comment 3  The applicant highlights that there are narrow cycle routes within 

Fordham that share the footway with pedestrians. This connects 
to a footway route that extends to Soham to the north and onto 
the National Cycle Network linking to Newmarket to the south. 

 
Local Public Transport Services 
Comment 4  This is noted to be mainly the no. 12 bus service which is an 

hourly service on Mondays to Saturdays between Cambridge, 
Newmarket and Ely. 

Comment 5 Bus stops are within 400m of the site, however, it is noted that the 
bus stops have few provisions for passengers. 

 
Local Roads 
Existing Traffic Conditions 
Comment 6  It is noted that local census data has been reviewed from the 

2011 census. This is different to data from CCC that suggests that 
Fordham has a car driver mode share of 87% not 82%. The 
applicant is asked to review the census data. 

Comment 7  The vehicle flows recorded are Market Street, Soham Road and 
Station Road, between 21st and 27th June 2016 and area agreed. 
Turning count surveys have also been undertaken on 29th March 
2017 at the following junctions. 

 Junction 1: Soham Road / Sharmans Road / Market Street 
mini-roundabout; 

 Junction 2: Market Street / Scotsdales Garden Centre access; 

 Junction 3: Market Street / Station Road mini-roundabout; 

 Junction 4a: Market Street / River Lane North / Newmarket 
Road priority 

 junction; 

 Junction 4b: Newmarket Road / River Lane South priority 
junction; 

 Junction 5: A142 / B1102 Station Road roundabout; 

 Junction 6: A142 / Newmarket Road roundabout; 

 Junction 7: A142 / Snailwell Road / Landwade Road 
roundabout; 

 Junction 8: A142 / Windmill Hill priority junction; 

 Junction 9: A142 and A14 Eastbound on / off-slips; and 

 Junction 10: A142 and A14 Westbound on / off-slips. 
 

As these surveys have been undertaken in the week before 
Easter the applicant is asked to cross reference these flows with 
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the surveys undertaken in June for the Fordham central area to 
see if the flows are similar. 

Comment 8  The latest 60 months’ accident record has been reviewed for the 
study area. This suggests that there are no highway conditions 
that result in accident clusters in the study area. 

Parking 
Comment 9  The car and cycle parking is to be provided in accordance with the 

emerging Local Plan standards. 
 

Access Proposals 
Comment 10  Please refer to comments from Highways Development 

Management with regards to highway layout and access 
proposals. However, it is noted that the access to the northern 
parcel is from the roundabout of Market Street with Soham Road, 
and that an improved crossing is provided on the southern side of 
this roundabout, but not on the northern or eastern arms. These 
crossings don’t have refuge islands, and so would be difficult to 
cross as a pedestrian at peak times. A priority junction is provided 
onto Station Road for the southern parcel. 

 
Comment 11  A shared cycle and footway link is also provided to link the 

development to Market Street, with an informal crossing point 
across Market Street proposed to link to the footway linking to 
New Path. 

  
Forecast Trip Generation and Distribution 
Comment 12  The vehicle trip rate of 0.475 departures in the AM peak from local 

surveys at Hillside Meadows and 0.5 arrivals in the PM peak is 
noted. CCC have agreed a higher trip rate for another 
development in Fordham, and to ensure consistency the applicant 
is requested to apply this trip rate. Please refer to the application 
for land to the rear of 98 To 118 Mildenhall Road Fordham, 
reference 17/00481/OUM. 

 
The applicants trip rate results in vehicle flows of 71 departures 
and 53 arrivals in the AM peak and 75 arrivals and 41 departures 
during the PM peak, which will be slightly higher with the revised 
trip rate. 

 
Comment 13  The trip rates for the care home are agreed. 

 
Comment 14  The trip rates for the local shop are agreed. This results in vehicle 

flows of 35 departures and 32 arrivals in the AM peak and 45 
arrivals and 43 departures during the PM peak. 

 
Comment 15  The assumption that 50% of the trips to the shop are external and 

new trips is agreed, as there will be linked trips. 
 

Comment 16  The distribution from the site is broadly agreed, however, the trips 
to Cambridge north and east areas have been assigned via the 
B1102 and the A14. The higher speed of the A14 westbound 
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versus the B1102 suggests that more of the vehicles generated 
going to Cambridge north and east are likely to use the A14 
westbound. It is considered that the B1102 is more likely to be 
used for East Cambridgeshire trips and other destinations. The 
applicant is asked to review the distribution in this respect. 

 
Comment 17  The distribution of the external trips for the convenience store is 

agreed, as the approach from Sharman’s Road represents a 
greater proportion of the dwellings within Fordham. 

 
Transport Impact 
Comment 18  It is not possible to comment on the impact of the development 

until the above outstanding issues have been addressed. 
 

Comment 19  The applicant has modelled the junctions within Fordham and not 
any of the junctions beyond on the basis of the impact of this 
particular development.  However, it is likely that there will be a 
cumulative impact at these junctions resulting from current 
applications within Fordham. 

  
The applicant is requested to model the other junctions taking into 
account the many other committed developments in the Fordham 
area. This includes developments in Isleham and Soham which 
will result in an increase in vehicular traffic on the A142 and other 
roads. This in turn will impact at the junctions surveyed above that 
recorded in TEMPRO which concentrates on Local Plan allocated 
sites. 

 
This should include all developments that have been approved 
and any at appeal which could get built, and others that are still 
being considered. The applicant should refer to the list of other 
developments in the area attached to these comments, which also 
include other live applications in Fordham. 

 
The Local Planning Authority should be contacted to check this 
list, but also to advise the status of each application, and of any 
other live applications. 

 
The modelling scenarios to be tested are as follows: 

 2022 Base + Committed developments 

 2022 Base + Committed developments + Other Fordham 
live applications 

 2022 Base + Committed developments + Other Fordham 
live applications 

 + Development 
 
Travel Plans 
Comment 20  CCC has not commented on any detail of the Travel Plan at this 

stage. Targets / Measures of the travel plan will need to be 
subject to a condition should approval be given. 
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Transport Assessment Team (21st December 2017) -  
 
Background 
These comments are further to a Transport Assessment provided by TPA Transport 
Consultants as part of an application for mixed use development of 150 dwellings, 
75 bed care home, shop and medical facility located off Market Street, Fordham. 

 
These comments are further to comments dated 7th July 2017 additional 
information supplied by the applicant. 
 
National Policy Context 
Comment 1  This notes that the draft Local Plan policy (Fordham4: Site 

FRD.M1) notes that the site will need to make improvements to 
the existing cycle route within Fordham to improve connectivity by 
cycle to key facilities. It is noted that the site will provide a 
connection to Market Street to link to the existing cycle path. 

 
Existing Local Transport Network 
Comment 2  The applicant highlights that there are narrow cycle routes within 

Fordham that share the footway with pedestrians. This connects 
to a footway route that extends to Soham to the north and onto 
the National Cycle Network linking to Newmarket to the south. 

  
Comment 3  This is noted to be mainly the no. 12 bus service which is an 

hourly service on Mondays to Saturdays between Cambridge, 
Newmarket and Ely. 

 
Comment 4  Bus stops are within 400m of the site, however, for route no. 12 

there is a northbound bus stop on Sharman’s Road with no 
nearby stop for southbound travel towards Newmarket. There are 
also two redundant Real Time Passenger Units on Market Street. 

 
Comment 5  The vehicle flows recorded are agreed. 
 

Forecast Trip Generation and Distribution 
Comment 6  The vehicle trip rates and distribution are agreed. 

 
Transport Impact 
Comment 7  The applicant has modelled the junctions within Fordham which 

are shown to have sufficient capacity. 
 

The applicant has modelled the junction of Newmarket Road with 
the A142 taking into account the many other committed and 
planned developments in the area. This shows that there is a 
cumulative impact at this junction as a result of all of these 
developments. This results in a severe impact at the junction. 

 
    Mitigation 



Agenda Item 9 – Page 11 

Comment 8  Having reviewed the relative impacts of the development on the 
A142 corridor the following mitigation package is considered to be 
essential to mitigate development and therefore would seek to be 
agreed with the applicant as follows. 

S106 
· A142 / Newmarket Road roundabout improvements. The applicant is 

requested to make a contribution of £84,660 towards improvements to 
increase the capacity of this roundabout. This would be through a S106 
agreement. 

 
· The sum of £14,000 (£7,000 per bus stop shelter) for future maintenance by 

Fordham Parish Council of the two new bus stop shelters to be secured 
through a S106 agreement; 

 
· Real Time Bus Information. The applicant is requested to make a 

contribution of £15,000 towards the relocation of two RTPI units to the two 
new bus stops to be created on Newmarket Road. This would be through a 
S106 agreement; 

 
 Conditions 

· To install two bus stop shelters of a type to be agreed, bus stop posts with 
flags, and bus stop cage markings at locations to be agreed on Newmarket 
Road approximately 40m south of its junction with River Lane Fordham. 
This would be subject to a condition with works to be completed by the 
applicant in agreement with CCC as the Local Highway Authority; 

 
· Should approval be given a Travel Plan should be secured through a 

condition. This should be agreed with the LPA prior to occupation. 
 
Local Highway Engineer (29th June 2017) – The Highway Authority objects to this 
application and would recommend refusal for the following reasons: 

 
1. The application is not supported by sufficient highways or transport 

information to demonstrate that the proposed development would not be 
prejudicial to the satisfactory functioning or the safety of the highway. 

 
2. Inadequate visibility is available each side of the junctions of the vehicular 

accesses with the public highway which would likely lead to danger and 
inconvenience to users and to the detriment of highways safety     

 
This application is for all matters reserved accept access therefore the LHA is 
unable to determine if the access points on Station Road are safe, correct and 
appropriate for the purpose the internal layout of the development. This is not a 
FULL application so the internal layout is not for review and determination at this 
stage therefore the LHA cannot determine if the access points are required in such 
numbers or fit for purpose. There are 7 proposed access locations fronting the 
highway. As Station Road is a 50mph road all new access points will require 
visibility splays to be as prescribed in the DMRB i.e. 2.4m x 149m not as shown on 
drawing PL04  / with Y – distances of 86.2m & 78.1m these are far below the 
required standard and as such would not be acceptable as this would likely lead to 
the detriment of highways safety.  
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The main junction to the new development on Station Road (other than the shown 
below standard visibility) would normally be acceptable for this size and type of 
development. However as there is no internal layout shown for approval there is no 
way to determine if it is suitable for the development. The LHA would also be unable 
to accept grassed verge areas (shown in drawing PL03) as the highways authority 
are unable to take on additional maintenance responsibilities that do not serve a 
highways function, at this time. 
 
The alterations to the roundabout on Market Street / Soham Road (4th arm) would 
require either a Road Safety Audit stage 1 or review of a third party stage 1 audit to 
be completed by Cambridgeshire County Council (CCC) at the expense of the 
applicant. Without this The LHA would be unable to determine if the design was 
safe and designed and constructed to CCC standards (Drawing PL01). 
 
Local Highway Engineer (30th October 2017) – It is noted from the amended Block 
Plan G drawing number A100 G that there is still access points proposed along 
Station Road and Market Street. The LHA spoke with the designer before this 
submission and these were agreed to be removed. It is assumed therefore that this 
is a mistake. These access points should be removed from any drawings prior to 
this application’s determination. This will be needed as the LHA have no way to 
ascertain if they are in the correct locations and their proposed layout is correct for 
the use or if they will even be required in the future at all as the internal layout does 
not form part of this application. The LHA is not opposed to accesses along these 
roads as long as the visibility can be achieved and their layout is acceptable for their 
use. These details should be submitted with the internal layout / reserved matters 
application. 

 
A road safety audit stage 1 was completed by CCC on the access points and 
proposed alterations to the roundabout on Market Street and on the access point on 
Station Road. The applicant’s designer has made all of the necessary amendments 
(accept the removal of the aforementioned access points) to bring these up to CCC 
standards. It is therefore accepted that the amended drawings PL01 Rev B & PL04 
Rev B are in accordance with the accepted RSA design.  

 
The visibility splays shown on drawing PL04 Rev B are acceptable. The applicant 
has submitted a traffic speed survey which shows that the 85th percentile speed 
along Station Road is approx. 35-38mph. As such and in accordance with the 
precepts of the DMRB the Y distance (length) can be reduced to 2.4m x 90m. 

 
The visibility splays at the access points on Station Road and Market Street are only 
acceptable for domestic vehicles (2.4m x 90m). There is insufficient room either 
under the control of the applicant or within the highway for large commercial 
vehicles to use these (4.5m x 90m). The junction arrangement is also unsuitable as 
it does not provide the swept path needed for these types of vehicles (HGVs). 
Therefore a condition is recommended that prohibits the use of these access points 
to gain entry or exit the commercial premises current occupied by Scottsdale’s 
Garden Centre.  
 
