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Members will visit this site on 5th December 2005 
 

Site and Proposal 
 
1. The irregular shaped site, with a 10.8m wide road frontage and depth of 

approximately 36m, measures 0.0298 hectares (0.07 acre) in size.  It is positioned on 
the eastern side of Ellison Lane, to the south of 18 Ellison Lane.  The site currently 
forms part of the garden area of 18 Ellison Lane and occupies part of the footprint of 
an existing garage.  At the front of the site is a grassed section of land, with several 
trees.  Along the southern property boundary of the site is a timber close-boarded 
fence some 1.8m in height.  Adjacent this boundary is a grassed area of public land, 
with several trees, and public footpath linking Ellison Lane with Bramley Way and a 
communal car parking area.  The site is generally surrounded by residential dwellings 
with a communal car parking area with linked garages, to the rear of the site. 

2. The existing pair of two-storey semi-detached dwellings, No. 13 Pippin Walk and  
18 Ellison Lane, occupy a corner plot at the intersection of both roads, with an 
unenclosed grassed area to the front of both properties.  This section of Hardwick is 
characterised by open-frontages.  The site is within the Hardwick village framework. 

3. The outline application, with all detailed matters reserved, was received on  
12th September 2005 and proposes a new dwelling.  The illustrative site plan illustrates 
the erection of a detached dwelling with a similar setback from Ellison Lane as No. 18, 
following the demolition of the existing garage.  Two car parking areas suitable for two 
vehicles each, are illustrated to the front of both the existing and proposed dwellings. 

4. The development represents a density of 33 dwellings/hectare. 

Planning History 
 
5. Planning permission for the erection of the existing dwelling, as part of a larger 

residential estate, was approved in 1976 (Ref: S/1757/75/F).  Condition 6 of this 
approval prevented the erection of fences, walls or other means of enclosure to the 
front of the forwardmost part of any dwelling, without the prior written approval of the 
Local Planning Authority, in order “to safeguard the appearance of the street picture 
in the general public interest.” 

6. Planning permission was given for a boundary fence on the property in 1981  
(Ref: S/1105/81/F). 



7. In 1991, planning permission was given for a single storey side and front extension to 
the dwelling and detached garage (Ref: S/2083/91/F).  This consent has not been 
implemented and has subsequently lapsed. 

8. In 1996, planning permission was given for a two-storey side extension to the 
dwelling with front porch and detached single garage (Ref: S/0031/96/F).  This 
consent has not been implemented and has subsequently lapsed.   

Planning Policy 
 
9. Policy P1/3 of the County Structure Plan requires a high standard of design for all 

new development that responds to the local character of the built environment. 

10. Policy P5/5 of the Structure Plan states that small-scale housing developments will 
be permitted in villages only where appropriate, taking into account the need for 
affordable rural housing, the character of the village and its setting, and the level of 
jobs, services, infrastructure and passenger transport provision in the immediate 
area.  

11. Policy SE4 of the South Cambridgeshire Local Plan 2004 (“The Local Plan”) 
identifies Hardwick as a Group Village.  This policy states that residential 
development up to a maximum scheme of 8 dwellings will be permitted within the 
village framework provided that the retention of the site in its present form is not 
essential to the character of the village; and the development would be sensitive to 
the character of the village and the amenities of neighbours. 

12. Policy EN5 of the Local Plan states that the District Council will require trees, hedges 
and woodland and other natural features to be retained wherever possible in 
proposals for new development.   

13. Policy TP1 of the Local Plan outlines the Local Planning Authority’s objective of 
increasing accessibility non-car modes of travel. 

Consultation 
 
14. Hardwick Parish Council - Recommendation of refusal on the grounds of 

overdevelopment, inadequate parking and difficult access. 

15. Councillor Stewart - No comment on application.  Nevertheless, it has been 
requested that this application be determined at Committee. 

16. Trees and Landscape Officer - No objection.  A Cherry tree fronting No. 18 will be 
lost to accommodate car parking.  A Cupressus fronting the proposed dwelling will be 
lost to accommodate car parking. He has no objection to the removal of these trees. 

