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 Executive Summary  
 
1. 
 
 
 
 
 
 
 
2. 
 
 

This proposal, as amended, seeks permission for a residential development 
comprising 15 dwellings outside the Great Abington village framework and in the 
countryside. This development would not normally be considered acceptable in 
principle as a result of its location. In addition, the site is located on the former Land 
Settlement Association Estate that is covered by the Great Abington Neighbourhood 
Plan which is at an advanced stage and this restricts the number of new dwellings 
within this area in order retain its character.  
 
However, there are significant material considerations in this case in the form of an 
extant planning consent for eight dwellings on the site and the provision of additional 
affordable housing that are considered to justify a departure from policy. The 
application is therefore, on balance, recommended for approval.   

 
 Planning History  
 
3. 
 
 
 
 
4. 

Site 
S/1433/16/OL - Outline application with all matters reserved except for means of 
access for the residential development comprising 8 dwellings, including affordable 
housing provision, landscaping and associated infrastructure - Approved 
 
Land to the North of Pampisford Road 
S/3181/15/FL Erection of 20 Dwellings, Associated Access and Landscaping – 
Approved  

 
 National Guidance 
 
5. National Planning Policy Framework 2018 

National Planning Practice Guidance 
  
 Development Plan Policies  
  
6. South Cambridgeshire Local Plan 2018 

S/3 Presumption in Favour of Sustainable Development 
S/5 Provision of New Jobs and Homes 
S/6 The Development Strategy to 2031 
S/7 Development Frameworks 
S/10 Group Villages 
HQ/1 Design Principles 
H/8 Housing Density 
H/9 Housing Mix 
H/10 Affordable Housing 
H/12 Residential Space Standards 
NH/2 Protecting and Enhancing Landscape Character 
NH/3 Protecting Agricultural Land 
NH/4 Biodiversity 
NH/5 Sites of Biodiversity or Geological Importance 
NH/14 Heritage Assets 
CC/1 Mitigation and Adaptation to Climate Change  
CC/3 Renewable and Low Carbon Energy in New Developments 
CC/4 Water Efficiency 



CC/7 Water Quality  
CC/8 Sustainable Drainage Systems 
CC/9 Managing Flood Risk 
SC/6 Indoor Community Facilities 
SC/7 Outdoor Play Space, Informal Open Space and New Developments 
SC/9 Lighting Proposals  
SC/10 Noise Pollution  
SC/11 Contaminated Land 
TI/2 Planning for Sustainable Travel 
TI/3 Parking Provision 
TI/8 Infrastructure and New Developments 
TI/10 Broadband 

 
7. South Cambridgeshire LDF Supplementary Planning Documents (SPD): 

Open Space in New Developments SPD - Adopted January 2009  
Biodiversity SPD - Adopted July 2009  
Trees & Development Sites SPD - Adopted January 2009  
Landscape in New Developments SPD - Adopted March 2010   
Affordable Housing SPD - Adopted March 2010 
District Design Guide SPD - Adopted March 2010 

  
8. Emerging Great Abington Neighbourhood Plan 

Policy 2 – Additional Dwellings 
 
 Consultation  
  
9. Great Abington Parish Council – Recommends refusal as amended and makes the 

following comments: - 
“This plan is objected to as it has too many houses in the location. The site is outside 
of the village framework and is part of the former Land Settlement Estate. A 
neighbourhood plan covering the former Land Settlement is at a very advanced stage. 
This application should be considered against the emerging Neighbourhood Plan, and 
the approved South Cambridgeshire Local Plan and be refused.” 

  
10. Landscape Design Officer – Has no objections. Comments as amended that the site 

is capable of accommodating the development without resulting in material harm to 
the surrounding countryside, its landscape character and the views from both the 
wider and local area. Appropriate landscape mitigation works are proposed that follow 
principles such as retention of boundary vegetation to enclose and screen the 
development, gap up existing hedges with mixed native planting, extend the existing 
boundary hedge, space for medium/large trees within the development and provide 
frontage planting characteristic of the local area. Suggests additional details such as 
the provision of chalk grassland within the open space, boundary treatment to reflect 
local character and tree planting at the end of vistas and leading into the site. 
Recommends landscape and boundary treatment conditions.    
 

11. Trees and Landscapes Officer – Has no objections. Comments that there are tree 
on and adjacent to the site. There appears to be two Tree Preservation Orders on the 
roadside hedge protecting Elm. It is unlikely that these trees have been here for some 
time. Some of the hedgerows on r adjacent to the site would qualify as important 
hedgerows. The majority of the site appears to be covered by scrub which has low 
amenity value.  
 
A Tree Survey and Arboricultural Implications Assessment, Tree Protection Plan and 
Arboricultural Method Statement have been submitted with the application. This 



document is sufficient for the site and proposal. The Landscaping Plan is indicative 
and does not give sufficient detail and the amount of tree planting appears excessive 
which would not be sustainable. The species choice should not include birch. 
Recommends a condition in relation to soft landscaping.  

  
12. 
 
 
 
 
  

Ecology Officer – Has no objections. Comments as amended that the application 
site appears to be a former market garden with run-down glasshouses, polytunnel 
frames, and outbuildings. The site is within the impact zone of a nearby statutory 
protected site, but does not meet the criteria that would require a statutory 
consultation from Natural England. The application site sits adjacent to the Shelford - 
Haverhill Disused Railway County Wildlife Site (CWS) which has been designated for 
its neutral grassland species. Local species records indicate farmland birds and 
reptiles have been found in the vicinity. 
 
The application is supported by a Preliminary Ecological Appraisal, Bat Survey 
Report, and Reptile Survey Report. The original surveys were undertaken over the 
spring and summer of 2016; however due to the amount of time that has passed in 
the interim they have all been updated with further walkover surveys to provide 
evidence that the results are still valid. Satisfied that the survey effort is sufficient to 
inform this application and that no further surveys are required at this time. 
 
The reports have provided evidence of several ecological constraints on site with 
regard to protected species, with further badger surveys recommended prior to the 
commencement of works. Generally agrees with the approach outlined by the 
ecology consultant with regard to protected species. However the consultant has not 
suggested any mitigation necessary to avoid harm to the adjacent CWS. Expects to 
see some form of physical buffer in place to protect the vegetation from direct 
impacts and recommendations regarding the discouragement of fly tipping by future 
residences, given that plots 4-9 back on to the site. These issues can be covered by 
conditions.  

  
13. Urban Design Officer – Comments as amended that the layout is much improved 

as the streets are now curved around a central open space, the density is 
appropriate given the rural nature of the site, the scale and massing is acceptable as 
the dwellings close to Pampisford Road would be lower in height and reflects the 
bungalow on the opposite side of the road and there would be good connections to 
the village due to the footway along Pampisford Road and link to the public footway 
to the west. . However, there are still concerns in relation to the siting of the dwellings 
back from the road with large front gardens, parking spaces to the front of dwellings 
and glazing above the front doors.   

  
14. Affordable Housing Officer – Comments that Policy H/11 requires that all 

developments on sites which are outside the development framework should be for 
100% affordable housing and to meet the local housing need. This site is outside the 
development framework and should be treated as an exception site. However, if it is 
determined due to the lack of 5 year land supply then Policy H/10 should apply, which 
requires 40% Affordable housing for developments of 3 or more. Therefore, this 
proposal should provide 6 affordable properties. The tenure mix for affordable housing 
in South Cambridgeshire District is 70% Rented and 30% Intermediate/Shared 
Ownership housing. This scheme should provide 4 Affordable/Social rented properties 
and 2 Intermediate/Shared Ownership properties.  
 
As a starting point for discussions on the requirement for a local connection criteria on 
5 year land supply sites: 
i) The first 8 affordable homes on each 5 year land supply site will be occupied by 



those with a local connection; the occupation of any additional affordable homes 
thereafter will be split 50/50 between local connection and on a Districtwide basis. 
ii) If there are no households in the local community in housing need at the stage of 
letting or selling a property and a local connection applies, it will be made available to 
other households in need on a cascade basis looking next at adjoining parishes and 
then to need in the wider district in accordance with the normal lettings policy for 
affordable housing. The number of homes identified for local people within a scheme 
will always remain for those with a local connection when properties become available 
to relet.  
 
Therefore for this development, all properties should initially be allocated to those 
applicants with a local connection to Great Abington, if there is no housing need in 
Great Abington, then there should be a cascade out to the nearest surrounding 
villages and eventually to the wider district of South Cambs. 
 
The local need for Great Abington is 15 properties that consists of 6 x one bed, 8 x 
two bed and 1 x three bed for under 60’s.  
 
There are currently approximately 2,000 applicants on the housing register in the 
district of South Cambridgeshire. Predominantly, the largest need is for 1 and 2 
bedroom dwellings, both locally and district wide. With regards to the shared 
ownership need in South Cambs, there are currently approximately 800 applicants 
registered on the Home Buy register, and the highest demand is for 2 and 3 bedroom 
properties. 