Local Highway Engineer (31st October 2017) - It has been stated by the applicant 
that the Master Plan / Block Plan G which includes access points with the highway 
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along Market Street and Station Road is indicative of the internal layout only and it 
is not being sought as access design approval.  

 
The LHA is happy to accept this if the planning authority confirms that these access 
points (excluding the new arm of the roundabout on Market Street and main junction 
Station Road) will not be approved with any permissions granted within this outline 
application.  

 
Please include any previous and relevant highways comments, recommend 
conditions and informatives to any permissions that the planning authority is minded 
to grant  
 
Historic Environment Team (30th May 2017) - Records indicate that the site lies in 
an area of high archaeological potential, situated within the former gardens of 
Shrubland House.  Artifact evidence of Prehistoric occupation and burial evidence 
was discovered between the application area and numerous excavation areas along 
Fordham by-pass, which is situated 350m west of the application area. 
 
It is recommended that the site is subject to an archaeological evaluation, to be 
commissioned and undertaken at the expense of the developer, and carried out 
prior to the granting of planning permission.  The evaluation results should allow for 
the fuller consideration of the presence/absence, nature, extent, quality and survival 
of archaeological remains within the development area.  An informed judgment can 
then be made as to whether any planning consent will need to include provisions for 
the recording and, more importantly, the preservation of important archaeological 
remains in situ. 
 
Historic Environment Team (30th May 2017) - To update, we have reviewed the 
draft archaeological trial trench evaluation report and this needs some amendments 
in order for it to be approved. We have sent the report comments directly to the 
archaeological contractor who conducted the archaeological trial trench evaluation 
so that these edits can be undertaken. 

 
The archaeological trial trench evaluation identified two areas of concentrated 
activity: with evidence of late Anglo-Saxon to early medieval pits and ditches in the 
southern field, and evidence for medieval pitting and/or chalk quarrying in the 
northern central area (Malric-Smith, 2017, report number R13094, ECB5191). 

 
Lithic artefacts and abraded residual Roman pottery shards retrieved from later 
features suggest a background activity of prehistoric and Roman occupation in the 
wider area around the site (Malric-Smith, 2017, report number R13094, ECB5191). 
The known HER evidence supports this conclusion as in the vicinity of the proposed 
development area is artefact evidence of Prehistoric occupation which was 
discovered in the central area of the current garden centre (11758) and numerous 
excavation areas along Fordham by-pass, which is situated 350m west of the 
application area has revealed evidence of prehistoric occupation and burial 
evidence (for example, MCB16949, CB15001, CB15000, MCB16950). 

 
In view of this evidence we recommend that further archaeological work is required 
in advance of construction.  This will involve areas of excavation that will focus on 
the late Anglo-Saxon to medieval activity. Therefore, we do not object to 
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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, such as the example condition approved by 
DCLG. 
 
Growth and Economy Service (CCC) – It is noted that there has been no 
consideration of the planning policies of the adopted Cambridgeshire and 
Peterborough Minerals and Waste Core Strategy (2011) or the associated Site 
Specific Proposals Plan (2012) in the Planning Statement supporting this 
application, or the adopted RECAP Waste Management Guide (SPD, 2012).  
Although the application proposes that waste and recycling be addressed at the 
reserved matters stage this needs some consideration prior to that stage. 
 
The site is strategic in nature and it is important that it make appropriate provision 
for sustainable waste management as required by Policy CS28 of the adopted 
Cambridgeshire and Peterborough Minerals and Waste Core Strategy.  To ensure 
that Policy CS28 is properly addressed it is requested that two planning conditions 
in relation to the submission of a Construction Environment Management Plan and 
Detailed Waste Management and Minimisation Plan are attached to any consent 
should the District Council be minded to grant planning permission. 
 
Cambs Fire & Rescue – Should the Planning Authority be minded o grant approval 
the Fire Authority would ask that adequate provision be made for fire hydrants. 
 
Wildlife Trust (21st June 2017) - The information provided with respect to 
ecological impacts has been reviewed and it is considered that further information is 
required in order to fully assess the impacts of the proposed scheme.  

  
Ecological appraisal 
The Phase 1 habitat map is missing from the Ecological Appraisal report. This 
should be provided in order to allow a full assessment of the existing conditions on 
site.  Clarification of the types of grassland habitat recorded is also required - semi-
improved calcareous grassland is listed, however the species recorded, such as 
false oat-grass, cock’s-foot, cow parsley, creeping thistle, and hogweed, indicate a 
species-poor semi-improved grassland community and not a calcareous one. The 
survey timing in October was not ideal for identifying grassland species, many of 
which would have finished flowering in July/August, so the grassland type may need 
re-assessing.  

  
Further surveys 
The ecological appraisal recommended further bat surveys were required to allow a 
fully informed planning decision. However, these do not appear to have been 
carried out. These surveys should be undertaken before a decision is made on this 
application, to allow East Cambridgeshire District Council to confidently assess the 
potential impacts of disturbance on these species, and to determine any necessary 
mitigation measures. 
 
The Ecological Appraisal also recommended a further hedgerow survey. However, 
clarification is requested as to the reasoning and need for this, as a list of hedgerow 
species has already been provided, and the hedgerow appears to be proposed for 
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retention within the proposals so further information regarding the hedge does not 
appear to be required at this stage. 

  
Ecological enhancements 
The development should aim to provide a net gain in biodiversity, in line with 
national planning policy. The current documents have provided no assessment of 
habitat losses and gains, so it is difficult to judge whether the development would 
result in a net loss or gain in biodiversity. The only enhancements suggested are 
bird and bat boxes within the new development. For a development of this size, it is 
expected that some semi-natural habitat creation and/or enhancement measures be 
proposed. Further information on biodiversity losses and gains is required before 
the impacts of this application can be properly assessed.   

  
Provision of accessible natural greenspace 
As the Wildlife Trust noted in comments on the draft local plan, housing on this site 
will create a greater demand for access to natural green space. One of the prime 
nearby locations where this might be met is the Fordham Woods nature reserve 
(Brackland Rough SSSI), which is owned by the parish council, but managed under 
lease by the Wildlife Trust.  As acknowledged in the ecological appraisal 
accompanying the current application, the nature reserve/SSSI would be sensitive 
to increased recreational pressures - therefore the new developments will need to 
provide suitable alternative natural green spaces which are attractive for new 
residents. There may also be a need to invest in visitor and access management at 
the SSSI to avoid any adverse impacts.  

  
The current application does not provide any detail of alternative natural 
greenspace sites, and although the planning statement mentions a proposal for a 
S106 agreement to include a commuted sum towards maintenance of informal open 
space, again there is no detail of where or how this would be implemented. The 
small amount of public open space proposed within the site is focussed on formal 
provision of children’s play spaces, and not on natural greenspace. Again further 
details are required to ensure that the need for accessible natural greenspace will 
be met, and without negative impacts on the nearby nature reserve/SSSI.  

  
Without the additional information and clarifications as requested above, the Wildlife 
Trust objects to this application.    

  
Wildlife Trust (10th November 2017) -     

 
Thank you for consulting the Wildlife Trust regarding the amendments to the above 
application.  

 
Ecological appraisal 
There is still no phase 1 habitat map provided, or clarification of phase 1 grassland 
type present on site. Best practice guidelines (CIEEM, Guidelines for Preliminary 
Ecological Appraisal) state that surveys should provide a map which classifies every 
parcel of land surveyed according to phase 1 habitat categories (or in minority of 
cases, a suitable alternative classification). This helps to allow an accurate 
assessment of biodiversity losses and gains and impacts of the development 
proposals (see also below, re: ecological enhancements).  
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Further surveys 
We are pleased to see a report detailing the results of the outstanding bat survey 
have now been provided. Should permission be granted, the recommendations in 
section 7 of this report should be included in the scheme and required by way of a 
suitably worded planning condition.  

  
Ecological enhancements 
We welcome the commitment to additional enhancements beyond the bird and bat 
boxes originally proposed, including the intention to use species appropriate to the 
local landscape. While the statement in section 7.7 of the August 2017 report by 
Landscape Planning says that the revised plan will provide a greater biodiverse 
habitat than is currently present, i.e. a net gain in biodiversity, a net gain has not 
been clearly demonstrated. We suggest a table detailing losses and gains is 
provided, ideally accompanied by a map showing the areas to be enhanced (which 
could then be compared to an existing Phase 1 map, see note above). The 
applicant should consider the use of a recognised biodiversity accounting tool (such 
as the DEFRA biodiversity offsetting matrix) to demonstrate that the development 
will deliver net gain.  

  
Provision of accessible natural greenspace 
The proposed development represents a significant increase in the population of 
Fordham (of around 10%, as previously pointed out by Natural England). These 
new residents (not just dog owners) will require suitable alternative natural 
greenspace provision.  

  
The new information proposes that access to greenspaces be directed away from 
sensitive sites such as Brackland Rough SSSI by providing information on and 
improved signage to other nearby walking routes. One example of a potential route 
via New Path and Ironbridge Path has now been provided.  This strategy is 
acceptable in principle. However, more information is needed to ensure it will 
provide access to informal open spaces which are a suitably attractive alternative 
area for recreation, including dog walking.   

  
While the additional information has addressed some of our previous comments, 
the Wildlife Trust considers that further information is still required, particularly 
providing evidence for the claim of a net gain in biodiversity, and demonstrating the 
feasibility of the strategy for providing access to green spaces, through the provision 
of detailed route options to accessible greenspaces, noting whether these are 
suitable for dog walkers, where dogs can be off leads. This is required prior to 
determination of this application to provide evidence to support any assertion of no 
adverse impacts upon the SSSI. Therefore the Wildlife Trust maintains our objection 
to this application.    

 
Wildlife Trust (18th January 2017) -     

 
Thank you for providing the additional information for this application. This 
additional information is sufficient to allow the Wildlife Trust to remove our previous 
objection to this development.  

 
The Wildlife Trust is satisfied that the information provided in the Green 
Infrastructure Plan demonstrates the proposed development can feasibly provide 
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access to existing greenspaces, with suitable alternatives to Brackland Rough 
SSSI/Fordham Woods nature reserve. However, we suggest the development 
should provide a contribution to the future management/maintenance of these 
greenspaces in line with the increased use that will result.  

 
The Biodiversity Assessment report has made use of a recognised biodiversity 
accounting tool and shows that the development does have potential to deliver a 
minimal net gain in biodiversity. We note that this is entirely dependent on achieving 
“good” habitat condition for recreated habitats. It is therefore essential that should 
permission be granted, the delivery and long-term management of the proposed 
mitigation and enhancement measures are secured by way of a suitably worded 
planning condition(s) or agreement.  

 
Natural England (23rd June 2017) - As currently submitted, the application could 
have potential adverse effect on Brackland Rough SSSI. The Preliminary Ecological 
Appraisal recognises the potential for increased visitor pressure on this site but 
does not include any assessment or mitigation measures to address adverse 
effects.  

 
The following information is required:  

 Further assessment of the impacts of the development, through increased 
visitor pressure, on Brackland Rough SSSI;  

 Identification of mitigation measures to address adverse effects on the SSSI.  
 

Without this information, Natural England may need to object to the proposal.  
 
Natural England’s advice on other issues is set out below 
 
European and internationally designated sites  
The Preliminary Ecological Appraisal (PEA) report, prepared by Landscape 
Planning Limited (November 2016) identifies that Chippenham Fen (Chippenham 
Fen and Snailwell Poor’s Fen SSSI) is located 2km from the proposed 
development. The SSSI forms part of Fenland Special Area of Conservation (SAC) 
European site and is internationally designated as a Ramsar1 site; it is also a 
National Nature Reserve (NNR). The report does not include any assessment of the 
direct and indirect effects of the proposed development on this internationally 
designated site. Section 9.2 of the report simply concludes that designated sites 
within 2km of the development are unlikely to be impacted directly by works from 
the site. The report should clarify on what basis significant direct and indirect effects 
can be ruled out. This information is required in order to allow you, as Competent 
Authority, to record your decision that a likely significant effect can be ruled out, as 
required under the Habitats Regulations2.  

 
Brackland Rough Site of Special Scientific Interest (SSSI)  
As stated in Natural England’s response to the EIA Screening consultation dated 10 
April 2017 (ref. 212493), Brackland Rough, also designated as Fordham Woods 
County Wildlife Site (CWS) and managed by the Wildlife Trust, is a damp valley 
woodland holding stands of Alder (Alnus glutinosa), a woodland type rare in 
Cambridgeshire, and becoming scarce throughout its natural range in lowland 
Britain. The site is particularly important for woodland birds and invertebrates. 



