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S/2552/11 – STEEPLE MORDEN 
 

Dwelling at Orchard Cottage 58 Hay Street for Mrs Beverly England 
 

Recommendation: Delegated Approval 
 

Date for Determination: 23rd April 2012 
 
Notes: 
 
This Application has been reported to the Planning Committee, as the Parish 
Council’s recommendation of refusal conflicts with Officers’ recommendation. 
 
Members will visit the site on the 3rd April 2012 
 

Site and Proposal 
 
1. The application site measures approximately 0.13 hectares (including track access to 

main road). The site is located within the village framework, though the eastern 
boundary is the village framework line.  There is a public footpath located to the east 
that runs in north/south direction. Residential properties can be found to the north, 
east and south. The residential property to the east is located approximately 95 
metres outside the village framework. The public highway and existing property of 58 
Hay Street defines the western boundary.  

 
2. The application was validated on the 27th February 2012 (following the submission of 

amended site plan and certificates). The proposed dwelling is located in the rear 
garden of 58 Hay Street and will access the main road by the track that is owned by 
62 Hay Street. The dwelling is considered to be a four bedroom property, as the 
ground floor study is of adequate size for a bedroom.  

 
Planning History 
 

3. No planning history on site is considered to be relevant in this case 
 

Planning Policy 
 

4. South Cambridgeshire Local Development Framework Core Strategy 2007: 
ST/6 

 
5. South Cambridgeshire Local Development Framework Development Control 

Policies DPD 2007: 
DP/1 – Sustainable Development  
DP/2 - Design of New Development 
DP/3 - Development Criteria 
DP/4 – Infrastructure and New Developments 
NE/1 – Energy Efficiency  



NE/6 – Biodiversity  
CH/5 – Conservation Areas  
SF/10 – Outdoor Playspace, Informal Open Space and New Developments 
SF/11 – Open Space Standards 
 
South Cambridgeshire Local Development Framework, Supplementary 
Planning Documents 
District Design Guide SPD – Adopted March 2010 

 Development Affecting Conservation Areas SPD – July 2009 
 Biodiversity SPD – Adopted July 2009 
 Open Space in New Developments – Adopted January 2009 
 

Consultations 
 
6. Steeple Morden Parish Council – (6th February 2012) The Parish Council 

recommends refusal. The Parish Council states that it is very concerned about the 
number of inaccuracies in the expert reports and statements submitted with this 
application. 

 
7. The Parish Council is of the view that the author of the biodiversity report appears to 

be unaware that old orchards are National Biodiversity Action Plan Habitats. The 
Parish Council asks that the Ecology Officer views the application and that any 
suitable mitigation is agreed with the applicant. 

 
8. The Design and Access Statement has many inaccuracies. Steeple Morden is not a 

sustainable village and Odsey is a hamlet within Steeple Morden not a neighbouring 
village. The Parish Council also raises inaccuracies in distances stated between the 
site and surrounding towns. 

 
9. The Parish Council does not agree with the applicant’s assessment of what 

constitutes backfill and infill is quite bizarre. The photo of Plough Close, this is on the 
southern edge of the village and not on Hay Street and was a brownfill development.  
On the west side of Hay Street, numbers 75 and 77 are modern houses but are built 
on the footprint of earlier properties. On the east side the Parish Council states that 
the original building line is marked by numbers 40, 46 (Woodland Grange which is 
built on the footprint of an earlier building) and 80. The remaining buildings on this 
side of the street are considered as front fill. The Parish Council continues by stating 
that Craft Way was allowed under a previous planning regime and is not within the 
conservation area.  

 
10. It is the view of the Parish Council that this application is contrary to design policy and 

the Supplementary Planning Document. The present character of Hay Street is that 
houses front the road.  

 
11. Rights of Way and Access Team  - The Rights of Way and Access Team states 

that it has no objection to the proposed development. The clearance of existing trees 
that have fallen across the line of Public Footpath No.13 is welcomed, but any 
replacement planting must be set at least 2 metres away from the public footpath. 
The Rights of Way and Access Team also raises points of law relating to public rights 
of way. 

 
12. Tree Officer – (19th January 2012) The Trees are within the conservation area but 

they are not of a condition to serve a Tree Preservation Order. It is a pity to lose so 
many fruit trees. Tree protection to be installed as per Acacia report. No objections to 
proposal. 



 
13. Ecology – (8th February 2012) The Ecology Officer states that the fruit trees are not 

of significant value that would enable an objection to be raised. The trees appear to 
be of plum or gage and have grown together to form a high canopied cluster of fruit 
trees rather than a traditional orchard. It is the traditional orchard habitat form that is 
of particular value where found as the trees tend to be wider spaced enabling tem to 
ascertain a greater girth leading to greater longevity.  

 
14. The Ecology Officer recommends that S106 off site contribution is used by the Parish 

Council to secure continued management and replanting of the County Wildlife Site 
(located to the rear and side of Woodland Grange) orchard should any development  

be allowed. 
 