 
The mix proposed by the developer is reflective of both the local and district housing 
need and comprises 2 x one bed houses and 2 x two bed houses affordable/ social 
rented and 2 x three bed houses shared ownership.  
 
The properties should be built to ‘DCLG Technical and Nationally Described Space 
Standards’, the national space standards. There is a requirement for 5% of all 
affordable housing to be accessible and adaptable that meet Building Regulations 
Part M4(2). In this scheme, it is recommended that all the affordable dwellings are 
built to Part M4 (1): Category 1 – Visitable dwellings.  

  
15. Environmental Health Officer – Has no objections and suggests conditions in 

relation to the hours of operation of site machinery and plant and construction related 
deliveries. Suggests informative with regards to the burning of waste, a demolition 
notice, pile driven foundations and disturbance to neighbours.    

  
16. Contaminated Land Officer – Has no objections. Comments that Environmental 

Phase 1 report has been submitted with the application. The site is a former nursery 
which is proposed to be developed for a sensitive end use (residential). Requires a 
condition for the investigation and recording of contamination and remediation. 

  
17. Section 106 Officer – Comments that planning obligations are required towards 

public open space in the form of an off site contribution towards formal sports and 
on-site provision for informal and formal children’s playspace and informal open 
space; indoor community space in the form of an off site contribution, public art in the 
form of an off site contribution and monitoring. No obligations are required towards 
waste receptacles.     

  
18. Local Highways Authority – Comments that it will not adopt the development and 

the driveways do not appear to be divisible by 5 metres and has the potential to result 
in irregular parking that could force pedestrians into the carriageway. Requires 



conditions in relation to the future management and maintenance of the streets within 
the development ,the removal of permitted development rights for accesses to Plots 1, 
14 and 15 to Pampisford Road, the access to be constructed so that it falls and levels 
are such that no private water from the site drain on to across the public highway, the 
access to be constructed rom bound material to prevent debris spreading on to the 
public highway and the submission of a traffic management plan in relation to 
demolition and construction. Requests an informative with regards to works to the 
public highway.    

  
19. 
 
 
 
 
 

Cambridgeshire County Council Flood and Water Team – Has no objections. 
Comments that the applicant has demonstrated that surface water can be dealt with 
on site by using permeable paving and soakaway to infiltrate surface water discharge 
at a rate of 1 x 10 -5 m/s. Recommends conditions in relation to a detailed surface 
water drainage scheme for the site based upon the Flood Risk Assessment and the 
long term maintenance arrangements for the surface water system,   

  
20. Environment Agency – Has no objections in principle. Comments that the site is 

located above a Principal Aquifer, Source Protection Zone 2, Babraham Safeguard 
Zone, Cam and Ely Ouse Chalk Groundwater Body and within 650 metres of a 
surface water course. The previous nursery land use and the adjacent railway line are 
also considered potentially contaminative. The site is considered to be of high 
sensitivity and could present potential pollutant/contaminant linkages to controlled 
waters. Recommends conditions in relation to disposal of foul drainage and surface 
water, an investigation into contamination and piling foundations. Also requests 
informatives.  

  
21.  Anglian Water – Has no objections. Comments that the foul drainage for the 

development is in the catchment of Linton Water Recycling Centre that will have 
available capacity for these flows in relation to wastewater treatment and the foul 
sewerage system at present has the available capacity for these flows. The proposed 
method of surface water does nor relate to its assets.   

  
22.  Cambridgeshire County Council Historic Environment Team – Has no objections.   

Comments that the site lies in an area of high archaeological potential, situated to the 
south east of Great Park and Abington Hall Park and Garden (Historic Environment 
Record reference 12284) and 12th century Saint Mary the Virgin's Church (CB14842). 
Archaeological investigations to the north west of the proposed development area 
revealed evidence of Mesolithic to Iron Age occupation (MCB17382) and medieval 
and post-medieval occupation (MCB17383). In addition, to the north is moated site 
(MCB17695), the shrunken village of Great Abington (08154) and medieval 
earthworks (00312, 06194). Recommends a condition in relation to a programme of 
archaeological investigation. 

  
23. Cambridgeshire County Council Rights of Way Team – Has no objections in 

principle to the proposal but requires further details in relation to the legal status of the 
footpath link. Comments that Public Footpath No. 3 Great Abington runs along the 
western boundary. Requests informatives with regards to points of law and the 
footpath.  

  
24. 
 
 
 
 
 

Cambridgeshire County Council Growth Team – Comments that the development 
would result in the need for 4 early years places (3 entitled to free school provision) 
and there is capacity in the village for these places, 3 primary school places and there 
is capacity in the village for these places and 2 secondary places and there is capacity 
at the nearby secondary school for these places. No contributions are required 
towards libraries as there is sufficient capacity within existing resources or strategic 



 
 
 
25.  

waste as five contributions have already been pooled in relation to improvements at 
the Thriplow Recycling Centre.  
 
Police Architectural Liaison Officer – Comments that Great Abington is considered 
to be an area of low vulnerability to crime. This appears to be an acceptable layout in 
terms of Crime Prevention and Community Safety which provides for high levels of 
natural surveillance from neighbours properties with most of the homes facing each 
other and covering the open space and LAP. Pedestrian and vehicle routes are 
aligned together, well overlooked and pedestrian safety has been considered. 
Permeability on the whole has been limited to essential areas/routes only, which will 
provide high levels of territoriality amongst residents. Vehicle parking is within 
curtilage or garages to the front/sides of properties. The houses appear to have 
protected rear gardens which reduces risk and vulnerability to crime. Homes have 
been provided with some defensible space to their front. States that there is no 
lighting plan within the documents and recommends that all roads (adopted or 
otherwise) should be lit by columns to adoptable lighting standards (BS5489:1 2013).   

 
 Representations  
 
26. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The former Local Member does not support the application for the following reasons:  
 
“Accepts that the decision to approve planning application number S/1433/16/OL – 
outline approval for 8 dwellings on this site – established the principle that there could 
be development on this land. 
 
The South Cambridgeshire Local Plan is in its final stages of approval. Planning 
inspectors have required a number of Main Modifications to be consulted upon prior to 
them deciding that the Plan is sound. 
 
The Main Modifications included specific changes to the village framework for Great 
and Little Abington to reflect the inclusion in the Plan of sites brought forward by Great 
Abington Parish Council and Little Abington Parish Council. The changes to the 
village framework are to incorporate the High Street / Pampisford Road site and the 
Linton Road site, both of which have planning approval and one of which is almost 
completed, within a revised village framework. 
 
The Main Modifications do not include any changes to the village framework in 
relation to the land which is the subject of this planning application number 
S/1106/18/FL, and this land remains outside the village framework. 
 
The land in this planning application was, in the past, part of the Abington Land 
Settlement Association estate, until the LSA land was sold in the mid 1980s. 
 
About two years ago, Great Abington Parish Council decided to develop a 
Neighbourhood Plan for the area of the former LSA estate. The land in planning 
application S/1106/18/FL is within the Neighbourhood Plan boundaries. 
 
The Neighbourhood Plan is well advanced and a referendum will be held in the near 
future. The key policy in this emerging Neighbourhood Plan is to allow each property 
in the area to build one additional dwelling. 
 
Planning application S/1106/18/FL would, if approved, introduce a level and density of 
development that would not be in keeping with the emerging Neighbourhood Plan. 
 
In my view, the proposed dwellings would form an incongruous street scene but 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
27.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
28. 

house on rising ground on the site set opposite bungalows along the northern side of 
Pampisford Road on falling ground. This is the opposite of what one might expect at 
an edge of village location. 
 
This point is exemplified by the Part Street Elevation plots 4-6 application 
documentation. This depiction does not show the proposed houses on rising ground, 
but the image is in stark contrast to what one would see on the other side of 
Pampisford Road where, in some cases, roof ridge height is not much higher than the 
actual level of Pampisford Road.  
 
The proposed new dwellings would therefore be a dominant and intrusive feature of 
the street scene. 
 
I therefore do not support this planning application. In my view, planning application 
S/1106/18/FL is not in accord with the emerging South Cambridgeshire Local Plan 
[the Local Plan policies should now carry significant weight], is not in accord with the 
emerging Great Abington Neighbourhood Plan [though it is accepted that the site 
could be developed with up to 8 dwellings] and, if built, the dwellings would be a 
dominant and intrusive feature of the street scene in this sensitive edge-of-village 
location. 
 
In conclusion, the land rear of Strawberry Farm site is neither in present planning 
policies nor in emerging planning policies as a site for 15 dwellings. In my view this 
application should be refused.” 
 
One letter of objection has been received from a local resident in relation to the 
application that opposes the application and raises the following concerns: - 
 
i) The site is outside the village framework and forms part of the land settlement.  
ii) The housing land supply target has now been reached and there will be no positive 
impact from the increase in the number of dwellings and would cause an increase in 
traffic, noise, light and pollution.   
iii) There are already three developments approved in the village and this further 
development would increase pressure on traffic and schools. 
iv) The land to the south of Pampisford Road is agricultural in nature and expansion 
into this area would disrupt the country feel of the footpath and village. The earlier 
approval had a lower density and would have given a transitional zone between the 
village and countryside.  
v) Precedent for future building to the south of Pampisford Road. 
vi) Overpowering scale of the dwellings and visual impact upon the village due to two-
storey dwellings on rising ground.  
vii) Potential overlooking from a third floor within the roofspace.  
viii) Noise nuisance and security risk from use of link to public footpath.   
 