Agenda Item 9 – Page 18 

 
Brackland Rough is located 580m south east of the proposed development and is 
easily accessible via a network of footpaths. As stated in our response to the further 
draft East Cambridgeshire Local Plan (22 February 2017, ref. 206185) proposed 
allocations in Fordham have the potential to have an adverse effect on this site 
through increased demand for access to the countryside for exercise, dog walking 
and to appreciate nature. Consequently Natural England has advised that Local 
Plan policies relating to Fordham should include a requirement for proposals to be 
accompanied by detailed assessment of the effects of increased recreational 
pressure on designated sites including Brackland Rough and that measures to 
mitigate adverse effects should be identified.  
 
Section 9.2 of the PEA report identifies that Brackland Rough could be impacted by 
increased visitor pressure; however, there is no detailed consideration of this issue 
in the report and mitigation measures to address adverse effects have not been 
identified. The applicant should be requested to provide additional information to 
address this matter. As advised in our response to the EIA screening consultation, 
mitigation to address the adverse effects of this development on Brackland Rough 
SSSI is likely to require provision of sufficient, high quality, alternative green space 
and/or visitor and access management measures. Please see our comments below 
regarding the current level of green infrastructure provision.  

 
Green Infrastructure  
Provision of sufficient, high quality multi-functional green infrastructure through new 
development contributes to delivery of a range of important functions including 
improved flood risk management, provision of accessible green space, climate 
change adaptation and biodiversity enhancement. Development on this scale 
should be expected to incorporate significant high quality, accessible GI. 
 
The 1.23ha green infrastructure currently proposed, and mainly comprising formal 
play space, is unlikely to be attractive to residents on a regular basis and is 
therefore not likely to provide a suitable alternative to visiting sites such as 
Brackland Rough. Whether or not this proposal will have a significant adverse 
impact on designated sites such as Brackland Rough, a development of this scale, 
amounting to roughly a 10% increase in the population of the village, should make a 
significant contribution to the enhancement of the existing green infrastructure (GI) 
network. This is required to ensure the protection and resilience of the GI network, 
including designated sites, and to meet the demands of the new residents. 
Appropriately scaled and designed, on-site GI can help to enhance the GI network 
and reduce pressure on more sensitive sites such as Brackland Rough / Fordham 
Woods. We believe that the proposed on-site GI provision, as indicated on the 
Design and Access Statement, could be considerably improved to make this more 
attractive to new residents and thus reduce pressure on the existing network.  

 
Natural England therefore advises that the applicant be requested to revise green 
infrastructure proposals for this development to ensure that sufficient GI is provided 
within (or off) site, to meet the demands of new residents and to provide a suitable 
alternative to people visiting more sensitive sites. It is recommended that the 
applicant makes reference to Natural England’s Accessible Natural Greenspace 
Standards (ANGSt). 
 



Agenda Item 9 – Page 19 

On-site GI should be multi-functional to benefit people and wildlife. It should provide 
a circular route for dog-walking (ideally c.2.6km) and be well connected to the wider 
network. It should incorporate a range of semi-natural habitats to benefit wildlife, 
including contribution to local BAP targets, and people’s enjoyment of the open 
space. 
 
The only enhancement measures recommended in the PEA are the installation of 
bat and bird boxes. A development on this scale should be expected to deliver 
significant net gain biodiversity enhancements in accordance with paragraphs 109 
and 118 of the National Planning Policy Framework (NPPF). Additionally, we would 
draw your attention to Section 40 of the Natural Environment and Rural 
Communities Act (2006) which states that ‘Every public authority must, in exercising 
its functions, have regard, so far as is consistent with the proper exercise of those 
functions, to the purpose of conserving biodiversity’. Section 40(3) of the same Act 
also states that ‘conserving biodiversity includes, in relation to a living organism or 
type of habitat, restoring or enhancing a population or habitat’. We advise that the 
applicant be requested to provide revised biodiversity enhancement proposals. 
These could be usefully provided in the Biodiversity Mitigation and Enhancement 
Plan for the site. Proposed enhancement measures, once agreed, will need to be 
secured through a planning condition. 
 
Natural England (10th November 2017) -  

 
Thank you for consulting Natural England on the above amended planning 
application in your letter dated 23 October 2017  

 
Natural England is a non-departmental public body. Our statutory purpose is to 
ensure that the natural environment is conserved, enhanced, and managed for the 
benefit of present and future generations, thereby contributing to sustainable 
development.  

 
We understand that the amendment includes submission of a revised Ecological 
Impact Assessment and Bat Report. The Ecological Impact Assessment (EcIA), 
prepared by Landscape Planning Limited (August 2017), seeks to address concerns 
raised in our previous response dated 23 June 2017 (ref. 217297).  
 
Natural England welcomes that the EcIA includes an assessment of the potential 
impacts of development, through increased recreation pressure, on Brackland 
Rough Site of Special Scientific Interest (SSSI) and Chippenham Fen (Chippenham 
Fen and Snailwell Poor’s Fen SSSI), part of Fenland Special Area of Conservation 
(SAC) European site and internationally designated Ramsar site and National 
Nature Reserve (NNR).  
 
The report concludes impacts to the above designated sites is likely to be minimal, 
largely on the basis of distance, and that residual impacts can be adequately 
mitigated via planning conditions in line with the local planning policies and/or part 
of a negotiated Section 106 agreement. Proposed mitigation measures include 
provision of additional on-site biodiversity enhancements, use of Information packs 
to residents including information on the protected sites and provision of public 
information boards to indicate alternative walking routes / areas of open space (via 
New Path and Iron Bridge Path for example).  
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Natural England accepts that the proposed measures, in principle, could be 
considered to offer sufficient mitigation to demonstrate no adverse effect to the 
above designated sites. However, we are not convinced that the quality of open 
space provision (on-site or existing) is sufficient to be adequately attractive to new 
residents. Enhancement of existing green spaces, or a financial contribution 
towards this, could be easily achieved through a development on this scale and 
would provide benefits to both new and existing residents, as well as wildlife. The 
applicant should be requested to demonstrate that this option has been considered, 
including details of any discussions with relevant parties, including the parish 
council, regarding potential opportunities to enhance existing accessible green 
space.  
 
We note and support the Wildlife Trust’s view that further information should be 
provided to demonstrate that the development will deliver net biodiversity gain. 
 
Natural England (17th January 2018) -  
 
Thank you for your email of 15 January 2018 consulting Natural England on 
additional information submitted by the applicant to address previous concerns 
raised in our letter dated 13 November 2017.  

 
Natural England welcome the effort made by the applicant in providing a Green 
Infrastructure Plan and additional Biodiversity Offsetting report to accompany the 
application. Subject to the delivery of all of the proposed mitigation and 
enhancement measures being secured through a s106 agreement or relevant 
planning conditions, Natural England is satisfied that the proposal will not have 
significant adverse impact on designated sites including Brackland Rough Site of 
Special Scientific Interest (SSSI). We therefore have no objection to the proposed 
development.  

 
The Biodiversity Offsetting report seeks to demonstrate no net loss for biodiversity 
through development of the site. The Green Infrastructure Plan includes measures 
to encourage new residents to visit existing local green spaces without any 
contribution, proportionate to future increased use of these sites, towards their 
enhancement or management. It is therefore disappointing that the proposed 
development appears unlikely to deliver any significant gain for people or wildlife.  
 
Natural England have no further detailed comments to make on this application. 
 
Asset Information Definitive Map Officer - There are currently no Public Rights of 
Way (PROW) affected by this development.  

 
Whilst there are no objections to this application, the parameter plan highlights a 
pedestrian footpath linking the northern and southern parcels together. The County 
Council would like to see further information as to the design and legal designation 
of this route. The applicant should make reference to the County Council’s Rights of 
Way Improvement Plan (ROWIP). In line with the ROWIP, the applicant is 
encouraged to consider further designation of the route to all Non-Motorised Users, 
including cyclists and equestrian users.  
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Designing Out Crime Officer – The documents have been reviewed in relation to 
community safety, crime and disorder.  It is noted that there is no mention at this 
early stage of crime prevention/security measures being adopted within the design. 
A crime search covering the area for the last 12 months has been completed and it 
is considered to be one of medium risk to the vulnerability of crime.  This office 
would be happy to discuss Secured by Design and measures to mitigate against 
crime and disorder when there is more detail at reserved matters stage. 
 
East Cambridgeshire Access Group – The design of the crossing point of the 
cycle/pedestrian route into Market Street (opposite 34 Market Street) is unclear.  
The Group will be interested to comment on the full application of the whole site 
including informal open space and play area. 
 
Environmental Health (Technical Officer) – It is noted that this is an outline 
planning application and therefore the final layout is unknown but it is for 150 
residential dwellings. 

 
The noise report entitled ‘Noise Assessment Scotsdale Garden Centre, Market 
Street, Fordham, Ely CB7 5QL’ by Cass Allen and referenced RP01-16352 has 
been considered.  The report finds that the noise levels from Market Street and 
Station Road are high and therefore properties fronting these roads would require 
windows to be kept closed and alternative ventilation provided at night in order to 
meet internal BS8233 standards for noise.  Gardens along the southern and eastern 
edges of the site and close to delivery and parking areas of the garden centre will 
meet noise guideline levels subject to the installation of a 1.8m timber fence along 
the boundary of gardens. 

 
From the indicative plans the external plant serving the garden centre should be 
sufficient distance to ensure this is not a problem.   

 
It is understood that this is an outline proposal and therefore the actual layout of the 
site has not been confirmed at this time.  It is considered that the principal of 
residential development on this land is acceptable, however the number of 
properties will be dependent on design, layout, screening and criteria regarding 
adequate ventilation.  If the layout changes an updated noise report will be required 
to indicate which properties will require mitigation. 

 
It is advised that close boarded fencing is constructed between residential 
properties and the proposed car park and access road of the care home. 

 
Due to the proximity of current residents to the site it is advised that construction 
times and deliveries during the construction and demolition phase are restricted. 
 
Prior to any work commencing on site a Construction Environmental Management 
Plan (CEMP) shall be submitted and agreed in writing with the Local Planning 
Authority (LPA) regarding mitigation measures for the control of pollution (including, 
but not limited to noise, dust and lighting etc) during the construction phase.  The 
CEMP shall be adhered to at all times during the construction phase, unless 
otherwise agreed in writing with the Local Planning Authority (LPA). 
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Environmental Health (Scientific Officer) - The Ground Investigation report dated 
December 2016 prepared by Lister has been reviewed and findings are accepted. 
The site is at very low risk of land contamination and no further work is required. 
Due to the proposed sensitive end use of the site (residential) it is recommended 
that standard contaminated land condition 4 (unexpected contamination) is attached 
to any grant of permission. 
 
Environmental Health (Commercial Team) – The layout, design and construction 
of the 75 bed care home and the local shop must comply with relevant food and 
health and safety legislative requirements. 
 
ECDC Waste Strategy – Block plan A100-D Rev F – The road network from 
Station Road seems to be based on 90 degree angles which is not practicable for 
access by waste vehicles, especially if residents were to park vehicles on the 
highway.  The RECAP Waste Management Design Guide should be used to 
confirm access and collection points for the site. 
 
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 boundary 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. 
 
Trees Officer (22nd June 2017) – This proposal is an outline application for a large 
residential development upon a mixed landscape, outside a garden centre, on the 
outskirts of the village of Fordham. There are a number of trees potentially affected 
including trees covered by two Tree Preservation Orders (E/08/84 & E/07/80), the 
protected trees primarily stand within the site boundaries. An Arboricultural report 
has been submitted indicating the impact of an indicative layout upon the trees at 
the site.  

 
There are no objections to this proposal as the most significant trees within the site 
are to be retained within the development.  

 
A section of relatively young woodland is intensely affected by the proposed access 
point however, this is the most practical point of access.  It is considered the trees 
affected are not of sufficient landscape value to suggest a revision. The proposal 
also considers the potential for replacement planting of this area within additional 
open space and this is welcomed. 
 
Overall it is considered that the wider impact upon the landscape and the impact 
upon the existing trees acceptable, as the site offers extensive boundary planting 
and internal landscaping options.  
 
If the application is to be approved, the Tree Protection Plan within drawing 66441-
05 will be required to be implemented under condition of planning approval, to 
ensure the successful retention of trees at the site, although this plan may require 
revision if the final layout is adjusted.  
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If the application is to be approved, it is recommended that a full Landscaping 
Scheme with associated Landscaping Maintenance Schedule to be submitted under 
condition of planning approval. 
 

Trees Officer (23rd November 2017) -  Thank you for your re-consultation.  
 

This proposal is an outline application for a large residential development upon a 
mixed landscape outside a garden centre on the outskirts of the village of Fordham. 
There are a number of trees potentially affected including trees covered by two Tree 
Preservation Orders (E/08/84 & E/07/80), the protected trees primarily stand within 
the site boundaries. A revised Arboricultural report has been submitted indicating 
the impact of an indicative layout upon the trees at the site.  
 