Representations 
 
17. Representations have been received from the occupants of 3 and 13 Pippin Walk, 

which have raised the following issues: 

a) No. 18 Ellison Lane’s gardens back onto a garage block; 
 

b) The existing willow tree in the rear garden of 18 Ellison Lane, may affect the 
foundations of the existing and proposed dwellings. 

 



18. Clarification on the site area has been sought from the occupants of 16 Ellison Lane 
and 3 Pippin Walk.   

Planning Comments - Key Issues 
 
19. The key issue for consideration is whether the principle of residential development is 

suitable on this site.   

Principle of Development 
 

Highway Safety 
 
20. I am satisfied that two car parking spaces can be accommodated within the confines 

of the proposed site and to the front of the existing dwelling, No 18 Ellison Lane, 
respectively.  This level of parking provision is consistent with the Council’s maximum 
car parking standard of two on-site car parking spaces per 3 or more bedroom 
dwellings, in poorly accessible areas. 

21. I am of the view that satisfactory road access could be provided to the proposed site 
from Ellison Lane.  The speed limit on this section of Ellison Lane is 30 mph. 

Pattern of Development 
 
22. The surrounding area is characterised by two-storey detached and semi-detached 

dwellings setback from the road, on relatively small plots.  I am of the view that there 
is scope to erect a modest two-storey dwelling on this plot, in such a manner, that 
would not result in the overdevelopment of the site and would be compatible in 
appearance with the surrounding pattern of built development.  The setback of the 
site 1m from 18 Ellison Lane and the adjacent, detached dwelling, 16 Ellison Lane by 
a public footpath and public open space, would assist in preventing a cramped 
appearance in the streetscene. 

23. Nevertheless, the proposal would result in the loss of the existing garage and drive-
way for the parking of vehicles for the existing dwelling.  As a result, existing and 
future residents of No. 18 Ellison Lane could not create replacement on-site car 
parking, without using the green space to the front of the dwelling.  Given the shape 
of the proposed plot, I am of the view that the only realistic option for the provision of 
car parking for the proposed dwelling, would be at the front of the proposed plot.  The 
creation of formal parking spaces to the front of the existing and proposed dwelling, in 
a prominent corner location within an open-frontage residential estate, is considered 
to have an adverse impact on the visual amenities of the streetscene, and being out 
of character with the existing pattern of parking provision.  I am therefore of the view 
that the proposed dwelling would not be sensitive to the character of the village, 
contrary to policy SE4 of the Local Plan. 

Residential Amenity 
 

24. I am of the view that there is scope for the erection of suitably designed dwelling on 
this site, that does not seriously harm the residential amenities of adjacent properties. 



Recommendation 
 
25. Refuse for the following reason: 

 
1.  The proposal would result in the loss of the existing garage and drive-way for 

the on-site car parking needs for the residents of 18 Ellison Lane, Hardwick.  
The proposed site for a new dwelling would lead to pressure to create both 
replacement car parking for No. 18 Ellison Lane, to the front of this dwelling, 
as well as car parking for the proposed dwelling forward of the existing 
dwelling, No. 18 Ellison Lane.  The removal of trees to allow for car parking 
forward of the front elevation of 18 Ellison Lane, in addition to surface 
treatment to make these areas suitable for the permanent parking of vehicles, 
would have an adverse visual impact upon the streetscene in this prominent 
corner position and would be inconsistent with the existing pattern of parking 
provision in the surrounding area, which is characterised by an open-frontage 
estate layout, with parking provided to the side of dwellings.  The proposal is 
therefore contrary to Policy SE4 of the South Cambridgeshire Local Plan 
2004, which requires residential development to be sensitive to the character 
of the village. 

 
Background Papers: the following background papers were used in the preparation of this 
report:  
 

 South Cambridgeshire Local Plan 2004 

 Cambridgeshire and Peterborough Structure Plan 2003 

 Planning File Refs: S/1741/05/O, S/0031/96/F, S/2083/91/F, S/1105/81/F and 
S/1757/75/F 

 
Contact Officer:  Allison Tindale - Planning Assistant 

Telephone: (01954) 713159 