A petition with 8 signatures from local residents has also been submitted that objects 
to the increase from 8 to 15 dwellings.  

  
 Site and Surroundings 
 
29. 
 
 
 
 
 

The site is located outside of the Great Abington village framework and in the 
countryside. It measures 1.2 hectares in area and is part of the former Land 
Settlement Association Estate to the south of Pampisford Road. The site was 
previously a nursery and comprises a number of disused greenhouses and other 
buildings surrounded by scrubland. There are two trees on the northern boundary of 
the site adjacent Pampisford Road that are subject to a Tree Preservation Order. The 



 
 
 
 
 

remainder of the boundaries are heavily landscaped apart from a post and rail fence 
that defines the boundary with No. 3 Pampisford Road. The site lies within flood zone 
1 (low risk). A former railway cutting forms a County Wildlife Site along the southern 
boundary. A public footpath runs from Pampisford Road to Chalky Road to the west of 
the site. The land rises to the south.  

 
 Proposal 
 
30.  
 
 
31.  
 
 
 
32.  
 
 
 
33. 
 
 
 
 
34.  

The proposal, as amended, seeks full planning permission for a residential 
development of 15 dwellings.  
 
6 of the 15 dwellings (40%) would be affordable to meet local needs. The mix would 
consist of 2 x one bed dwellings and 2 x two bed dwellings that would be social rented 
and 2 x three bed dwellings that would be intermediate/shared ownership.  
 
The remaining 9 dwellings would be available for sale on the open market. The mix 
would consist of 2 x two bed dwellings, 5 x three bed dwellings and 2 x four/five bed 
dwellings.    
 
There would be a single vehicular access (shared surface) to the site from the south 
side of Pampisford Road and a pedestrian access from the existing public footpath to 
the west. A new footway would be provided along Pampisford Road to link with the 
existing footway adjacent to the bus stop, to provide connectivity.  
 
The layout of the development would comprise an “L” shaped spine road with the 
development clustered around it. The dwellings would be detached and semi-
detached. The scale of the development would comprise one and half storey and two 
storey dwellings. The existing groups of Ash and Elm trees along the Pampisford 
Road frontage would be removed and replacement planting agreed.   

 
 Planning Assessment 
  
35. The key issues to consider in the determination of this application relate to the 

principle of the development in the countryside, housing density, housing mix, 
affordable housing, developer contributions and the impacts of the development upon 
the character and appearance of the area, heritage assets, flood risk, highway safety, 
neighbour amenity, biodiversity, trees and landscaping.  

 
 
 
36. 
 
 
 
 
 
 
 
37. 
 
 
38. 
 
39. 
 

Principle of Development 
 
The site is located outside the of the Great Abington village framework and in the 
countryside. Outside development frameworks, only allocations within Neighbourhood 
Plans that have come into force and development for agriculture, horticulture, forestry, 
outdoor recreation and other uses which need to be located in the countryside or 
where supported by other policies in this plan will be permitted. This necessary to 
ensure that the countryside is protected from gradual encroachment on the edges of 
villages and to help guard against incremental growth in unsustainable locations. 
 
The erection of a residential development outside the village framework is not 
supported in policy terms. 
 
The proposal would therefore be contrary to Policy S/7 of the Local Plan.     
 
Great Abington is identified as a Group Village where up to 8 dwellings are considered 
acceptable in principle on land within village frameworks and exceptionally may 



 
 
 
40. 
 
 
41.  
 
 
 
42.  
 
 
 
 
43. 
 
 
 
 
44. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

consist of up to about 15 dwellings where this would make the best use of a single 
brownfield site. 
 
The erection of 15 dwellings on a greenfield site outside the village framework would 
be above the threshold and is not an appropriate scale of development in this location.  
 
The proposal would therefore be contrary to Policy S/10 of the Local Plan.  
 
Emerging Great Abington Neighbourhood Plan 
 
The site is situated on the former Land Settlement Association Estate and in the 
countryside. It was designated as a Neighbourhood Area in September 2016 and a 
Neighbourhood Plan has been prepared. The key aim of the plan is to retain the 
distinctive character of the area. 
 
The plan is at an advanced stage and the Examiner’s Report was received on 15 
October 2018. Overall, the Plan was considered to meet the basic conditions for a 
neighbourhood plan subject to some modifications and should proceed to a 
referendum. This is likely to be held in December 2018.    
 
Policy 2 of the Plan, as modified, states that the development of one additional 
dwelling on, or adjacent to, the site of each original piggery will be supported provided 
that: 
i) the development will not result in more than one additional dwelling for each original 
house on the Land Settlement estate as at the 1983 baseline; 
ii) the additional dwelling has a gross internal floor area of no more than 175 square 
metres; 
iii) the additional dwelling is suitable for independent living and built to the accessible 
and adaptable dwellings (M4(2) standard); 
iv) the design of the dwelling, its landscaping and location on site is sensitive to the 
open and 
rural character of the Land Settlement; recognising and reinforcing the defining 
characteristics of the area (as set out in the Character Assessment); 
v) the additional building does not exceed the height of the principal dwelling it is 
associated with; 
vi) the existing uniformity in the layout of buildings along the road, a key characteristic 
being the regular separations of open land between holdings, is retained; 
vii) the additional dwelling is set back from the roads at least as far as the original 
piggery but will not be placed significantly further back and within the build line 
identified on Maps 1 and 2; 
viii) residential amenity of neighbouring properties and future occupiers of the 
proposed development will not be adversely affected; and 
ix) there is safe vehicular site access. 
 
Prior to commencement, applicants will be required, by condition, to demolish any 
existing piggery building or associated hard standing surface which is not incorporated 
into the development proposal. 
 
Proposals to replace an existing annex or an existing dwelling that is the additional 
dwelling associated with an original dwelling as at the 1983 baseline, or that seek to 
remove any occupancy restrictions on these same existing dwellings or annexes will 
be considered against the requirements of this policy. 
 
Other residential development proposals requiring planning permission that result in 
additional dwellings in the NP area (including residential conversions and new rural 



 
 
45. 
 
 
 
46. 
 
 
 
47. 
 
 
48. 
 
 
 
 
49. 
 
 
 
 
50. 
 
 
 
 
 
 
 
 
 
 
 
 
51. 
 
 
 
 
52.  
 
 
 
 
 
53.  
 
 
 
 
 
54. 
 

dwellings) shall be resisted. 
 
The following paragraph will be included in the supporting text to the policy:  
In September 2017, outline planning permission was granted for eight dwellings on 
land adjacent to Strawberry Farm in the north eastern part of the neighbourhood area. 
 
The development of 15 dwellings on the site would not comply with the key aim and 
specifically Policy 2 of the emerging Great Abington neighbourhood Plan. Given the 
stage of the plan, considerable weight can be attached to this policy.  
  
However, there are significant other material considerations in this case that need to 
be taken into account in determination of the application.  
 
The principle of residential development for up to eight dwellings was established on 
the site under outline planning consent S/1433/16/OL due to the sustainable location 
of the site. The consent is extant until 27 September 2019. It is considered to remain a 
credible fallback position. 
 
The current proposal for 15 dwellings would be within the site area already granted 
planning approval and would not result in any further encroachment into the 
countryside. The scale of the development would also comply with the threshold 
considered appropriate on brownfield sites.  
 
The development would result in a more efficient use of land in a sustainable location. 
The dwellings on the site would have easy access by walking and cycling to facilities 
within the village such as the primary school, shop, church, public house, café, village 
hall and recreation ground. These are a distance of approximately 850 metres away. 
There is a bus stop immediately adjacent to the site with a service that runs every 30 
minutes to Cambridge and Haverhill (service 13); it also serves Linton. The proposed 
dwellings would also have easy access by walking and cycling to the nearby 
employment site of Granta Park just outside the village but very close to the 
application site. Great Abington does not contain a secondary school, health centre 
nor a larger food store; however these services are found in Linton, which is readily 
accessible by public transport. Residents would not therefore have to rely upon the 
private car to access the majority of their everyday needs. 
 
Whereas the approved scheme provides for 5 market and 3 affordable dwellings, the 
current proposal would deliver 9 market and 6 affordable dwellings (thus providing 
three more affordable dwellings above the amount secured through the extant 
consent on the site).  
 
For the above reasons, the proposal is considered to represent a departure to policy 
that would, on balance, justify the principle of the development of 15 dwellings being 
supported on the site.  
 
Housing Density 
 
The site measures 1.2 hectares in area. The erection of 15 dwellings would equate to 
a density of 12.5 dwellings per hectare. Whilst this density would not comply with the 
requirement of at least 30 dwellings per hectare for villages, it is considered 
acceptable in this case given the more rural character and appearance of the area to 
the south of Pampisford Road.  
 