There is an objection to the proposal with this revision.  
 
The revised Arboricultural report dated 8th August 2017 confirms the removal of T5 
Beech for implementation of the development while the original report supported 
retention of this tree. The Beech tree T5 is protected by a Tree Preservation Order 
and a fail to see why these revisions seek the removal of this tree. 
 
It is requested that a revised proposal is submitted ensuring the most valuable 
existing landscape assets are retained with this development. 
 

Trees Officer (12th January 2017) - It appears fortunate that we are able to address 
the issue of the future of the mature Beech tree (protected by Tree Preservation 
Order E/07/80) at this stage of the planning process and I appreciate the measures 
taken by the applicant to fully assess the impact of the current proposed access 
upon the Beech tree. 

 
I am concerned by the statement ‘With regard to the loss of the mature Beech Tree 
within the site, the roundabout on Market Street / Sharman’s Way has been 
determined as the optimum point at which to access the site from a highways and 
site layout perspective.’ within the email below. This communicates to me that the 
considerations of access and layout have been clearly prioritised for optimisation 
over the responsibility the development owes to respect the preservation of a 
mature, specimen tree, important in this part of the District. Planning decisions 
naturally involve a degree of compromise yet it appears the current proposal 
refuses to offer a compromise upon access and layout to maintain this natural asset 
within the development. 

 
I feel there is a fair compromise possible which supports a revised access point and 
layout to retain this tree, potentially within a public open space, offering instant 
natural heritage, as opposed to residents having to wait for a landscaping scheme 
to establish before any substantial natural features are afforded to the site. 

 
I therefore recommend the access and layout elements of the proposal are revised 
to retain this tree. If the applicant fails to produce a proposal to retain the tree within 
the development, I recommend the application is refused due to an unacceptable 
impact upon a protected tree. 
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Conservation Officer – This application is located a considerable distance from 
any heritage assets that are likely to be affected. 
 
Currently as an outline application there is very little details on which any 
assessment could be made, however it is anticipated that any potential impact 
would be relatively low. 
 
Housing Strategy & Enabling Manager - In accordance with policy HOU 3 of the 
East Cambridgeshire Local Plan a minimum of 40% of the total number of dwellings 
to be provided on sites of 10 or more dwellings will be required for affordable 
housing provision.  If an application for 150 dwellings is approved, I would expect 
the provision of 60 affordable homes.  Additionally if the care-home is providing self-
contained accommodation I would also expect 40% of those dwellings to be 
provided as affordable housing or a commuted sum provided. 

 
The precise mix in terms of tenure and house sizes of affordable housing will be 
determined by local circumstances.  However in accordance with the 
Supplementary Planning Document on Developer Contributions the Council’s 
preferred housing tenure mix is 70% Affordable or Social Rented Housing and 30% 
Intermediate Tenure Housing. 

 
The East Cambs Housing Register identifies demand in Fordham for 1, 2 3 and 5 
bedroom affordable homes.   
 
In accordance with policy HOU 3 of the East Cambridgeshire Local Plan a 
proportion of dwellings should be provided that are suitable or easily adaptable for 
occupation by the elderly or people with disabilities (Building Regulation M4(2)). 

 
Should consent be granted, I would request a s106 Agreement containing the 
following Affordable Housing provisions: 

 
1.  That the dwellings will be Affordable Housing in accordance with the 
definition contained in NPPF. 
2.  That the dwellings will transfer to a provider of social housing approved by 
the Council, either a Private Registered Provider or an alternative affordable 
housing provider (including but not limited to a housing trust or company, a 
community land trust or an almshouses society). 
3.  That the tenure of each dwelling will be Social Rent, Affordable Rent or 
shared ownership, and no subsequent alteration will be permitted without the 
Council’s prior approval. 
4.  That the Provider will not dispose of any dwelling by outright sale (except 
any sale to a tenant under statutory provisions) 
5.  That occupation will in accordance with a nomination agreement  
6.  That these affordable housing conditions shall be binding on successors in 
title, with exceptions for mortgagees in possession and protected tenants. 

 

The Ely Group Of Internal Drainage Board - No comments received. 
 
Head Of Strategic Planning - No comments received. 
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5.2 Neighbours – Site notice posted, advertisement placed in the Cambridge News and 
111 neighbouring properties were notified and the 34 responses received are 
summarised below.  A full copy of the responses are available on the Council’s 
website. 
 
o Utility services may be compromised to detriment of existing householders. 
o Water supply served by asbestos-cement piping.  There have been frequent 

burst mains.  AWA responded by fitting pressure reduction valve – cured 
problem but at expense of flow. 

o Evidence of water demand, reserves and flow capacity should be offered as 
evidence. 

o Sewerage system installed over 60 years ago and designed for a smaller 
community.  AWA needs to provide information on capacity, pumping station 
and flow predictions. 

o Do not accept assurance that AWA have no objection without information to 
back up their response. 

o 300-450 additional cars will cause considerable increase in traffic especially 
during construction works.  Where will they all park? 

o Village in need of medical facilities and the development will add considerably 
to the problem. 

o Schooling is already inadequate. 
o Bus services are inadequate. 
o With the amount of development both past and present the village is rapidly 

becoming a ‘New Town’. 
o Concerns regarding traffic, construction noise and pollution on Market Street. 
o Dwellings will overlook front of properties on Market Street.  There will be light 

and noise disturbance from traffic. 
o Spent years getting a by-pass this development would make Market Street a 

very busy road again. 
o Village is being inundated with planning applications. 
o Scale of proposal will change ethos of village and will be severely detrimental. 
o 250 Homes initially put forward and although number has decreased there is no 

guarantee further homes will not be built at a later date. 
o Jobs at the nursery will be lost.  Although the garden centre will stay the 

wholesale nursery will close. 
o Does not conform to the policies of the Local Plan 2015. 
o Scale of development is out of proportion for the site, village and local facilities. 
o Will inevitably lead to on street parking on Market Street causing bottlenecks 

and risks to pedestrians / road users. 
o Not against some development but is should be spread across the county more 

evenly. 
o Any increased housing in Fordham and Soham will be dormitory 

accommodation for commuters. 
o Quality of housing should be considered carefully using materials that reflect 

the historic nature of the existing garden centre buildings. 
o Scale, density and mix of housing should be carefully considered. 
o Have seen a number of accidents involving children due to lack of 

infrastructure, roads, paths and parking before the school extension.  Number 
of accidents within village.  Village does not have the appropriate infrastructure 
to cope with additional traffic. 
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o Development will have an unacceptable adverse impact on amenities of 
properties immediately adjacent to the site by reason of overlooking, loss of 
privacy and visually overbearing. 

o Object on a number of grounds including impact on character of the area and 
on conservation area. 

o At certain times of the day there are delays on the by-pass and more vehicles 
are coming through the village.  This will add even more traffic to an existing 
busy road. 

o Benefits such as the care home and medical facility should not be taken into 
consideration as the applicant cannot provide any details. 

o Adverse impact of 150 homes will vastly outweigh so called benefits. 
o Will see the loss of open grassland which is part of village life. 
o Commuting to Cambridge takes twice as long as it did five years ago. 
o GP surgeries in Burwell and Soham are both full. 
o School is turning into something cold and clinical.  Chose to move to Fordham 

for the school and to be part of a village with a strong sense of community.  
This is being completely stripped due to over-development over last few years. 

o Site is too large and unsustainable. 
o Extent of energy conservation should be greater than minimum building 

regulations. 
o Proportion of affordable housing should be finalised. 
o Adverse impact on those living on Sharmans Road and in nearby sheltered 

housing. 
o Increase in traffic results in increase in air pollution and noise in times when we 

should be aiming to decrease this risk. 
o If development goes ahead the passage of HGVs through the village should be 

denied. 
o Fordham Action on Over Development group urge the council not to approve 

the development until AWA confirm the capacity of water and sewerage supply. 
o Already too many vehicles exceeding speed limit on Mildenhall Road and 

Market Street even with recent speed limit reduction. 
o Parking at the school is creating a dangerous situation for people on foot and 

road users and blocking access for emergency vehicles. 
o Residential travel plan does not address volume of traffic and delays once 

capacity is reached. 
o Fordham’s transport links are poor. 
o Fordham would become a town without the facilities or infrastructure to support 

it. 
o CCC has confirmed that the school has reached capacity despite its recent 

increase in size. 
o Station Road has a speed limit of 50mph, there is not sufficient visibility for a 

site entrance to be created. 
o Who would provide the shop and how does this fit with the plan for the Co-op 

move next to The Chequers? 
o What steps will be taken to ensure that the housing is environmentally friendly 

and sustainable? 
o How does this fit with several other large scale planning applications for this 

village? 
o Original objections still stand despite the amendment. 
o Site is divided into two sections but there is no road linking the 2 sections. 
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o Entry into the whole site from either entry point would be beneficial for 
emergency vehicles and construction traffic could avoid Market Street. 

o The block plan issue G still shows private accesses onto Station Road. 
o Splays need to be bigger considering the amount of use and large refuse and 

delivery lorries that are likely to use the Station Road access and corner radii is 
not sufficient. 

o Since the original application was submitted by Scotsdales a separate 
application for 27 houses in Station Road has been approved.  It includes 
several private accesses and a staggered crossroads will be created. 

o Visibility exiting 18 Station Road is already poor and will become more 
hazardous. 

o Excessive speeds often seen on Station Road. 
o Traffic survey does not take account of planning applications of less than 50 

dwellings. 
o No mention of improvements to the mini roundabout near The White Pheasant. 
o Disagree that impact on A142 will be minimal. 
o Would like to understand who owns the hedge and trees on Station Road and 

who will be responsible for maintenance. 
o Concerns over future of natural habitat and potential flood risk. 
o Open space from 18 Station Road will be reduced. 
o Requested that planners obtain or make assessment of usage currently on 

existing highway.  Any survey might identify an increase in vehicle description, 
wheel or axle load bearing design limits since the opening of the A142 by-pass. 

o Traffic levels will increase significantly the effects on the local populous both at 
village level and towards arterial routes. 

o Impact on road surfaces etc. from HGVs using the local road network. 
o Conflict between road users, including HGVs, pedestrians and cyclists on 

Market Street. 
o Unavoidable traffic expansion will require the felling of trees. 
o Current lighting system will be redundant.  This had been replaced in recent 

years to become an ambient pleasing softer lighting system. 
o Impacts on Townsend Wood.  More regulation than that suggested is needed. 
o Increased noise from increased traffic movements.  A deteriorating impact on 

village life is inevitable. 
o Difference in levels on Market Street will result in the need for foul sewerage 

pumps – a major exercise with substantial disruption to existing design and 
construction. 

o Suggest access roadway be erected inside the northern perimeter of 
Scotsdales and proposed access points be abandoned. 

o Impact on Brackland Rough and Chippenham Fen. 
o Design of corporate buildings not provided.  Corporate affairs should be 

separated from new build residential estates. 
o Lack of detail in respect of landscaping strategy and biodiversity enhancement 

strategy. 
o Natural England communications do not mention existing rivers, pathways/open 

spaces, Townsend Wood and accesses. 
o Likely loss of bat species in the area. 
o Consider future tree planting.  Trees can be a risk and management burden on 

local authorities.  Notion that the development and its verges will have 
substantial plantings begs a different approach. 

 



Agenda Item 9 – Page 28 

 
 
 
 A further 63 responses were received that were a standard letter signed by 

individual residents.  The letter raises concerns regarding the effect of the additional 
traffic from the development, there are existing problems in relation to water 
pressure and sewerage and there are no details on the ‘sweeteners’ the applicant 
proposes. 

 
6.0 The Planning Policy Context 
 
6.1 East Cambridgeshire Local Plan 2015 

 
GROWTH 1 Levels of housing, employment and retail growth 
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 
HOU 6 Residential care accommodation 
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 4 New community facilities 
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 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 
 

6.4 Proposed Submission Local Plan 2017 
 
LP1 A presumption in Favour of Sustainable Development 
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LP2 Level and Distribution of Growth 
LP3 The Settlement Hierarchy and the Countryside 
LP6 Meeting Local Housing Needs 
LP8 Delivering prosperity and Jobs 
LP16 Infrastructure to Support Growth 
LP17 Creating a Sustainable, Efficient and Resilient Transport Network 
LP18 Improving Cycle Provision 
LP19 Maintaining and Improving Community Facilities 
LP20 Delivering Green Infrastructure, Trees and Woodland 
LP21 Open Space, Sport and Recreational Facilities 
LP22 Achieving Design Excellence 
LP23 Water Efficiency 
LP24 Renewable and Low Carbon Energy Development 
LP25 Managing Water Resources and Flood Risk 
LP26 Pollution and Land Contamination 
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 this application are the principle 

of development, visual amenity, cultural heritage, residential amenity, traffic and 
transportation, flood risk and drainage, affordable housing and biodiversity and 
ecology.  