15. The Ecology Officer makes no objection to the development and accepts that the 

proposed orchard planting scheme is adequate compensatory habitat provision. 
However, it is requested that any scheme of landscaping be enforceable for a period 
of 10 years. A condition will also be required to control the removal of vegetation 
during the bird breeding period and a separate condition added for the protection of 
badgers posed by open trenches. A condition for nest boxes is not required on this 
site if the measures to secure an orchard are achieved. 

 
16. Landscape Officer – (8th February and 13th March 2012) The Landscape Officer has 

some concerns over the current proposed landscaping scheme but recommends 
approval if a landscape and boundary condition were added. The approved 
landscaping scheme would need to be maintained for a 10 year period. A condition is 
also required for the removal of boundary permitted development rights.  

 
17. Local Highways Authority – (5th March 2012) Following the amended plans the 

Local Highways Authority states that conditions be added to ensure that water does 
not drain onto the adopted public highway and that the driveway is constructed with a 
bound material. The Local Highways Authority also request informatives to state that 
work to the public highway requires its consent and that any work effecting utilities is 
at the expense of the developer.  

 
Representations 

 
 No representations have been received  
 

Planning Comments – Key Issues 
 
18. The key issues to consider in the determination of this application are: 

• Principle of Development 
• Visual Impact and Impact on Historic Character 
• Ecology 
• Highway Safety and Parking Provision 
• Residential Amenity  

 
19. Principle of Development – The site falls within a Group Village that allows 

development of up to 8 dwellings. With the proposal being for a single dwelling the 
development complies with Policy ST/6. The density of the development is 8 
dwellings per hectare, but with a significant amount of the site being the access track 
and that additional dwellings would likely lead to a cramped layout the proposed 
density is considered acceptable in this case. The site is also within the village 
framework. 

 



20. The applicant has agreed in writing to provide a commuted sum for off site open 
space provision and Community Space. The applicant has stated that the appropriate 
bin provision will be purchased at their own expense. A condition will be required in 
order to ensure appropriate contributions.  

 
21. The proposal does not lead to any in principle concerns.  
 
22. Visual Impact and Impact on Historic Character – The east side of Hay Street in 

this part of the conservation area is predominantly defined by dwellings fronting the 
public highway. It is noted to the south of the site that Craft Way residential 
development, located just outside the conservation area, extends the built form 
further east than the proposed development would if approved. Woodland Grange 
located to the north is of a significantly different scale building then what is being 
proposed within this application and it is hard to make direct comparisons. The 
developments of Woodland Grange and Craft Way have only been given limited 
weight in the consideration of this application. However, 60 Hay Street (considered to 
have been built in the 1970s) is located behind the development site and outside the 
village framework. The proposed development would provide an infill between 58 and 
60 Hay Street and for this reason cannot be considered as backfill development.  The 
proposal does not, therefore, harm the character of the conservation area by virtue of 
it being within a rear garden. 

 
23. The proposal is a one and a half storey dwelling; which will be constructed out of 

natural slate roof, stained boarding and red brickwork. The rooflights will be 
conservation style. A materials condition will be required in order to ensure that the 
red brick work and stained boarding is appropriate to this locality.  

 
24. The proposed design and scale of the building does not raise any concerns. The 

scale is considered to be appropriate located on the edge of the village framework on 
a site between a two storey and single storey dwelling.   

 
25. The applicant has provided a landscape strategy, but at the current time there are 

some concerns over this submission. These include that the gravel parking court area 
has been designed for four cars to park and turn. This parking court should be 
reduced in size to accommodate only two cars and the remaining land to be 
converted to soft landscaping. An additional tree will also needed to be planted in the 
front garden of the existing dwelling to make up for the loss of a mature tree in order 
to allow the vehicular access (see drawing number BE/09/07/L101). A landscaping 
and boundary conditions can be added to ensure that the above concerns are 
mitigated and that appropriate level of replacement of orchard plants are secured. 
The request by the Ecology and Landscape Officers to place a condition to ensure 
that any agreed landscaping scheme is preserved for 10 years is not usual but in this 
case is considered appropriate. The 10 year time frame is required in order to ensure 
that the replacement trees have time to fully establish and to maintain the current 
character of the area, which is defined by dense mature trees. The ecology reasons 
for the 10 year period are covered below. The requested condition by the Landscape 
Officer to remove boundary permitted development rights is considered reasonable. 
The removal of these permitted rights will strengthen the chance of the tree planting 
lasting after the 10 year period. 

 
26. Ecology – The Ecology Officer’s view that the proposed development will not be 

detrimental to biodiversity is accepted. The replacement tree planting (laying out of a 
more formal orchard), secured for a 10 year period, will likely lead to benefits to the 
biodiversity of the local area. The requested condition that there will be no removal of 
vegetation during the bird breeding period and a separate condition requiring a 



scheme for the protection of badgers posed by open trenches are considered to be 
reasonable. 