The proposal would therefore comply with Policy H/8 of the Local Plan. 
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62. 
 
 
63.  
 
 
 
 
 
 
64.  
 
 
  
 
 

Affordable Housing 
 
The development would provide six affordable dwellings. The site is located outside 
the village framework and in the countryside where normally residential developments 
should comprise 100% affordable housing as an exception to normal policies. 
However, the extant planning consent is a material consideration in this case.  
 
The extant planning consent is for 8 dwellings included a Section 106 agreement that 
secured 40% affordable housing (3 dwellings) or a commuted sum towards off site 
affordable dwellings if a Registered Provider would not take on the units. 
 
Given that it is very unlikely that an exception site would come forward, the proposed 
scheme would provide three additional affordable dwellings above the extant consent.  
 
Notwithstanding the above, if an application was submitted today for 8 dwellings, 
there would be no requirement for any affordable housing to be provided given the 
limits set down in paragraph 63 of the NPPF and Local Plan policy H/10. While there 
is no guarantee that such an application would be approved, the proposed scheme 
does provide six affordable dwellings and this factor is capable of being given weight 
in the overall balancing exercise.  
 
Policy H/10 of the Local Plan states that all developments of 11 dwellings or more, or 
on development sites of less than 11 units if the total floorspace of the proposed units 
exceeds 1,000m2, will provide affordable housing as follows: 
a. To provide that 40% of the homes on site will be affordable; 
b. To address evidence of housing need. An agreed mix of affordable house tenures 
will be determined by local circumstances at the time of granting planning permission; 
c. In small groups or clusters distributed through the site. 
 
Paragraph 63 of the NPPF states that the provision of affordable housing should not 
be sought for residential developments that are not major developments, other than in 
designated rural areas.  
 
40% of the development would consist of affordable housing to meet local needs. This 
would consist of the provision of six dwellings on the site with a mix of 2 x one bed 
dwellings, 2 x two bed dwellings and 2 x three bed dwellings. The tenure mix would 
comprise 4 dwellings social rented (67%) and two dwellings intermediate/shared 
ownership (33%).  
 
The local need in Great Abington is 15 properties that consists of 6 x one bed, 8 x two 
bed and 1 x three bed for under 60’s.  
 
There are currently approximately 2,000 applicants on the housing register in the 
district of South Cambridgeshire. Predominantly, the largest need is for 1 and 2 
bedroom dwellings, both locally and district wide. With regards to the shared 
ownership need in South Cambs, there are currently approximately 800 applicants 
registered on the Home Buy register, and the highest demand is for 2 and 3 bedroom 
properties. 
 
The mix of dwelling sizes, types and tenure of affordable housing on the site is 
supported. The affordable dwellings would be on Plots 1, 2, 3, 4, 12 and 13 and 
therefore dispersed throughout the site. The dwellings would be built to the Nationally 
Described Space Standards. A condition could be attached to any consent to ensure 
that 5% of the total number of dwellings within the development meet Part M4(2) of 
the Building Regulations for accessible and adaptable dwelling standards.   
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The proposal would therefore comply with Policy H/10 of the Local Plan.  
 
Market Housing Mix 
 
The remaining 9 market units would need to provide a wide choice, type and mix of 
dwellings to meet the needs of different groups in the community including families 
with children, older people, those seeking starter homes, people wishing to build their 
own homes, people seeking private rented sector housing, and people with 
disabilities.  
 
Local Plan policy H/9 requires the mix of market homes in developments of 10 or 
more homes to consist of i) at least 30% 1 or 2 bedroom homes; ii) at least 30% 3 
bedroom homes; iii) at least 30% 4 or more bedroom homes; and iv) with a 10% 
flexibility allowance that can be added to any of the categories taking account of local 
circumstances. 
 
The market mix would consist of 2 x two bed dwellings (22%), 5 x three bed dwellings 
(56%) and 2 x four/five bed dwellings (22%). Whilst this would not strictly accord with 
the numbers set out in the policy, it is considered acceptable as it would provide a 
range of different sizes of dwellings.  
 
The proposal would therefore comply with Policy H/9 of the Local Plan.  
 
Developer Contributions 
 
Development plan policies state that planning permission will only be granted for 
proposals that have made suitable arrangements towards the provision of 
infrastructure necessary to make the scheme acceptable in planning terms.  
 
Regulation 122 of the CIL Regulations states that a planning obligation may only 
constitute a reason for granting planning permission for the development of the 
obligation is: - 
i) Necessary to make the development acceptable in planning terms;  
ii) Directly related to the development; and,  
iii) Fairly and reasonably related in scale and kind to the development.  
 
The Written Ministerial Statement and PPG dated November 2014 seeks to limit 
Section 106 contributions secured from small scale developments of less than 10 
dwellings or those where the gross floor space would not exceed 1000 square metres.  
 
The development could potentially require planning obligations towards open space, 
community facilities, public art, education, libraries and lifelong learning, strategic 
waste and monitoring.    
 
Public Open Space 
 
Formal Sports 
 
The Recreation and Open Space Study 2013, forming part of the Local Plan 
submission, showed that Great and Little Abington needed 2.21 ha of sports space 
but had 3.72 ha, i.e. a surplus of 1.51 ha. 
 
In accordance with Policy SC/7 the applicant will be required to make a contribution 
towards the increase in demand for provision of outdoor sports provision to mitigate 
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the impacts of the proposed development. Based on the housing mix, the 
development is required to provide 532 square metres of formal sports space. 
 
The parishes of Great and Little Abington have shared recreation facilities. The one 
recreation ground is located in Great Abington and has a football pitch and separate 
cricket pitch and an informal MUGA. There is also an outdoor bowling green located 
in Little Abington. 
 
The off-site contribution required towards the increase in demand for provision of 
outdoor sports provision would be £15,531.09.  
 
Great Abington Parish Council has said that in order to meet the needs of future 
resident’s sports contributions are required to: 
A. Improve and enlarge the hard court area on the recreation ground (which is well 
used by the community and the school), making it into a Multi Use Games Area 
(MUGA) that can be used for a wide range of activities including tennis, 5 a side 
football, football and cricket practice. 
B. Provide safety surfacing around the existing outdoor gym equipment. 
 
Children’s Playspace 
 
The Recreation and Open Space Study July 2013, forming part of the Local Plan 
submission, showed that Great and Little Abington needed 1.11 ha of play space 
whereas it had 0.08 ha, i.e. a deficit of 1.03 ha. 
 

Great and Little Abington is served by a playground located in between the two 

elements of the recreation ground. The playground contains a large number of items 
for younger children as well as a table tennis table, youth shelter and outdoor gym 
for older children and adults. 
 
In accordance with Policy SC/7, a contribution towards the increase in demand for use 
of children’s play space is required. Based on the housing mix, the development is 
required to provide 122 m2 of formal play space and 122 m2 of informal play space. 
 
Children’s Play Space is defined with the SPD as ‘Designated areas for children and 
young people containing a range of facilities and an environment that has been 
designed to provide focused opportunities for outdoor play. Also includes informal 
playing space within housing areas’.  
 
The ‘starting point for the mix of the Children’s play space will be 50% formal and 50% 
informal. A lower percentage of formal space may be acceptable if it can be 
demonstrated that provision of the space within the hierarchy can be achieved 
appropriately with less than 50% formal provision ’. 
 
The development would require the provision of formal playspace in the form of a 
Local Area of Play (LAP). This would cater for a target age group of 2-6 and provides 
soft and hard landscaping with features and design to help stimulate imaginative play. 
A LAP requires an activity zone of 100 m2. 
 
To overcome the excessive walking distance to the village play area, a 500 square 
metres area of public open space has been provided on the site that will include a 
LAP and informal playspace. This is welcomed and no off-site contribution is required 
for towards children’s playspace. A condition would need to be attached to any 
consent to agree the details of the play equipment.  
 



 
 
 
87. 
 
 
 
88. 
 
 
 
 
 
 
89. 
 
 
 
 
 
90.. 
 
 
 
 
 
 
 
91.  
 
 
92. 
 
 
92. 
 
 
 
 
 
93. 
 
 
94. 
 
 
 
 
 
95. 
 
 
 
 
 

Informal Open Space 
 
The Recreation and Open Space Study July 2013, forming part of the local plan 
submission, showed that Great and Little Abington needed 0.54 ha of informal open 
space but had 0.27 ha, i.e. a surplus of 0.27 ha. 
 
In accordance with Policy SC/7, a contribution towards the increase in demand for the 
use of informal open space is required. Based on the housing mix, the development is 
required to provide 133 m2 of informal open space. 
 
The Open Space in New Developments SPD advises that ‘for new developments, it is 
the developer’s responsibility to ensure that the open space and facilities are available 
to the community in perpetuity and that satisfactory long term levels of management 
and maintenance are guaranteed’. The Council therefore requires that the on-site 
provision for the informal open space and the future maintenance of these areas is 
secured through a S106 Agreement.  
 