 
7.2 Principle of development 
 
7.2.1 The National Planning Policy Framework promotes sustainable development and 

states at Paragraph 49 that new housing applications should be considered in the 
context of the presumption in favour of sustainable development. The Framework 
supports the delivery of a wide range of high quality homes. It specifically states at 
paragraph 14 that local planning authorities should normally approve planning 
applications for new development in sustainable locations that accord with the 
development plan or, where the development plan is absent, silent or relevant 
policies are out of date, with the policies contained in the Framework; unless any 
adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits or where specific policies in the Framework indicate development should 
be restricted. 

 
7.2.2 The adopted Local Plan aspires to deliver managed and sustainable growth over 

the plan period to 2031. For the rural areas the Local Plan seeks to deliver new 
housing in appropriate locations to meet local needs. In doing so, the Plan identifies 
those rural settlements where some new development within defined settlements 
will in principle be appropriate; both in the form of allocations and windfalls. These 
settlements are the subject of Vision Statements which set out the growth 
aspirations for each one. The Local Plan seeks to prevent new development taking 
place outside the defined settlements unless certain specific exemptions are met. 
Fordham is one such settlement and the application site lies outside but close to the 
defined development boundary for the village.  
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7.2.3 The Council is currently preparing a replacement Local Plan covering the period 
from 2016 to 2036. At a meeting of Full Council held on 5th October 2017, Members 
considered an updated report on the latest draft of the emerging replacement Local 
Plan (the ‘Proposed Submission Local Plan’) accompanied by a Five Year Housing 
Land Supply Report. This report was agreed by Council, which has established that 
East Cambridgeshire District now has a five year housing land supply; currently 
calculated to be 6.94 years. Consequently, Paragraphs 14 and 49 of the Framework 
are not engaged and the housing supply policies contained in the Local Plan are no 
longer considered to be out of date. Paragraph 11 of the Framework makes it clear 
that the Framework does not change the statutory status of the development plan 
as the starting point for decision making. This states that “proposed development 
that accords with an up-to-date Local Plan should be approved and proposed 
development that conflicts should be refused unless other material considerations 
indicate otherwise”. The Framework is one such material consideration and should 
be taken into account. 

 
7.2.4 Adopted policy GROWTH 2 and emerging policies LP1 and LP3 all seek to manage 

new development so that it takes place in sustainable locations. In respect of open 
market housing, these are considered to be within defined settlements where there 
is ready access to shops, services and facilities that meet the day to day needs of 
those communities. Policy GROWTH 2 states that the majority of development will 
be focused on the market towns of Ely, Soham and Littleport with more limited 
development taking place in villages which have a defined development envelope, 
thereby helping to support local services, shops and community needs. It then 
states that outside of these settlements new development will be strictly controlled, 
having regard to the need to protect the countryside and the setting of towns and 
villages.  Development outside these settlements will not be permitted except where 
it complies with a limited range of specified categories detailed in that policy. 

 
7.2.5 The majority of the site is located outside the current development for Fordham.  A 

relatively small area to the south of the existing Garden Centre and the north of 
Abbey Place is located inside the development envelope.  The entirety of the 
Scotsdales site, including the area not included within this application, is allocated in 
the Proposed Submission Local Plan for development (FRD.M1) and Policy 
Fordham 4 sets out the criteria to be followed by any future proposal.   

 
7.2.6  The Policy states that the following special considerations/requirements apply for 

site FRD.M1: 
o A concept plan will need to be prepared and submitted as part of a planning 

application, for approval by the Council; 
o The site should be housing led (maximum of 150 dwellings), but also 

incorporate an element of employment provision (not necessarily B class); 
o Retention of the present main retail and cafe unit (or redevelopment of such 

units for similar uses on a similar footprint), and retention of an element of the 
garden centre, together with appropriate parking, will be supported; 

o Access should be determined by the concept plan.  A separate access to 
service a retained retail / cafe unit, would be supported; 

o Provision of a pedestrian \ cycle access point on to Market Street, together with 
a toucan crossing point across Market Street at the point where this pedestrian 
/ cycle access point meets Market Street; 
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o Potentially contributions towards off-site footpath/cyclepath improvements in 
order to improve (and thereby increase the use of) such paths from the site to 
key facilities in the village (school, recreational areas, shops etc.); 

o Provision of wider community facilities, such as open space and recreational 
facilities, which should be informed by discussion with the parish council (with 
evidence of how proposals have been informed by such discussion) included 
with the concept plan or planning application.  The extent of the open space 
and recreational facilities should ensure that no significant adverse effect (due 
to recreational pressures) arises on the Brackland Rough SSSI or any other 
designated site; 

o Provision of a significant landscaping buffer along the northern and western 
boundaries, so as to frame the development from the open countryside.   

 
7.2.7 Paragraph 216 of the Framework states that from the day of publication decision-

makers may also give weight to relevant policies in emerging plans according to the 
stage of preparation, the extent to which there are unresolved objections to relevant 
policies and the degree of consistency of the relevant policies in the emerging plan 
to the policies in the Framework.   Given that Full Council has approved the 
Proposed Submission Local Plan it is considered that some weight can be afforded 
to policy Fordham 4 and allocation FRD.M1.   

 
7.2.8 The applicant has submitted an indicative Masterplan, which details how the 

scheme as proposed could be accommodated on the site and to meet the first point 
of Policy Fordham 4.  The site is housing led, as required by the emerging policy, 
with planning permission being sought for 150 dwellings, with the majority to the 
north of the garden centre accessed via Market Street and the remainder to the 
south of the garden centre, accessed via Station Road.  A 75 bed care home is 
proposed in the north-east corner of the site, fronting onto Soham Road.  
Immediately to the south of the care home is a mixed use area to include a local 
shop, potential community space with residential units above.  It is considered that 
this satisfies the requirement for the proposal to incorporate an element of 
employment provision that does not necessarily have to fall within the B use 
classes. 

 
7.2.9  Although the Masterplan is indicative at this stage the applicant is seeking approval 

to the broad development areas (and use classes) through the submission of a 
Parameter Plan for approval.  This includes the primary access points together with 
the open space and perimeter landscaping buffers. 

 
7.2.10 An element of employment is also retained on the site through the retention of the 

garden centre buildings and a significant area to the rear for the display and sale of 
plants.  As stated above the proposed allocation includes all of the land within the 
control of the applicant, including the core garden centre area.  Policy Fordham 4 
supports the retention of the garden centre but does not preclude the closure of the 
garden centre and its redevelopment for other purposes.  The policy does however 
limit the number of residential units on the site to 150, indicating that additional 
dwellings on the core garden centre area would not be supported. 

 
7.2.11 The applicant has complied with the requirement to establish the primary access 

points and the policy supports the retention of a separate access to serve the 
garden centre.  An assessment of the access points is contained at 7.6 below. 
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7.2.12 The parameter plan includes provision for a crossing point on Market Street.  Full 

details of the crossing will need to be submitted with the reserved matters 
application that relates to the adjoining residential development.  The Transport 
Assessment Team has also carried out a review of the need for a toucan crossing 
and other off-site footpath / cyclepath improvements. 

 
7.2.13 The applicant has undertaken additional work to satisfy the requirements of the 

policy in relation to open space and recreational facilities and has responded to 
comments made by Natural England and the Wildlife Trust.  This is discussed in 
further detail at 7.9 below. 

 
7.2.14 The parameter plan sets out details of a 5m – 10m landscape buffer on the northern 

and western boundaries of the site.  The extent of this landscape buffer is not 
reflected in the Indicative Masterplan and this will need to be addressed through 
future reserved matters applications when layout is being considered. 

 
7.2.15 The application site is referred to within the supporting text to the Proposed 

Submission Local Plan as being one of the preferred allocation sites in the village of 
Fordham, which is itself described as a large village with a good range of services.  
It is considered that sufficient weight can be given to the proposed allocation based 
on the progress of the Local Plan review and that subject to the applicant 
satisfactorily addressing all the criteria attached to Policy Fordham 4 the principle of 
development is acceptable. 

 
7.3 Visual amenity  
 
7.3.1 The Landscape and Visual Impact Assessment (LVIA) describes the character of 

the site itself as being strongly associated with the retail and whole-sale horticultural 
land-uses and its position on the western edge of the village of Fordham.  There is 
urban development to the south and east of the site and outline planning permission 
has been granted for residential development to the south of Station Road that will 
mirror future development on the site. 

 
7.3.2 The wider landscape occupies the transitional area between the Fenland Local 

Character Area and the Chalklands Local Character Area as described in the 
Cambridgeshire landscape Character Assessment (1991).  The landscape 
character features of the wider landscape include the transition between a low-lying 
and gently rolling arable landscape dissected by small streams and ditches.  There 
is generally limited tree cover but with linear belts of Poplars along field edges and 
road verges giving the impression of a wooded landscape.  There are also areas of 
open landscape with long distance views where tranquillity can be readily 
perceived. 

 
7.3.3 The proposed development will alter the appearance of the application site and the 

presence of two-storey development together with associated infrastructure will 
have an urbanising effect on the immediate locality.  The site sits between the 
western edge of the village and the A142 and the proposal will have some wider 
reaching effects on the landscape, although these will be tempered by the existing 
and proposed landscape buffers on the northern and western edges of the site.   
The LVIA indicates that the significance of the effects on the application site itself 
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would be moderate-adverse.  Landscape effects beyond the site would be localised 
and have a minor adverse significance of effect on the immediate surrounding 
landscape.   

 
7.3.4 Given the current and proposed boundary treatments and adjacent built form the 

site is generally well enclosed and screened in views from the wider landscape.  
Adverse visual effects are therefore limited to visual receptors immediately or 
adjacent to the site.  The LVIA concludes that the majority of visual receptors would 
experience a minor adverse or negligible significance of effect during construction 
and after completion.  Higher adverse effects are limited to public views from short 
sections of highways adjacent to parts of the site, and private views from a small 
number of residential properties adjacent to the site. 

 
7.3.5 Policies ENV1 and LP28 require development proposals to be informed by, be 

sympathetic to, and respect the capacity of the distinctive character area in which it 
sits.  Development proposals are expected to create a positive relationship with 
existing development and where possible enhance the pattern of distinctive historic 
and traditional landscape features, visually sensitive skylines, the settlement edge 
and key views into and out of settlements.  The tranquil nature and nocturnal 
character of areas should also be considered. 

 
7.3.6 It is considered that the conclusions reached by the LVIA are reasonable and that 

the character of the area will be changed by the proposal.  The significance of the 
effects of the changes both to the landscape character and views of the area are 
described as either minor or moderate adverse and this is considered to be a fair 
assessment.  Any adverse impact upon the visual amenity of the area, and thus 
conflict with Policies ENV1 and LP28, must be weighed against the benefits of the 
scheme and considered as part of the planning balance.  The Council proposes to 
allocate the site for this form of development in its Proposed Submission Local Plan 
and there is therefore an acceptance that the character of the area will be changed 
by the proposal.  The site has the benefit of existing screening and the planned 
landscape buffers will enhance this.  This application does not seek to address the 
final layout or appearance of the scheme and this can be examined in further detail 
at reserved matters stage. 

 
7.4 Cultural heritage 
 
7.4.1 The application site is located approximately 500m from Fordham Conservation 

Area and the closest listed buildings are located in excess of 240m to the north-east 
of the site.  The Conservation Officer is satisfied that the proposal is not likely to 
have a significant adverse effect on any heritage assets and raises no objection to 
the proposal.   

 
7.4.2 The site has been identified as lying in an area of high archaeological potential and 

the Historic Environment Team at Cambridgeshire County Council recommended 
that the site was subject to an archaeological evaluation prior to the granting of 
planning permission.  The applicant has subsequently submitted a report detailing 
the results of an archaeological trial trench evaluation carried out on site.  At the 
time of writing the Historic Environment Team has requested some amendments to 
the report in order for it to be approved.  The Team does not however object to the 
application being determined and is agreeable to a planning condition being 
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imposed requiring further archaeological work to be undertaken in advance of 
construction. 

 
7.4.3 Subject to the imposition of such a condition it is considered that the proposal 

complies with the requirements of Policies ENV11, ENV14 and LP27 in respect of 
the conservation of heritage assets. 

 
7.5 Residential amenity 
 
7.5.1 Policy ENV2 states that development proposals should ensure that there are no 

significantly detrimental effects on the residential amenity of nearby occupiers and 
Policy LP22 states that new development should not result in an unacceptable 
impact on the amenity of existing occupiers of any nearby occupiers.  In addition, 
occupiers of new dwellings should enjoy high standards of amenity. 