The 500 square metres of public open space on the site would include informal open 
space. This is agreed and no off-site contribution is required for towards informal open 
space. 
 
Community Facilities 
 
The Council undertook an external audit and needs assessment undertaken in 2009, 
in respect of all primary community facilities in each village. The purpose of this 
audit was threefold (i) to make a recommendation as to the indoor space 
requirements across the District (ii) to make a recommendation on the type of 
indoor space based on each settlement category and (iii) make a recommendation 
as to the level of developer contributions that should be sought to meet both the 
quantity and quality space standard. 
 
Great Abington has a need for 95 square metres of indoor meeting space and Little 
Abington has a need for 55 square metres. 
 
In accordance with Policy SC/6, a contribution towards the increase in demand for the 
use of community facilities is required.  
 
Both villages are served by the Abington Institute which provides 180 square metres 
meaning there is a surplus of 30 square metres. The Institute is described as a well 
maintained, good quality, recently updated facility which is well equipped with a 
community café and functions as a hub for community sports facilities. The hall is of 
a reasonable size. 
 
Based on the likely number of people arising from the development an area of circa 
4 m2 is required. 
 
Great Abington Parish Council has said that monies would be used towards the 
continued improvement of facilities at the village Institute: 
A. The replacement of the terrace glazed walling (exp cost £15k) 
B. Upgrade security systems and equipment (exp cost £5k) 
C. Internal decoration improvements (exp cost £5k) 
 
A financial contribution based on the approved housing mix will be required in 
accordance with the published charges and which results in a total contribution of 
£7,051.12.  
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Public Art 
 
Policy HQ/2 encourages the provision or commissioning of public art that is integrated 
into developments to enhance its quality or an off-site contribution towards public art 
initiatives in the community.  
 
Great Abington Parish Council are seeking a modest contribution of £3,000 from the 
applicant. This will be used to commission an artist to create a tree sculpture from a 
dead tree located on the High Street.  
 
The request for public art is not considered to meet the CIL tests as it is not necessary 
to make the development acceptable in planning terms and is not directly related to 
the development. However, it is considered necessary and reasonable to attach a 
condition to any consent in relation to the provision of public art on the public open 
space on the site that, for example, relates to the former use of the site. 
 
Education 
 
The development is expected to generate a net increase of 4 early year’s children, of 
which 3 are entitled to free provision. In terms of early years’ provision, there are two 
childcare providers in Abington (Abington Pre School and Granta Park) that have a 
capacity of 67 15 hour places. There is sufficient capacity in the area to accommodate 
the places being generated by this development. Therefore, no contributions towards 
early years provision is required. 
 
The development is expected to generate a net increase of 3 primary aged children.  
The catchment school is Great Abington Primary School. The County Council’s 
forecast indicates that there is sufficient capacity to accommodate the pupils 
generated by the development. Therefore, no contributions towards primary provision 
is required. 
 
The development is expected to generate a net increase of 2 secondary school 
places. The catchment school is Linton Village College. The school has an overall 
capacity of 825 pupils. In August 2016, there were 805 pupils aged 11 to 15 living in 
the catchment area compared to 837 on the school roll. The catchment forecast is set 
to decrease to 730 by 2010/21. There is sufficient capacity in the school to 
accommodate the places being generated by this development. Therefore no 
contribution towards secondary education is required. 
 
Libraries and Life Long Learning 
 
Great Abington has a mobile library service with three stops. It visits once a month for 
a period of 90 minutes. The proposed increase in population from this development 
(15 dwellings x 2.38 average household size = 36 new residents) will put pressure on 
the library and lifelong learning service in the village. There is sufficient capacity to 
mitigate the impact of the development and no contributions are required.  
 
Strategic Waste 
 
This development falls within the Thriplow Household Recycling Centre catchment 
area for which there is currently insufficient capacity.  The development would not 
require a contribution towards the project to expand capacity as 5 schemes have 
already been pooled towards this project. 
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Monitoring 
 
To ensure the proper and timely provision and perpetual usage of onsite 
infrastructure (including public open space, children’s play area and affordable 
housing) the District Council requires a contribution of £1,000 towards fulfilling its 
monitoring function. 
 
Summary 
 
Appendix 1 provides details of the developer contributions required to make the 
development acceptable in planning terms in accordance with Policy TI/8 of the Local 
Plan. It is considered that all of the requested contributions to date apart from public 
art meet the CIL tests and would be secured via a Section 106 agreement. The 
applicant has agreed to these contributions.  

  
 Character and Appearance of the Area 
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The site was formerly used for agricultural purposes and currently comprises a range 
of dilapidated glasshouses and rural buildings surrounded by landscaping on all 
boundaries. The site has a fairly low key rural character and appearance.    
 
The proposal would result in some encroachment into the countryside outside the 
existing built-up development within the village framework. The introduction of 15 
dwellings of significant scale on a site that was formerly a nursery and rural in nature 
would result in a visually intrusive development that would detract from the openness 
and character and appearance of the countryside. However, the impact is considered 
limited in terms of openness given the existing buildings on the site and that the 
proposed development would not adversely affect the landscape setting of the village 
as the encroachment is restricted and the development would only be visible from 
close public viewpoints and would not affect the wider landscape and countryside 
from long distance views.   
 
In addition, the extant consent for eight dwellings on the site needs to be taken into 
consideration. Whilst the development would increase the density of development on 
the site, it would remain at low density and the proposal would make a more efficient 
use of the land whilst retaining the spacious and rural character and appearance of 
the area and providing a transition zone between the village and the former Land 
Settlement Association Estate. 
 
The proposal would therefore comply with Policy HQ/1 of the Local Plan.  

  
 Design Considerations 
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The scheme has been designed with reasonable large plots sited around an area of 
public open space with access via a shared surface. The landscaping along the 
Pampisford Road frontage would be retained and landscaping provided along the 
frontage of the plots. This is considered to reflect the spacious and rural character and 
appearance of the dwellings that comprise part of the former Land Settlement 
Association Estate to the south of Pampisford Road and dwellings along the High 
Street to the north. Whist it is acknowledged that the Urban Design Officer would 
prefer dwellings sited closer to the road, this is considered to result in a more 
surburban development. 
 
Although it is noted that the northern side of Pampisford Road opposite the site 
consists of single storey bungalows and the land rises to the south, the scale of the 
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dwellings are considered to be satisfactory notwithstanding the levels. The dwellings 
would range from 6.7 metres to 8.4 metres in height with the lower dwellings sited 
closer to Pampisford Road to the north and the higher dwellings at the central rear 
part of the site to the south. The development is not considered to result in a visually 
dominant mass of built form that would adversely affect the character and appearance 
of the area given the siting of the dwellings off the Pampisford Road frontage that 
would be partially screened by landscaping.  
 
The form and design of the dwellings are considered to represent a contemporary 
take on traditional rural buildings that would closely reflect the rural character of the 
site. The simple plan forms and features that include forward projecting gables and 
dormer windows would reflect the character of dwellings within the vicinity of the site.    
 
The range of materials of the dwellings that would comprise buff/red bricks, timber 
boarding and render for the walls and slate grey interlocking tiles and plain tiles for the 
roof would be in keeping with the character and appearance of the area. A condition 
would be attached to any consent to agree the precise details.  
 
The public open space would be situated centrally within the site and surrounded by 
dwellings. This would provide good level of surveillance for users.  
 
A public footway would be provided along Pampisford Road that would link to the 
existing public footway adjacent to the bus stop close to the junction with the High 
Street. A link would also be provided to the public right of way that runs along the 
western boundary of the site.  
 
The proposal is considered to result in a high quality of development that responds to 
the local context and creates a sense of place.  

  
117. The proposal would therefore comply with Policy HQ/1 of the Local Plan.  
  
 Trees/ Landscaping 
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The site comprises a number of trees and landscaping. Two Elm trees on the road 
frontage are protected by a Tree Preservation Order and some of the hedgerows on 
or adjacent to the site may qualify as important hedgerows.  
 
A Tree Survey and Arboricultural implications Assessment, Tree Protection Plan and 
Arboricultural Method Statement has been submitted with the application. This 
document is sufficient for the site.  
 
The proposal would not result in the loss of any important trees and hedges that 
significantly contribute towards the visual amenity of the area. Although a group of 
Elm trees and group of Ash trees along the Pampisford Road frontage would be lost 
that are category B trees, they are not in a particularly good condition and would be 
replaced. The Poplars along the western boundary would also be removed which is 
acceptable as these are C category trees. The woodland to the south of the side 
adjacent the County Wildlife Site would be retained.  
 
A substantial amount of landscaping is proposed within the development that includes 
structural planting in the form of a landscape buffer along the boundaries of the site 
together with planting within the site.  
 
Conditions would be attached to any consent to ensure that the development is 
carried out in accordance with the Tree Protection Plan and Arboricultural Method 
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Statement and to secure a detailed landscaping scheme that is appropriate to the 
character of the area.   
 
The proposal would therefore comply with Policy NH/4 of the Local Plan.   

  
 Ecology 
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The site comprises former agricultural use and has a number of habitats that include 
derelict glasshouses and outbuildings, grassland, scrub, trees and hedges and piles 
of rubble and logs. The Shelford - Haverhill Disused Railway (Great Abington) County 
Wildlife Site lies to the south of the site.   
 
An updated Preliminary Ecological Appraisal was submitted with the application. The 
reports have provided evidence of ecological constraints on the site with regard to 
protected species in the form of badgers, bats, owls and reptiles.  
 
A badger sett was found adjacent to the southern site boundary with signs of recent 
activity along with a badger latrine 30 metres to the south east, snuffle holes within the 
western part of the site within clearings from the scrub and badger dung within one of 
the glasshouses.  
 
The glasshouses have bird nesting potential but negligible bat roost potential due to 
the internal light levels and lack of roosting opportunities. An owl was seen in one of 
the glasshouses and a small number of pellets found.  
 
Bat droppings were found within one of the outbuildings that has low bat roost 
potential.  
 
The grassland and scrubs provides foraging opportunities for bats and a suitable 
habitat for reptiles.  
 
A Bat Survey Report and Reptile Survey were carried out following the 
recommendations in the preliminary appraisal.  
 
The Bat Survey did not result in any bats emerging from the outbuilding or the 
pollarded poplar tree and low levels of foraging activity were recorded. Two bats were 
observed. No mitigation is necessary but it is recommended that bat boxes are 
provided on the new buildings for enhancement any lighting is limited.     
 
The Reptile Survey recorded a number of lizards within refugia close to a glasshouse. 
Mitigation is necessary in the form of precautionary clearance measures due to the 
small size of the population.   
 
The proposal is not considered to result in the loss of any important habitats for 
protected species providing conditions are attached to any consent to ensure their 
protection. This would include further badger surveys.  
 
The development is not considered to directly affect the neutral grassland species 
which are the interest features of the adjacent County Wildlife Site. However, this 
needs to protected by the provision of a buffer zone which would be secured through 
a condition of any consent.  
 
The proposal would therefore comply with Policy NH/4 of the Local Plan.  

  
 Highway Safety and Sustainable Travel 
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Pampisford Road connects the A505 and Granta Park to the west to the A1307 at 
Hildersham to the east. It is a wide road with traffic calming and a speed limit of 30 
miles per hour.   
 
The proposal would result in an increase in traffic in the area. However, the increase 
is not considered significant to the extent that it would adversely affect the capacity 
and functioning of the public highway.  
 
The main access from Pampisford Road would be a shared surface and measure 6 
metres in width. Vehicular visibility splays measuring 2.4 metres from the edge of the 
carriageway x 43 metres along the edge of the carriageway in both directions would 
be provided. This would accord with Local Highway Authority standards and not result 
in a development would be detrimental to highway safety.  
 
Conditions would be attached to any consent to secure a traffic management plan 
during construction.  
 
A new 1.8 metre wide footway would be installed from the shared access and run 
along Pampisford Road to connect to the existing public footway adjacent to the bus 
stop. This would need to be agreed as part of the Section 106. A footway link to the 
public footpath is also proposed to ensure the site is permeable. 
 
At least two vehicle parking spaces and one cycle parking space would be provided 
for each dwelling. 
 
Although it is noted that some of the driveways are not divisible by 5 metres, vehicles 
would not encroach on to the footway as there is shared surface with a 0.5 metre 
maintenance strip. It is also unlikely that vehicles would park in these areas given the 
size of the remaining spaces. This has been considered further and would result in 
vehicles closer to the road that would detract from views into the development from 
Pampisford Road. 
 
The development would therefore comply with Policies HQ/1, TI/2 and TI/3 of the 
Local Plan.   

  
 Flood Risk 
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The site is located within Flood Zone 1 (low risk). It is in an area where there is not a 
high risk from fluvial flooding and groundwater flooding.  
 
A Flood Risk Assessment has been submitted with the application that demonstrates 
that surface water can be attenuated on site through infiltration in the form of 
permeable paving on the private shared driveway with cellular storage underneath 
along with permeable paving for individual driveways and parking spaces. The main 
shared access road would also be permeably surfaced if not adopted by the Local 
Highways Authority. This method of drainage would have the benefits in relation to 
pollution control.  
 
The proposal is not therefore considered to increase the risk of flooding to the site and 
surrounding area.  
 
A condition would be attached to any consent to ensure the design of the surface 
water drainage system is appropriate and can withstand a 1 in 100 year storm event 
plus 40% for climate change. The condition will also need to include maintenance of 
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the system in perpetuity.  
 
The proposal would therefore comply with Policy CC/9 of the Local Plan.  

  
 Neighbour Amenity 
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No. 3 Pampisford Road is situated to the west of the site. It has a number of windows 
in its side and rear elevations facing the site and a rear garden.  
 
The development is not considered to result in an unduly overbearing mass, 
significant loss of light or severe loss of privacy that would adversely affect the 
amenities of the neighbour given that distance to the nearest dwellings within the 
development would be 18 metres to the less important part of the dwelling and garden 
area.  
 
Whilst it is acknowledged that there would be a change in the use of the land from a 
horticultural nursery to residential dwellings, the development is not considered to 
result in a significant level of noise and disturbance that would adversely affect the 
amenities of neighbours. A condition would be attached to any consent in relation to 
the hours of use of power operated machinery during construction and construction 
related deliveries to minimise the noise impact upon neighbours. 
 
The footpath to the rear of the neighbour would be separated from the plot by 
landscaping and potential boundary treatment and is not considered to result in a 
security risk that would warrant refusal of the application.  
 
The proposal would therefore comply with Policy HQ/1, CC/6 and SC/10 of the Local 
Plan.  

  
 Amenity of Occupiers 
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The gross internal floor areas of the dwellings would meet residential space standards 
in terms of the total size of the dwelling, the size of the bedrooms and the size of the 
storage.   
 
The proposal would therefore comply with Policy H/12 of the Local Plan.   

  
 Heritage Assets 
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The site is located in an area of high archaeological potential and a condition is 
recommended to secure a scheme of investigation and evaluation to protect any 
significant archaeological features found on the site.   
 
The proposal would therefore comply with Policy NH/14 of the Local Plan.   

  
 Other Matters 
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The site is within an area that is sensitive in terms of controlled groundwaters. The 
site and surrounding area are also subject to potential contaminants as a result of the 
former nursery use of the site and the proximity to the disused railway to the south.  
 
A condition would need to be attached to any consent to secure a detailed 
investigation into contamination to ensure that the proposal would not cause a risk to 
the health of the occupiers of the development and construction workers or controlled 
groundwaters in the area and accord with Policy SC/11 of the Local Plan.   
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A condition would be attached to any consent to agree foul drainage details to accord 
with Policy CC/7 of the Local Plan. 
 
Conditions would be attached to any consent in relation to renewable energy 
measures and water conservation to ensure the proposal would comply with Policies 
CC/3 and CC/4 of the Local Plan.    

  
 Conclusion 
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that 
decisions must be made in accordance with the development plan unless material 
considerations indicate otherwise. The proposal would not provide a suitable site for 
housing, having regard to its location and very recently adopted policies in the Local 
Plan. The proposal conflicts with policies S/7 and S/10 which are such that the 
proposal should be regarded as being in conflict with the development plan as a 
whole. 
 
In addition, the site is located on the former Land Settlement Association Estate that is 
covered by the Great Abington Neighbourhood Plan which is at an advanced stage 
and this restricts the number of new dwellings within this area in order retain its 
character.  
 
However, there are material considerations in this case, to which officer’s feel can be 
afforded significant weight. There is an extant planning consent for eight dwellings on 
the site which is still capable of being implemented meaning that site will not remain 
undeveloped contrary to the spatial strategy within the development plan. The 
proposal will also include provision of three additional affordable dwellings all of which 
can be secured in the first instance for those with a local connection.  
 
There are no technical objections that cannot be controlled or mitigated through the 
use of conditions. While there will be a material change in the character and 
appearance of the area, members need to remember that such a change will also 
occur as a result of the extant planning permission. 
 
Officers consider that due weight can be given to these material considerations and 
which are considered to justify a departure from policy in this particular instance. 
Approval would not set a precedent given the prevailing circumstances and the 
application should be considered on its individual merits having regard to all of the 
relevant considerations.  
 
On balance, the application is therefore recommended for approval.   