 
7.5.2 As stated above the layout of the scheme is not being fixed at this stage, however, 

the Indicative Masterplan indicates that up to 150 dwellings can be accommodated 
on the site.  Any future application will need to demonstrate that the East 
Cambridgeshire Design Guide SPD has been taken into account in relation to plot 
and dwelling sizes and the amount of private amenity space provided for future 
residents. 

 
7.5.3 A Noise Assessment submitted with the application finds that noise levels from 

Market Street and Station Road are high and therefore properties fronting these 
roads would require windows to be kept closed and alternative ventilation provided 
at night.  Gardens along the southern and eastern edges and close to delivery and 
parking areas of the garden centre will meet noise guideline levels subject to the 
installation of a 1.8m timber fence along the boundary of gardens.   

 
7.5.4 As this is an outline application with only access to be determined it is not possible 

to comment on the number of dwellings that may be affected by noise.  However, 
there are already many existing dwellings fronting onto Market Street that are 
subject to the same noise and the Indicative Masterplan indicates that only a very 
small number of dwellings are proposed on Market Street with a slightly higher 
number on Station Road.  The impact of noise can be addressed through the design 
and layout of dwellings and it is considered that any future reserved matters will 
need to be accompanied by a noise assessment.  This includes the reserved 
matters application in respect of the care home.  Emerging Policy LP26 makes 
reference to the impact of noise on development adjacent to main transportation 
routes, which is not considered to strictly apply in this case.    

 
7.5.5 The proposal, both during the construction phase and once completed, will have an 

impact on existing residents living adjacent to the site.  This includes dwellings on 
the western side of Market Street, those in Abbey Place and Nos. 16 and 18 Station 
Road.  The applicant seeks to address this by the inclusion of landscaping on the 
majority of boundaries with adjacent dwellings and by demonstrating, through the 
Indicative Masterplan, that sufficient separation distances can be achieved between 
dwellings.  It is inevitable that there will be some noise and disruption during 
construction and Environmental Health Officers recommend that a Construction 
Environmental Management Plan is put in place prior to development commencing.  
The hours for construction and deliveries are also recommended to be secured by 
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condition to further protect residential amenity.  It is also the case that the outlook 
from a number of adjacent dwellings will change, however, this is not a material 
planning consideration.  On balance it is considered that effects on the residential 
amenity of nearby occupiers will not be significantly adverse and on this basis the 
proposal meets the requirements of Policies ENV2 and LP22. 

 
7.6 Traffic and transportation 
 
7.6.1 The application seeks to secure the principle of two access points into the 

development, one from Market Street and the other from Station Road.  The 
creation of an access point from Market Street will involve the remodelling of the 
existing Market Street / Soham Road / Sharmans Road mini-roundabout and will 
result in an additional fourth arm to facilitate the development.  In addition, the 
proposed improvements include crossing facilities together with a shared pedestrian 
/ cycleway on the southern side of the access.  These proposals have been 
reviewed by the Local Highway Authority and have been subject to a Road Safety 
Audit.   Amended drawings of the junction have been received during the course of 
the application following discussions between the applicant’s agent and the LHA 
and the Local Highway Engineer has confirmed these are acceptable. 

 
7.6.2 Similarly, the proposed access from Station Road has been assessed by the LHA 

and an amended plan confirmed to be acceptable.  A number of individual access 
points shown on the Indicative Masterplan do not form part of the application and 
will not be approved at this stage.   

 
7.6.3 The applicant has entered into length discussions with the Transport Assessment 

Team and Cambridgeshire County Council in respect of the impact of the proposal 
on the local highway network.  The cumulative impact of the development planned 
in and around Fordham and Soham has also been considered in detail.  At the 
request of the Transport Assessment Team the applicant undertook further work in 
relation to highway capacity, with a particular focus on the A142 / Newmarket Road 
roundabout.  A further Technical Note submitted by the applicant states that the 
development proposal does not in itself cause the roundabout to operate above 
capacity and that the cumulative impacts of the development proposal taken 
together with commitments and applications under determination does not cause 
the junction to operate above capacity. 

 
7.6.4 Notwithstanding the information detailed in the Technical Note, the Transport 

Assessment Team has concluded that the cumulative impact at the A142 / 
Newmarket Road junction will result in a severe impact. Paragraph 32 of the NPPF 
states that improvements can be undertaken within the transport network that cost 
effectively limit the significant impacts of a development and that development 
should only be prevented or refused on transport grounds where the residual 
cumulative impacts are severe.  The Transport Assessment Team has therefore put 
forward a mitigation package for the applicant, including a contribution of £84,660 
towards improvements to increase the capacity of the A142 / Newmarket Road and 
this will be secured by the S106 Agreement. 

 
7.6.5 Policy Fordham 4 makes reference to the need for the provision of a pedestrian / 

cycle access point onto Market Street, together with a Toucan crossing point.  The 
application red line makes provision for this access / crossing point and, as stated 
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above, full details of this crossing will need to be provided with future reserved 
matters applications.  The Local Highway Engineer has considered the need for a 
Toucan crossing and has concluded that the traffic flows on Market Street would not 
justify such a facility. 

 
7.6.6 Policy Fordham 4 also makes reference to potential contributions towards off-site 

footpath / cyclepath improvements in order to improve connections to key facilities 
within the village.  This has also been considered by the LHA who states that there 
is very little opportunity to improve connectivity to the rest of the village for walking 
and cycling.  They are unaware of any specific proposals and have carefully 
considered the potential for improvements.  The LHA have therefore advised that 
the main sustainable transport opportunity is to improve the bus stops and linkages 
to the public transport service, which would then encourage residents to make 
longer distance journeys by bus.  

 
7.6.7 The LHA has therefore suggested further mitigation in the form of a contribution for 

two new bus stop shelters and Real Time Bus Information.  The applicant has 
agreed to these financial contributions, which can be secured through a S106 
Agreement.  A Residential Travel Plan has been submitted by the applicant that 
sets out the proposals for influencing the travel patterns of future residents.  The 
Transport Assessment Team has also recommended that the provision of a Travel 
Plan to residents should be secured by condition. 

 
7.7 Flood risk and drainage 
 
7.7.1 The application site is located in Flood Zone 1 where, in accordance with the NPPF, 

the majority of new development should be directed.  The Flood Risk Assessment 
submitted with the application states that the site is not considered to be at 
significant risk of flooding.    

 
7.7.2 The Flood Risk Assessment refers to infiltration testing having been carried out on 

site with the results confirming good to fair soakage potential.  The Lead Local 
Flood Authority has questioned the methods used to carry out the testing and that 
further testing is required.  The Flood Risk Assessment states that further tests are 
to be completed and should these return a positive result then a surface water 
drainage scheme based on a full source control principle will be possible.   The 
LLFA is unable to agree to this until such time as further testing has been carried 
out and on this basis the applicant has worked on a ‘worst case scenario’ and has 
put forward a drainage strategy that would see surface water run-off from the site 
being directed to a watercourse adjacent to Station Road.  Final discharge rates 
would be limited in accordance with the LLFA’s requirements.  On-site run off will be 
managed via a series of SUDS mechanisms in the form of permeable paving, 
swales, basins and cellular storage.  The LLFA has confirmed that this strategy is 
acceptable in principle and that submission of the detailed design of the scheme 
can be dealt with by condition.   

 
7.7.3 In its formal comments on the application Anglian Water advised that foul drainage 

from the development is in the catchment of Soham Water Recycling Centre that 
will have available capacity.  This response differed from that given by the 
Environment Agency, who stated that wastewater capacity within the Soham area 
could be a constraint to planned growth and development.  Anglian Water has been 
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asked to comment further and has stated that it is currently preparing a long term 
water recycling plan for its area of responsibility.  This will be used to identify the 
need for additional investment at existing Water Recycling Centres to accommodate 
additional development.  Anglian Water has been asked whether it requires a 
financial contribution from this development to achieve this aim and has responded 
that if capacity issues are identified it is responsible for ensuring there is sufficient 
capacity and that it only carries out a further assessment once planning permission 
is granted.  It has therefore confirmed that it would not ask for a developer 
contribution in this instance. 

 
7.7.4 Based upon the advice received from the LLFA and Anglian Water it is considered 

that the applicant has satisfied the requirements of Policies ENV8 and LP25 as well 
as the Cambridgeshire Flood and Water SPD so far as they relate to this outline 
planning application. 

 
7.8 Affordable housing 
 
7.8.1  In accordance with Policy HOU3 40% of the dwellings proposed should be 

affordable units with an approximate 70/30 split between affordable rented and 
shared ownership.  However, since Full Council’s approval of the Proposed 
Submission Local Plan weight has been afforded to Policy LP6, which sets 
affordable housing levels at 30% on developments of 11 or more dwellings.  This 
proposal will therefore provide 30% affordable housing, which equates to 45 
dwellings.  The precise mix of affordable units will be addressed at reserved matters 
stage and at present the Housing Register identifies demand in Fordham for 1, 2, 3 
and 5 bedroom affordable homes.  The affordable units will also be secured through 
the completion of a S106 Agreement.   

 
7.8.2  The proposed care home falls within use class C2, which relates to the provision of 

residential accommodation and care to people in need of care.  The facility is not 
expected to provide self-contained accommodation and therefore is not included in 
the affordable housing calculation. 

 
7.9 Biodiversity and ecology 
 
7.9.1 Policy ENV7 requires development proposals to protect the biodiversity and 

geological value of land, provide appropriate mitigation measures and maximise 
opportunities to create, restore and enhance natural habitats.  In addition Policy 
LP30 states that development proposals should deliver a net gain in biodiversity, 
proportionate to the scale of the development proposed.  Policy Fordham 4 also 
makes specific reference to the need to ensure that the extent of open spaces and 
recreational facilities available to future residents should ensure that no significant 
adverse (due to recreational pressure) arises on the Brackland Rough SSSI or on 
any other designated site. 

 
7.9.2 A Preliminary Ecological Appraisal submitted with the application indicated that the 

site has potential to support badgers, birds, reptiles and bats and that further survey 
work was required in certain areas.  The Appraisal also recommended that the site 
is enhanced post-development for the benefit of local biodiversity. 
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7.9.3 Further information was requested by the Wildlife Trust in relation to the grassland 
habitat recorded on site and the applicant was asked to consider further how a net 
gain in biodiversity could be achieved on site.  In addition Natural England 
requested that further work be carried out to assess the impacts of the development 
on the Brackland Rough SSSI and to identify mitigation measures to address 
adverse effects on the SSSI.   

 
7.9.4 In response the applicant submitted an Ecological Impact Assessment, which 

considered the impact of the proposal on the Brackland Rough SSSI and 
Chippenham Fen.  The Assessment considered the recreational pressures on these 
sites, likely to arise from the additional population and a series of mitigation 
measures were proposed, including the provision of biodiverse areas within the site, 
use of information packs to residents and the provision of public information boards 
to indicate dog walking routes to adjoining public open spaces within the village.  
The Assessment also makes reference to an illustrative Landscape Strategy for the 
site.  Both the Wildlife Trust and Natural England welcomed the additional 
assessment but maintained concerns regarding the quality of the open space on the 
development and the fact that enhancement of existing off-site green spaces should 
also be considered. 

 
7.9.5 A Further Biodiversity Assessment and Green Infrastructure Plan have now been 

submitted that include a Biodiversity Impact Calculator.  This indicates that there will 
be a minor biodiversity gain, taking into account the mitigation and enhancement 
measures and details the existing off-site green space that is available to future 
residents rather than placing further pressure on existing designated sites. 

 
7.9.6 Natural England is now satisfied that subject to the delivery of all the proposed 

mitigation and enhancement measures being secured that the proposal will not 
have a significant adverse impact on designated sites.  The Wildlife Trust also takes 
the view that the information supplied in the Green Infrastructure Plan demonstrates 
that the proposed development can feasibly provide access to existing 
greenspaces.  Both consultees have indicated that the applicant should have 
consulted more widely with the owners / those responsible for these existing 
greenspaces and that a financial contribution towards the future 
management/maintenance of these greenspaces should be secured.  The applicant 
has confirmed that it is willing to make a financial contribution towards 
improvements to visitor signage and information boards at Brackland Rough SSSI.  
It is acknowledged that securing funding towards the future 
maintenance/management of designated sites is more easily achieved through a 
strategic approach rather than through individual planning applications.  

 
7.9.7  An Arboricultural Impact Assessment was submitted with the application and was 

reviewed by the Trees Officer who identified that there are a number of trees 
potentially affected including two covered by Tree Preservation Orders.  There was 
no objection to development proceeding as the most significant trees on the site 
were to be retained, although a section of relatively young woodland would be 
affected by the access arrangements. 