  
 Recommendation 
 
168. It is recommended that the Planning Committee grants officers delegated powers to 

approve the application subject to a Section 106 agreement as set out in appendix 1 
and the following conditions: 
 
Conditions 
 
a) The development hereby permitted shall be begun before the expiration of 3 years 
from the date of this permission.  
(Reason - To ensure that consideration of any future application for development in 
the area will not be prejudiced by permissions for development, which have not been 



acted upon.) 
 
b) The development hereby permitted shall be carried out in accordance with the 
following approved plans: 1:1250 Site location plan and drawing numbers 18053-01, 
18053-02, 18053-03, 18053-04, 18053-05, 18053-06, 18053-07, 18053-08, 18053-09, 
18053-10, 18053-11, 18053-12, 18053-13, 18053-14, 18053-15, 18053-16, 18053-17, 
18053-18, 18053-19, 18053-20, 18053-21, 18053-22 and 18053-25.  
(Reason - To facilitate any future application to the Local Planning Authority under 
Section 73 of the Town and Country Planning Act 1990.) 

 
c) No development above base course level shall take place until details of the 
materials to be used in the construction of the external surfaces of the buildings 
hereby permitted have been submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the approved 
details.  
(Reason - To ensure the appearance of the development is satisfactory in accordance 
with Policy HQ/1 of the adopted Local Plan 2018.) 
 
d) No development above base course level shall take place until there has been 
submitted to and approved in writing by the Local Planning Authority a plan indicating 
the positions, design, materials and type of boundary treatment to be erected. The 
boundary treatment shall be completed before the development is occupied in 
accordance with the approved details and shall thereafter be retained.  
(Reason - To ensure that the appearance of the site does not detract from the 
character of the area in accordance with Policy HQ/1 of the adopted Local Plan 2018.) 
 
e) No development shall be occupied until full details of both hard and soft landscape 
works have been submitted to and approved in writing by the Local Planning 
Authority. The details shall include specification of all proposed trees, hedges and 
shrub planting, which shall include details of species, density and size of stock.  
(Reason - To ensure the development is satisfactorily assimilated into the area and 
enhances biodiversity in accordance with Policy NH/4 of the adopted Local Plan 
2018.) 

 
f) All hard and soft landscape works shall be carried out in accordance with the 
approved details. The works shall be carried out prior to the occupation of any part of 
the development or in accordance with a programme agreed in writing with the Local 
Planning Authority. If within a period of five years from the date of the planting, or 
replacement planting, any tree or plant is removed, uprooted or destroyed or dies, 
another tree or plant of the same species and size as that originally planted shall be 
planted at the same place, unless the Local Planning Authority gives its written 
consent to any variation.  
(Reason - To ensure the development is satisfactorily assimilated into the area and 
enhances biodiversity in accordance with Policy NH/4 of the adopted Local Plan 
2018.) 

 
g) The development shall be carried out in accordance with the Tree Survey, 
Arboricultural Impact Assessment , Tree Protection Plan and Arboricultural Method 
Statement dated March 2018 Revised September 2018 by Richard Morrish 
Associates Ltd.  
(Reason - To protect trees which are to be retained in order to enhance the 
development, biodiversity and the visual amenities of the area in accordance with 
Policy NH/4 of the adopted Local Plan 2018.) 
 
h) The development shall be carried out in accordance with the Extended Phase 1 



Ecology Report dated 17 January 2018 by agb Environmental, Bat Survey report 
dated 17 January 2018 by agb Environmental and Reptile Survey report dated 21 
February 2018 by agb Environmental. 
(Reason - To minimise disturbance, harm or potential impact upon protected species 
and achieve biodiversity enhancement on the site in accordance with Policy NH/4 of 
the adopted Local Plan 2018.) 
 
i) No development shall take place (including demolition, ground works, vegetation 
clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) 
has been submitted to and approved in writing by the local planning authority. The 
CEMP (Biodiversity) shall include the following. 
i) Risk assessment of potentially damaging construction activities. 
ii) Identification of “biodiversity protection zones” to include provisions to protect the 
adjacent County Wildlife Site from harm both during the construction phase and from 
future impacts such as fly tipping. 
iii) Practical measures (both physical measures and sensitive working practices) to 
avoid or reduce impacts during construction (may be provided as a set of method 
statements). 
iv) The location and timings of sensitive works to avoid harm to biodiversity features. 
v) The times during which construction when specialist ecologists need to be present 
on site to oversee works. 
vi) Responsible persons and lines of communication. 
vii) The role and responsibilities on site of an ecological clerk of works (ECoW) or 
similarly competent person. 
viii) Use of protective fences, exclusion barriers and warning signs if applicable. 
The approved CEMP shall be agreed to and implemented throughout the construction 
period strictly in accordance with the approved details, unless otherwise agreed in 
writing by the local planning authority. 
(Reason - To minimise disturbance, harm or potential impact upon protected species 
and achieve biodiversity enhancement on the site in accordance with Policy NH/4 of 
the adopted Local Plan 2018.) 
 
j) Prior to the commencement of the development, a badger survey shall be carried 
out within the site by a licensed ecologist. A report of the findings including a suitable 
mitigation strategy if required, should badgers be found, shall be submitted to the local 
planning authority and approved in writing. Thereafter the development shall be 
carried out in accordance with the approved details.  
(Reason - To minimise disturbance, harm or potential impact upon protected species 
and achieve biodiversity enhancement on the site in accordance with Policy NH/4 of 
the adopted Local Plan 2018.) 
 
k) A Landscape and Ecological Management Plan (LEMP) shall be submitted to, and 
approved in writing by, the local planning authority prior to the commencement of 
development. The content of the LEMP shall include the following.  
i) Description and evaluation of features to be managed.  
ii) Ecological trends and constraints on site that might influence management.  
iii) Aims and objectives of management.  
iv) Appropriate management options for achieving aims and objectives.  
v) Prescriptions for management actions.  
vi) Prescription of a work schedule (including an annual work plan capable of being 
rolled forward over a five-year period).  
vii) Details of the body or organisation responsible for implementation of the plan.  
viii) Ongoing monitoring and remedial measures.  
The LEMP shall also include details of the legal and funding mechanism(s) by which 
the long-term implementation of the plan will be secured by the developer with the 



management body(ies) responsible for its delivery. The plan shall also set out (where 
the results form monitoring show that conservation aims and objectives of the LEMP 
are not being met) contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the fully functioning biodiversity 
objectives of the originally approved scheme. The approved plan will be implemented 
in accordance with the approved details.  
(Reason - To minimise disturbance, harm or potential impact upon protected species 
and achieve biodiversity enhancement on the site in accordance with Policy NH/4 of 
the adopted Local Plan 2018.) 
 
l) No demolition/development shall take place until an archaeological written scheme 
of investigation (WSI) has been submitted to and approved by the local planning 
authority in writing. For land that is included within the WSI, no 
demolition/development shall take place other than in accordance with the agreed 
WSI which shall include: 
i) the statement of significance and research objectives;  
ii) The programme and methodology of site investigation and recording and the 
nomination of a competent person(s) or organisation to undertake the agreed works 
iii) The programme for post-excavation assessment and subsequent analysis, 
publication & dissemination, and deposition of resulting material. This part of the 
condition shall not be discharged until these elements have been fulfilled in 
accordance with the programme set out in the WSI. 
Developers will wish to ensure that in drawing up their development programme, the 
timetable for the investigation is included within the details of the agreed scheme. 
(Reason - To secure the provision of archaeological excavation and the subsequent 
recording of the remains in accordance with Policy NH/14 of the adopted Local Plan 
2018.) 
 
m) No development approved by this permission shall be commenced, unless 
otherwise agreed, until:  
i) The application site has been subject to a detailed scheme for the investigation and 
recording of contamination and remediation objectives have been determined through 
risk assessment and agreed in writing by the Local Planning Authority.  
ii) Detailed proposals for the removal, containment or otherwise rendering harmless 
any contamination (the Remediation method statement) have been submitted to and 
approved in writing by the Local Planning Authority.  
(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 SC/11 of the adopted Local Plan 2018.) 
 
n) No development shall be occupied until: 
i) The works specified in the remediation method statement have been completed, 
and a Verification report submitted to and approved in writing by the Local Planning 
Authority, in accordance with the approved scheme.  
ii) If, during remediation and/or construction works, any contamination is identified that 
has not been considered in the remediation method statement, then remediation 
proposals for this material should be agreed in writing by the Local Planning Authority.  
(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 SC/11 of the adopted Local Plan 2018.) 
  



o) No development approved by this planning permission shall take place until a 
remediation strategy that includes the following components to deal with the risks 
associated with the contamination of the site shall each be submitted to and approved 
in writing by the Local Planning Authority:  
i) A Preliminary Risk Assessment (PRA) including a Conceptual Site Model (CSM) of 
the site indication potential sources, pathways, receptors including those off-site.  
ii) The results of a site investigation based on (i) and a detailed risk assessment, 
including a revised CSM. 
iii) Based on the risk assessment in (ii) an options appraisal and remediation strategy 
giving full details of the remediation measures required and how they are to be 
undertaken. The strategy shall include a plan providing details of how the remediation 
works shall be judged to be complete and arrangements for contingency actions. The 
plan shall also detail a long term monitoring and maintenance plan as necessary. 
iv) No occupation of any part of the permitted development shall take place until a 
verification report demonstrating completion of works set out in the remediation 
strategy in (iii). The long term monitoring and maintenance plan in (iii) shall be 
updated and be implemented as approved.  
If, during development, contamination not previously identified is found to be present 
at the site, then no further development (unless otherwise agreed with the Local 
Planning Authority) shall be carried out until the developer has submitted a 
remediation strategy detailing how this unsuspected contamination shall be dealt with 
and obtained written approval from the Local Planning Authority. The remediation 
strategy shall be implemented as approved.   
(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 SC/11 of the adopted Local Plan 2018.) 
  
p) Development shall not commence until a detailed surface water scheme for the site 
based upon sustainable drainage principles has been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall subsequently be 
implemented in full accordance with the approved details before the development is 
completed.  
The scheme shall be based upon the principles within the agreed Flood Risk 
Assessment (FRA) and Sustainable Drainage Strategy prepared by MTC Engineering 
(ref: 2041-FRA & DS- Rev B) dated September 2018 and shall also include  
i) Full calculations detailing the existing surface water run off rates for the QBAR, 3.3% 
Annual Exceedance Probability (AEP) (1 in 30) and 1% AEP (1 in 100) storm events; 
ii) Detailed drawings of the entire proposed surface water drainage system including 
levels, gradients, dimensions and pipe reference numbers; 
iii) Full details of the proposed attenuation and flow control measures; 
iv) Site investigation and test results to confirm infiltration rates; 
v) Details of overland flood flow routes in the evened of system exceedance, with 
demonstration that such flows can be appropriately managed on site without 
increasing flood risk to occupants; 
vi) Full details of the maintenance/ adoption of the surface water drainage system; 
vi) Measures taken to prevent pollution of the receiving groundwater and/ or surface 
water. The drainage scheme must adhere to the hierarchy of the drainage options as 
outlined in the NPPF PPG.  
(Reason - To ensure a satisfactory method of surface water drainage and to prevent 
the increased risk of flooding in accordance with Policy CC/9 of the adopted Local 
Plan 2018.) 
 
q) Prior to the commencement of any development, a scheme for the provision and 



implementation of foul water drainage shall be submitted to and approved in writing by 
the Local Planning Authority. The scheme shall be constructed and completed in 
accordance with the approved plans prior to the occupation of any part of the 
development or in accordance with the implementation programme agreed in writing 
with the Local Planning Authority.  
(Reason - To reduce the risk of pollution to the water environment and to ensure a 
satisfactory method of foul water drainage in accordance with Policy CC/7  of the 
adopted Local Plan 2018.) 
 
r) No development shall commence until a renewable energy statement has been 
submitted to and approved in writing by the Local planning Authority. The 
development shall be carried out in accordance with the approved details and 
thereafter retained.  
(Reason - To ensure an energy efficient and sustainable development in accordance 
with Policy CC/3 of the adopted Local Plan 2018.) 
 
s) No development shall commence until a water conservation strategy has been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details and 
thereafter retained.  
(Reason - To ensure a water efficient and sustainable development in accordance 
with Policy CC/4 of the adopted Local Plan 2018.) 
 
t) No construction site machinery or plant shall be operated, no noisy works shall be 
carried out and no construction related deliveries taken at or despatched from the site 
except between the hours of 0800-1800 Monday to Friday, 0800-1300 Saturday and 
not at any time on Sundays or Bank or Public holidays.  
(Reason - To protect the amenity of the locality, especially for people living and/or 
working nearby, in accordance with Policy SC/10 of the Local Plan 2018.) 
 
u) No demolition or construction works shall commence on site until a traffic 
management plan (not a CTMP) has been agreed with the Local Planning Authority in 
consultation with the Highway Authority. The principle areas of concern that should 
be addressed are: 
(i) Movements and control of muck away lorries (all loading and unloading shall 
be undertaken off the adopted highway) 
(ii) Contractor parking, for both phases all such parking shall be within the 
curtilage of the site and not on the street. 
(iii) Movements and control of all deliveries (all loading and unloading shall be 
undertaken off the adopted public highway. 
(iv) Control of dust, mud and debris, in relationship to the functioning of the 
adopted public highway. 
The development shall be carried out in accordance with the approved details.  
(Reason - In the interests of highway safety in accordance with Policy HQ/1 of the 
adopted Local Plan 2018.) 
 
v) 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 
under Section 38 of the Highways Act 1980 or a Private Management and 
Maintenance Company has been established). 
(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 the 



interests of highway safety in accordance with Policy HQ/1 of the adopted Local Plan 
2018.). 
 
w) The access shall be constructed so that its falls and levels are such that no private 
water from the site drains across or onto the adopted public highway. 
(Reason - In the interests of highway safety in accordance with Policy HQ/1 of the 
adopted Local Plan 2018.) 
 
x) The access shall be constructed using a bound material to prevent debris 
spreading onto the adopted public highway. 
(Reason - In the interests of highway safety in accordance with Policy HQ/1 of the 
adopted Local Plan 2018.) 
 
y) The development, shall not be occupied until covered and secure cycle parking has 
been provided within the site in accordance with a scheme to be submitted to and 
approved in writing by the Local Planning Authority. 
(Reason - To ensure the provision of covered and secure cycle parking in accordance 
with Policy TI/3 of the adopted Local Plan 2018.) 
 
z) Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (England) (or any order revoking and re-enacting 
that Order with or without modification), no development within Classes A, B and C of 
Part 1 of Schedule 2 of the Order shall take place on all plots and Class B of Part 2 of 
Schedule 2 of the Order shall take place on Plots 1, 14 and 15 unless expressly 
authorised by planning permission granted by the Local Planning Authority in that 
behalf. 
(Reason - In the interests of highway safety and to safeguard the privacy of 
neighbours in accordance with Policy HQ/1 of the adopted Local Plan 2018.) 
 
z) The proposed first floor bedroom windows in the east side elevation of Plot 6, east 
side elevation of Plot 7 and west side elevation of Plot 8,  hereby permitted, shall be 
fitted with obscured glazing (meeting as a minimum Pilkington Standard level 3 in 
obscurity) and shall be permanently fixed shut. The development shall be retained as 
such thereafter. 
(Reason - To prevent overlooking of the adjoining properties in accordance with Policy 
HQ/1 of the adopted Local Plan 2018.) 
 
aa) No development above base course level shall take place until details of the 
proposed children’s play area including the number and type of pieces of play 
equipment have been submitted to and approved in writing by the Local Planning 
Authority.  The play area shall be laid out and equipped as approved before the first 
occupation of any part of the development, or in accordance with a programme to be 
submitted to and approved in writing by the Local Planning Authority. 
(Reason - To provide outdoor play space in accordance with Policy SC/7 of the 
adopted Local Plan 2018.) 
 
bb) Notwithstanding the approved plans, 5% of the dwellings, hereby permitted, shall 
be constructed to meet the requirements of Part M4(2) 'accessible and adaptable 
dwellings' of the Building Regulations 2010 (as amended 2016).  
(Reason - To ensure the units are accessible and adaptable in accordance with Policy 
H/9 of the adopted South Cambridgeshire Local Plan 2018). 
 
cc) Prior to the first occupation of the development, infrastructure to enable the 
delivery of broadband services to industry standards should be provided for each of 
the dwellings.   



(Reason – To support the implementation of the South Cambridgeshire Economic 
Development Strategy in accordance with Policy TI/10 of the adopted South 
Cambridgeshire Local Plan 2018.) 
 
dd) No development shall be occupied until a scheme for the provision of public art on 
the open space on the site designed with the local community has been submitted to 
and agreed in writing by the Local Planning Authority. The scheme shall be carried out 
in accordance with the approved details prior to the occupation of the development.  
(Reason – To enhance the quality of the development in accordance with Policy HQ/2 
of the adopted Local Plan 2018.) 
 
ee) No development shall be occupied until a lighting scheme, to include details of 
any external lighting of the site such as street lighting, floodlighting, security lighting, 
has been submitted to and approved in writing by the Local Planning Authority. This 
information shall include a layout plan with beam orientation, full isolux contour maps 
and a schedule of equipment in the design (luminaire type, mounting height, aiming 
angles and luminaire profiles, angle of glare) and shall assess artificial light impact in 
accordance with the Institute of Lighting Engineers (2005) ‘Guidance Notes for the 
Reduction of obtrusive Light’. The approved lighting scheme shall be installed, 
maintained and operated in accordance with the approved details prior to the 
occupation of the development.    
(Reason -To minimise the effects of light pollution on the surrounding area in 
accordance with Policy SC/9 of the adopted Local Plan 2018.) 
 
ff) No development shall take place until a plan showing the finished floor levels of the 
proposed dwellings in relation to the existing and proposed ground levels of the 
surrounding land has been submitted to and agreed in writing by the Local Planning 
Authority.  The development shall be constructed in accordance with the approved 
details. 
(Reason - In the interests of residential and visual amenity, in accordance with Policy 
HQ/1 of the adopted Local Plan 2018.) 
 
Section 106 agreement 
a) Affordable Housing 
b) Public Open Space 
c) Community Faculties 
d) Monitoring 
e) Footpath along Pampisford Road 
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The following list contains links to the documents on the Council’s website and / or an 
indication as to where hard copies can be inspected. 
 

  South Cambridgeshire Local Plan 2018 

  South Cambridgeshire Local Development Framework Supplementary Planning 
Documents (SPD’s) 
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