 
7.9.8  Following minor amendments to the access arrangements a revised Arboricultural 

Impact Assessment was submitted.  This has resulted in an objection to the 
proposal from the Trees Officer as the Assessment states that a protected Beech 
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tree would need to be felled to accommodate the access off Market Street.  The 
applicant has been asked to review this and has responded that the access has 
been determined as the optimum point from a highway and site layout perspective.  
Despite extensive consideration between the applicant’s highway and arboricultural 
consultants it has become evident that there is not sufficient scope to move the 
roundabout away from the tree due to its location and extent of root protection area.  
The applicant’s agent points towards the fact that there is extensive planting around 
the perimeter of the site and the development incorporates significant new and 
additional planting.    

 
7.9.9  The loss of a protected tree weighs against the proposal and is contrary to the 

principles set out in Policies ENV1, ENV7 and LP28, which seek to protect and 
enhance historic and transitional landscape features.  The Trees Officer considers 
that a revised access could be achieved with a layout that retains this tree, which 
will offer instant natural heritage, as opposed to residents having to wait for a 
landscaping scheme to become established.   The loss of the protected tree must 
therefore be weighed against the benefits of the scheme. 

 
7.10 Other matters 
 
7.10.1 Education contributions 
 
7.10.2  Cambridgeshire County Council has requested a financial contribution towards 

Early Years, Primary and Secondary education provision together with a sum 
towards Libraries and Lifelong Learning.  The applicant has disputed the sums 
being requested raising concerns that the contributions being sought are not 
reasonable or proportionate and are not necessary to make the development 
acceptable in planning terms.  The Local Planning Authority has considered the 
representations made by the applicant as well as justification put forward by the 
County Council.  It has been agreed with the applicant that the contributions 
towards Early Years provision and Libraries and Lifelong Learning are both 
reasonable and necessary.  The applicant has agreed to make these payments, 
which will be secured through a S106 Agreement. 

 
7.10.3 Waste management 
 
7.10.4  The Environment Agency and Cambridgeshire County Council have stated that 

there has been no consideration of waste management or resource efficiency.  The 
County Council has recommended that planning conditions are imposed in relation 
to the submission of a Construction Environment Management Plan and a Waste 
Management and Minimisation Plan. 

 
7.10.5 Contaminated land 
 
7.10.6  The Council’s Scientific Officer has reviewed the Ground Investigation Report 

submitted with the application and has stated that the site is at low risk of 
contamination.  A condition is recommended relating to the reporting of any 
unexpected contamination discovered during construction. 

 
7.10.7 Fordham Neighbourhood Plan 
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7.10.8 Fordham Parish Council has submitted a formal application which, in effect, is a 
trigger for commencing preparation of a Neighbourhood Plan for Fordham.  As yet 
no draft of the Plan has been published as the process is in its very early stages.  
On this basis it is considered that no weight can be attributed to the matter at this 
time. 

 
7.10.9 Ancillary medical consultation facility 
 
7.10.10 The applicant’s agent has confirmed that it is expected that this facility will take the 

form of a small consulting room, which could be used as a satellite facility for 
existing GP practices in Soham or Burwell to ensure that a local facility is available 
to better serve the needs of residents in the village.  Discussions are being 
progressed with local surgeries with regard to the practicalities of this.  Whilst the 
final detail of this facility is not yet known it is shown on the Parameter Plan and it is 
expected that future reserved matters applications will address this.  

 
7.10.11 S106 Agreement 
 
7.10.12 As stated above, a number of elements of the scheme will be secured through the 

completion of a S106 Agreement.  The applicant has confirmed that the following 
matters will be included in the Agreement: 

 Affordable housing 
 Education contribution 
 Open space 
 Transport improvements 
 Ecology 
 Legal costs 

 
7.10.13 Retail unit 
 
7.10.14 The proposal includes the provision of a retail unit, which on the Indicative 

Masterplan is shown to be adjacent to the access point on Market Street.  In this 
location the retail unit will serve both existing and future residents.  The details of 
the unit will be dealt with at reserved matters stage. 

 
7.10.15 CIL 
 
7.10.16 The residential dwellings and retail units will be subject to the Community 

Infrastructure Levy. 
 
7.11 Planning balance 
 
7.11.1 The proposal will result in the addition of up to 150 dwellings to add to the District’s 

housing stock.  In addition the scheme includes a care home, ancillary medical 
facility, a local shop and areas of public open space, all of which will serve both 
existing and future residents.  These benefits attract very significant weight in favour 
of the proposal.  The development will also result in short and long-term economic 
benefits that also attract limited weight in favour. 

 
7.11.2 The site is allocated in the Proposed Submission Local Plan for residential 

development with up to 150 dwellings.  Given the stage of preparation of the Local 
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Plan it is considered that sufficient weight can be attached to Policy Fordham 4 and 
allocation FRD.M1 to support the principle of development on the site.   

 
7.11.3 The proposed scheme will result in a change to the character and appearance of 

the area, expanding the village into an area currently in horticultural use.  However, 
the majority of the boundary trees are to be retained and landscape buffers are 
proposed on key boundaries.  The proposal will have an urbanising effect and the 
outlook for residents immediately adjacent to the site will change.  A density of 17.3 
dwellings per hectare (7 dwellings per acre) is proposed for the residential dwelling 
element of the proposal, which is considered to be appropriate to the edge of 
settlement location.  The proposal will also include 30% affordable housing, 
providing 45 units.  The layout and appearance of the scheme are not being 
determined at this stage although the key development areas are to be set by the 
submitted Parameter Plan.  It is considered that the proposal has the capacity to 
create a positive relationship with existing development and on balance any 
adverse impact on the visual amenity of the area, and conflict with Policies ENV1 
and LP28, attracts only moderate weight against the proposal. 

 
7.11.4 The applicant has worked with the Historic Environment Team to ensure that an 

appropriate archaeological evaluation will take place and the scheme is not 
expected to cause any harm to Fordham Conservation Area and any listed buildings 
within the village.  The proposal therefore complies with Policies ENV11, ENV12 
and LP27 in this regard. 

 
7.11.5 Subject to further noise assessment work being carried out the applicant has 

demonstrated that future residents will enjoy a satisfactory level of amenity.  The 
proposal will have an impact on existing residents both during and after 
construction, however, the effects are not expected to have a significantly 
detrimental effect and on this basis the matter attracts limited weight against the 
proposal and the proposal is considered to comply with Policies ENV2 and LP22. 

 
7.11.6 The applicant has satisfied the requirements of the Local highway Authority and has 

demonstrated that safe and convenient access to the development can be 
achieved.  The applicant has agreed to mitigation measures to address the impact 
of the development on the local highway network and to promote sustainable forms 
of transport.  On this basis the proposal complies with Policies COM7 and LP17. 

 
7.11.7 The site is located in Flood Zone 1 where the majority of new development should 

be located.  The applicant has demonstrated that appropriate surface water 
drainage arrangements can be accommodated within the site.  The proposal 
therefore complies with Policies ENV8 and LP25 in this regard. 

 
7.11.8 The proposal has the potential to increase recreational pressure on local designated 

sites and the applicant has demonstrated that there is sufficient open space on site 
and other local green space to prevent this.  There are also a series of mitigation 
measures such as the provision of signage that can be employed to address the 
issue.  The proposal will result in the loss of some grassland habitat, although on 
balance there is the potential for a small net gain in biodiversity.  It is therefore 
considered that the applicant has met the requirements of Policies ENV7 and LP30 
in this regard. 
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7.11.9 The proposed access arrangements will result in the loss of a protected Beech tree 
and this attracts some weight against the scheme. 

 
7.11.10 On balance it is considered that the significant benefits of the scheme outweigh any 

adverse impact on the visual amenity of the area, on existing residents’ residential 
amenity and the loss of the protected Beech tree.  All other materials considerations 
can be address through the completion of a S106 Agreement and the imposition of 
appropriate conditions.  The application is therefore recommended for approval. 

 
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: 

 
o There are no objections from statutory consultees 
o The application site is allocated for development in the Proposed Submission 

Local Plan 
 
9.0 APPENDICES 
 
9.1 Draft Planning Conditions 

 
 

Background Documents Location Contact Officer(s) 
 
17/00880/OUM 
 
 
17/00572/SCREEN 
 
 

 
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 –  
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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 – Draft planning conditions 
 
1 Development shall be carried out in accordance with the drawings and documents listed 

below 
 

Plan Reference Version No Date Received  
TOPO SURVEY  22nd May 2017 
LOCATION 01 A 13th October 2017 
PARAMETER PLAN 01 B 23rd October 2017 
PL04 B 13th October 2017 
PL01 B 13th October 2017 
 

1 Reason: To define the scope and extent of this permission. 
 
 2 Approval of the details of the Appearance, Landscaping, Layout and Scale (hereinafter 

called "the reserved matters") shall be obtained from the Local Planning Authority in 
writing before any development is commenced, and shall be carried out as approved.  
Application for approval of the reserved matters shall be made within 3 years of the date 
of this permission. 

 
 2 Reason; The application is for outline permission only and gives insufficient details of 

the proposed development, and to comply with Section 92 of the Town and Country 
Planning Act 1990. 

 
 3 The development hereby permitted shall be commenced within 2 years of the date of 

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

amended. 
 
4 Unless otherwise required by other Planning Conditions attached to this planning 

permission, the development hereby permitted shall be carried out in accordance with 
the Parameter Plan  01 RevB. 

 
4 Reason: To ensure that the development is carried out in accordance with the approved 

Parameter Plan and accords with policies GROWTH  1, GROWTH3, HOU2, HOU6, 
ENV1, ENV2 and COM7 of the East Cambridgeshire Local Plan 2015 and policies LP2, 
LP6, LP16, LP17, LP22 and LP28 of the Proposed Submission Local Plan. 

 
 
 5 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. 

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

accordance with policy ENV14 of the East Cambridgeshire Local Plan 2015 and policy 
LP27 of the Proposed Submission Local Plan. The condition is pre-commencement as it 
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would be unreasonable to require applicants to undertake this work prior to consent 
being granted. 

 
 6 Prior to the commencement of development or any reserved matters approval, a site 

wide Construction Environmental Management Plan (CEMP), shall be submitted to and 
approved in writing by the local planning authority. The CEMP shall accord with and 
give effect to the waste management principles set out in the adopted Cambridgeshire 
& Peterborough Minerals and Waste Core Strategy (2011) and Waste Hierarchy. The 
CEMP shall include the consideration of the following aspects of construction: 

 a) Site wide construction and phasing programme 
 b) Contractors' access arrangements for vehicles, plant and personnel including the 

location of construction traffic 
 routes to, from and within the site, details of their signing, monitoring and enforcement 

measures, along with location of parking for contractors and construction workers 
 c) Construction hours 
 d) Delivery times for construction purposes 
 e) Soil Management Strategy including a method statement for the stripping of top soil 

for re-use; the raising of land levels (if required); and arrangements (including height 
and location of stockpiles) for temporary topsoil and subsoil storage to BS3883 (2009) 
and / or its subsequent amendments 

 f) Noise monitoring method including location, duration, frequency and reporting of 
results to the LPA in accordance with the provisions of BS 5228 (2009) and / or its 
subsequent amendments 

 g) Maximum noise mitigation levels for construction equipment, plant and vehicles 
 h) Vibration monitoring method including location, duration, frequency and reporting of 

results to the LPA in accordance with the provisions of BS 5228 (2009) and / or its 
subsequent amendments 

 i) Setting maximum vibration levels at sensitive receptors 
 j) Dust management and wheel washing measures to prevent the deposition of debris 

on the highway 
 k) Site lighting 
 l) Drainage control measures including the use of settling tanks, oil interceptors and 

bunds 
 m) Screening and hoarding details 
 n) Access and protection arrangements around the site for pedestrians, cyclists and 

other road users 
 o) Procedures for interference with public highways, (including public rights of way), 

permanent and temporary realignment, diversions and road closures. 
 p) External safety and information signing and notices 
 q) Liaison, consultation and publicity arrangements including dedicated points of contact 
 r) Consideration of sensitive receptors 
 s) Prior notice and agreement procedures for works outside agreed limits 
 t) Complaints procedures, including complaints response procedures, and Membership 

of the Considerate Contractors Scheme 
 u) Location of Contractors compound and method of moving materials, plant and 

equipment around the site 
 v) An Emergency Incident Plan for dealing with potential spillages and / or pollution 

incidents 
 The Construction Environmental Management Plan shall be implemented in accordance 

with the agreed details. 
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 6 Reason: To ensure the environmental impact of the construction of the development is 
adequately mitigated and in the interests of the amenity of nearby residents/occupiers in 
accordance with policy ENV2 of the East Cambridgeshire Local Plan 2015 and policy 
LP22 of the Proposed Submission Local Plan; and to comply with the National Planning 
Policy for Waste October 2014; and Guidance for Local Planning Authorities on 
Implementing Planning Requirements of the European Union Waste Framework 
Directive (2008/98/EC), Department for Communities and Local Government, 
December 2012. 

 
 7 Prior to the commencement of development or any reserved matters approval, a 

Detailed Waste Management and Minimisation Plan (DWMMP) shall be submitted to 
and approved in writing by the local planning authority. 

 The DWMMP shall include details of: 
 a) Construction waste infrastructure if appropriate including a construction material 

recycling facility to be in place during all phases of construction 
 b) anticipated nature and volumes of waste and measures to ensure the maximisation 

of the reuse of waste. 
 c) measures and protocols to ensure effective segregation of waste at source including 

waste sorting, storage, recovery and recycling facilities to ensure the maximisation of 
waste materials both for use within and outside the site. 

 d) any other steps to ensure the minimisation of waste during construction 
 e) the location and timing of provision of facilities pursuant to criteria a/b/c/d. 
 f) proposed monitoring and timing of submission of monitoring reports. 
 g) the proposed timing of submission of a Waste Management Closure Report to 

demonstrate the effective implementation, management and monitoring of construction 
waste during the construction lifetime of the development. 

 h) a RECAP Waste Management Guide toolkit shall be completed, with supporting 
reference material 

 i) proposals for the management of municipal waste generated during the occupation 
phase of the development, to include the design and provision of permanent facilities 
e.g. internal and external segregation and storage of recyclables, non-recyclables and 
compostable material; access to storage and collection points by users and waste 
collection vehicles 

 The Detailed Waste Management and Minimisation Plan shall be implemented in 
accordance with the agreed details. 

 
 7 Reason: In the interests of maximising waste re-use and recycling opportunities; and to 

comply with policy CS28 of the Cambridgeshire and Peterborough Minerals and Waste 
Core Strategy (2011) and the Recycling in Cambridgeshire and Peterborough (RECAP) 
Waste Design Guide 2012; and to comply with the National Planning Policy for Waste 
October 2014; and Guidance for Local Planning Authorities on Implementing Planning 

 Requirements of the European Union Waste Framework Directive (2008/98/EC), 
Department for Communities and Local Government, December 2012. 

 
 8 Except as detailed on the approved plans, no trees shall be pruned or removed/felled 

and no hedges shall be removed without the prior written approval of the Local Planning 
Authority 

 
 8 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 
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the East Cambridgeshire Local Plan 2015 and policy LP28 of the Proposed Submission 
Local Plan. 

  
 9 No development shall take place until a scheme for the provision and location of fire 

hydrants to serve the development to a standard recommended by the Cambridgeshire 
Fire and Rescue Service has been submitted to and approved in writing by the Local 
Planning Authority.  The hydrants or alternative shall be installed and completed in 
accordance with the approved details prior to the occupation of any part of the 
development. 

 
 9 Reason: To ensure proper infrastructure for the site in the interests of public safety in 

that adequate water supply is available for emergency use.  The condition is pre-
commencement as it would be unreasonable to require applicants to undertake this 
work prior to permission being granted, however, the information is needed prior to 
commencement in order to ensure that the necessary infrastructure is able to be 
provided. 

 
 10 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. 

 
 10 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 and policy 
LP26 of the Proposed Submission Local Plan. 

 
11 A noise assessment shall be submitted as part of any reserved matters application for 

any development phase on the site.  The noise assessment shall be undertaken by a 
competent person and specify the predicted impact of noise from, and to, all aspects of 
the end use of the development, on noise sensitive properties. This shall include, but 
not be limited to, road traffic noise, any commercial premises, and fixed plant noise etc. 
and shall detail mitigation measures to ensure noise levels at sensitive receivers are 
within appropriate limits, including those to meet the following plant noise limit: 

 
 The specific rated noise level emitted from plant or machinery located on the site shall 

not exceed the existing background noise level or 35 dB, whichever is the higher. The 
noise levels shall be measured and/or calculated at the boundary of the nearest noise 
sensitive property. The noise level shall be measured and/or calculated in accordance 
with BS4142:2014 or its relevant replacement. 

 
 Mitigation measures for all aspects of noise from and to the site for each phase shall be 

agreed in writing with the local planning authority and implemented prior to the use of 
the relevant phase of development and adhered to thereafter. 
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11 Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance 

with policy ENV2 of the East Cambridgeshire Local Plan 2015 and policy LP22 of the 
Proposed Submission Local Plan.  The condition is pre-commencement as it would be 
unreasonable to require applicants to undertake this work prior to consent being 
granted. 

 
12 Construction times and deliveries, with the exception of fit-out, shall be limited to the 

following hours: 08:00 - 18:00 each day Monday-Friday, 08:00 - 13:00 Saturdays and 
none on Sundays, Public Holidays or Bank Holidays. 

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

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

 
13 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. 

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

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

 
14 The accesses points at Market Street and Station Road shall be completed strictly in 

accordance with the details shown on Drawing Nos. PL01 Rev B and PL04 Rev B 
unless otherwise agreed in writing with the Local Planning Authority. 

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

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

 
15 Prior to first occupation of any dwelling accessed off Station Road visibility splays shall 

be provided each side of the vehicular access in full accordance with the details 
indicated on Drawing No. PL04 Rev B.  The splays shall thereafter be maintained free 
from any obstruction exceeding 0.6m above the level of the adjacent highway 
carriageway. 

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

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

 
16 No development shall commence until 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). 

 
16 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 
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policy COM7 of the East Cambridgeshire Local Plan 2015 and policy LP17 of the 
Proposed Submission Local Plan.  The condition is pre-commencement as it would be 
unreasonable to require applicants to undertake this work prior to consent being 
granted. 

 
17 Prior to commencement of the first phase of development that is adjacent to Market 

Street, full details of the proposed crossing facilities on Market Street shall be submitted 
to and approved in writing by the Local Planning Authority.  The submitted details shall 
include a programme of implementation for agreement with the Local Planning 
Authority, and the works shall thereafter be completed in accordance with the agreed 
details. 

 
17 Reason: In the interests of highway safety and to ensure the appropriate infrastructure 

is provided in a timely manner, in accordance with policies GROWTH 3 and COM7 of 
the East Cambridgeshire Local Plan 2015 and policies LP16 and LP17 of the Proposed 
Submission Local Plan.  The condition is pre-commencement as it would be 
unreasonable to require applicants to undertake this work prior to consent being 
granted. 

 
18 Prior to first occupation a Travel Plan together with the form and content of Welcome 

Travel Packs to be issued to new residents on the first occupation of each new dwelling 
shall be submitted to and agreed in writing with the Local Planning Authority.  The 
Packs should encourage residents to travel using sustainable modes of transport and 
shall be provided to new occupiers of the development. 

 
18 Reason:  In order to encourage future residents to travel using sustainable modes of 

transport in accordance with Policy COM7 of the East Cambridgeshire Local Plan 2015 
and policy LP17 of the Proposed Submission Local Plan. 

 
19 Prior to commencement of development full details of the two bus stop shelters 

(including bus stop posts with flags and bus stop cage markings) and their location 
points on Newmarket Road shall be submitted to and approved in writing by the Local 
Planning Authority.  The submitted details shall include a programme of implementation 
for agreement with the Local Planning Authority, and the works shall thereafter be 
completed in accordance with the agreed details. 

 
19 Reason: In the interests of highway safety and to ensure the appropriate infrastructure 

is provided in a timely manner, in accordance with policies GROWTH 3 and COM7 of 
the East Cambridgeshire Local Plan 2015 and policies LP16 and LP17 of the Proposed 
Submission Local Plan.  The condition is pre-commencement as it would be 
unreasonable to require applicants to undertake this work prior to consent being 
granted. 

 
20 Prior to commencement of development a surface water drainage scheme for the site, 

based on sustainable drainage principles, has been submitted to and approved in 
writing by the local planning authority. The scheme shall subsequently be implemented 
in accordance with the approved details before development is completed. 

 The scheme shall be based upon the principles within the agreed Flood Risk 
Assessment prepared by Walker Associates (ref: 6852) dated December 2017 and shall 
also include: 
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 a) Full calculations detailing the existing surface water runoff rates for the QBAR, 3.3% 
Annual Exceedance Probability (AEP) (1 in 30) and 1% AEP (1 in 100) storm events 

 b) Full results of the proposed drainage system modelling in the above-referenced 
storm events (as well as 1% AEP plus climate change) , inclusive of all collection, 
conveyance, storage, flow control and disposal elements and including an allowance for 
urban creep, together with an assessment of system performance; 

 c) Detailed drawings of the entire proposed surface water drainage system, including 
levels, gradients, dimensions and pipe reference numbers 

 d) Full details of the proposed attenuation and flow control measures 
 e) Site Investigation and test results to confirm infiltration rates; 
 f) Temporary storage facilities if development is to be phased; 
 g) Details of overland flood flow routes in the event of system exceedance, with 

demonstration that such flows can be appropriately managed on site without increasing 
flood risk to occupants; 

 h) Full details of the maintenance/adoption of the surface water drainage system; 
 i) Measures taken to prevent pollution of the receiving groundwater and/or surface 

water; 
 j) A timetable for implementation if development is to be phased 
 The drainage scheme must adhere to the hierarchy of drainage options as outlined in 

the NPPF PPG 
 
20 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 policy LP25 of the Proposed Submission Local Plan.  The condition is 
pre-commencement as it would be unreasonable to require applicants to undertake this 
work prior to consent being granted. 

 
21 No development shall take place until a scheme to dispose of foul drainage has been 

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

 
21 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 policy LP25 of the Proposed Submission Local Plan.  The condition is 
pre-commencement as it would be unreasonable to require applicants to undertake this 
work prior to consent being granted. 

 
22 No development shall take place until a detailed Arboricultural Method Statement (AMS) 

has been submitted and approved in writing by the Local Planning Authority.  The AMS 
shall include justification and mitigation for any tree removal proposed and details of 
how trees will be protected at all stages of the development. Recommendations for tree 
surgery works and details of any tree surgery works necessary to implement the 
permission will be required as will the method and location of tree protection measures, 
the phasing of protection methods where demolition or construction activities are 
essential within root protection areas and design solutions for all problems encountered 
that could adversely impact trees (e.g. hand digging or thrust-boring trenches, porous 
hard surfaces, use of geotextiles, location of site compounds, office, parking, site 
access, storage etc.).  All works shall be carried out in accordance with the agreed 
AMS. 
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22 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 and policies LP28 and LP30 of the Proposed 
Submission Local Plan.  The condition is pre-commencement in order to ensure that the 
protection measures are implemented prior to any site works taking place to avoid 
causing damage to trees to be retained on site. 

 
23 All non-domestic buildings hereby approved shall meet BREEAM Very Good standard 

or equivalent. If this standard cannot be achieved by virtue of the site's location then 
prior to above floor slab construction works it must be demonstrated by a BRE Licensed 
Assessor how all other BREEAM standards have been fully explored in order to meet 
the highest standard of BREEAM Good or equivalent and agreed in writing by the Local 
Planning Authority.  

 A certificate, following post construction review, shall be issued by a BRE Licensed 
Assessor to the Local Planning Authority, indicating that the relevant BREEAM standard 
has been achieved or its equivalent within six months of first occupation of the site for 
written agreement by the Local Planning Authority. 

 
23 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 policy LP24 of 
the Proposed Submission Local Plan. 

 
24 Prior to or as part of the first reserved matters application, 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. 

 
24 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 policy LP24 of 
the Proposed Submission Local Plan. 

 
25 Prior to first occupation a scheme of biodiversity mitigation measures and 

enhancements shall be submitted to and agreed in writing with the Local Planning 
Authority. the scheme shall be based upon the conclusions and recommendations of 
the following reports: 

 i)   Preliminary Ecological Appraisal prepared by Landscape Planning Ltd dated 
November 2016 

 ii)  Reptile Survey Report prepared by Landscape Planning Ltd dated 24 June 2016 
 iii) Ecological Impact Assessment prepared by Landscape Planning Ltd dated August 

2017 
 iv) Bat Report prepared by Landscape Planning Ltd dated September 2017 
 v) Biodiversity Offsetting Report prepared by Landscape Planning Ltd dated January 

2018 (and accompanying Green Infrastructure Plan Drawing NO. 6004.02.001). 
 The biodiversity improvements / enhancements shall be installed prior to the first 

occupation of the hereby approved development and thereafter maintained in 
perpetuity. 

 
25 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 policy LP24 of 
the Proposed Submission Local Plan. 
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26 The local shop (Use Class A1) and ancillary medical consultation facility (Use Class D1) 
hereby permitted shall not be open to members of the public other than between the 
hours of 06.00 and 23.00 on any day of the week. 

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

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

 
27 HGV deliveries to the local shop and ancillary medical consultation facility shall be 

limited to 07.00 - 20.00 Monday to Friday and 08.00 - 20.00 on Saturdays. 
 
27 Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance 

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

 

 