 
27. The proposal if appropriately conditioned will not lead to any harm to the local 

biodiversity. 
 
28. Highway Safety and Parking Provision – The Local Highways Authority have 

considered the amended plans (drawing numbers BE/09/07/L100 and 
BE/09/07/L101) relating to visibility splays and consider these details to be 
acceptable in regards to highway safety, this view is supported by the Case Officer. 
The material details of 5 x 5 metre entrance will be considered under the landscaping 
scheme in order to ensure that this area is constructed with an appropriate bound 
surface.  

 
29. The condition requested about surface water run off is considered reasonable in the 

interests of highway safety and the requested informatives can be added to any 
consent.  

 
30. The proposed development is providing an over provision of car parking spaces but 

this can be overcome by use of a landscaping condition as mentioned above.  
 
31. Residential Amenity –  
 
32. 52 Hay Street – With this residential property being located to the south of the 

development there is no concern over loss of light. The proposal is also suitably set 
off the boundary in order to prevent there from being any undue overbearing. The 
proposed development has one 1st floor bedroom window facing No.52, which is set 
approximately 10 metres away from the common boundary line. This window is likely 
to cause some loss of privacy to the rear garden of No.52, but this is not considered 
to be detrimental. This view has been taken, as it will only overlook the end section of 
the rear garden that is unlikely to be used as amenity space by the occupants of 
No.52 by virtue of it being set away from the main dwelling and fairly wooded.  

 
33. 60 and 62 Hay Street – The distance between the development and the residential 

properties of Nos. 60 and 62 means that there are no concerns over loss of 
residential amenity.  

 
34. 58 Hay Street – The proposed first floor windows facing 58 Hay Street are over the 

proposed balcony and located more than 20 metres from the residential curtilage of 
58 Hay Street. It is considered for these reasons that the proposal will have no impact 
upon the loss of privacy to the existing property of 58 Hay Street. 

 
35. The distance between the development and 58 Hay Street will also prevent any 

significant loss of light or cause undue overbearing. 
 
36. The proposed development will, therefore, have no significant impact upon residential 

amenity of the surrounding residential properties.  
 

Conclusion 
 
37. The proposed development is considered to be acceptable subject to conditions to 

ensure that the proposed development is built to a high standard, that the proposed 
entrance way is constructed to a safe standard and that local biodiversity is 
maintained.  

 



Recommendation 
 

Approve, subject to conditions 
 

1. 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.) 
 
2. The development hereby permitted shall be carried out in accordance with the 

following approved plans: BE/09/07/L102, BE/09/L100, BE/09/07/L101, BE/09/07/L1 
P1, BE/09/07/L2 and BE/09/07/L3.  

(Reason - To facilitate any future application to the Local Planning Authority under 
Section 73 of the Town and Country Planning Act 1990.) 
 
3. No development shall begin until details of a scheme for the provision of Outdoor 

Playspace and Informal Open Space to meet the needs of the development in 
accordance with adopted Local Development Framework Policy SF/10 and SF/11 
have been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall include a timetable for the provision to be made and shall be carried out 
in accordance with the approved details. 

(Reason - To ensure that the development contributes towards Outdoor Playspace and 
Informal Open Space in accordance with Policies DP/4, SF/10 and SF/11 of the adopted 
Local Development Framework 2007.) 
 
4. No development shall begin until details of a scheme for the provision of Community 

Space and waste receptacles in accordance with adopted Local Development 
Framework DP/4 have been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include a timetable for the provision to be made 
and shall be carried out in accordance with the approved details. 

(Reason - To ensure that the development contributes towards Community Space 
Provision and waste receptacle provision in accordance with Policy DP/4 of the adopted 
Local Development Framework 2007.) 
 
5. No development 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 DP/2 of the adopted Local Development Framework 2007.) 
 
6. No development shall take place until full details of both hard and soft landscape 

works have been submitted to and approved in writing by the Local Planning 
Authority. These details shall include indications of all existing trees and hedgerows 
on the land and details of any to be retained, together with measures for their 
protection in the course of development. The details shall also 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 Policies DP/2 and NE/6 of the adopted Local 
Development Framework 2007.) 
 
7. 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 ten 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 Policies DP/2 and NE/6 of the adopted Local 
Development Framework 2007.) 
 
8. No development 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 dwelling 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 DP/2 of the adopted Local Development Framework 
2007.) 
 
9. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order with or 
without modification), no development within Class A of Part 2 of Schedule 2 of the 
Order shall take place unless expressly authorised by planning permission granted by 
the Local Planning Authority in that behalf. 

(Reason - In the interests of preserving the character and appearance of the local area in 
accordance with Policies DP/2 and CH/5 of the adopted Local Development Framework 
2007.) 
 
10. Any removal of trees, scrub or hedgerow shall not take place in the bird breeding 

season between 15 February and 15 July inclusive, unless a mitigation scheme for 
the protection of bird-nesting habitat has been previously submitted to and approved 
in writing by the Local Planning Authority.   

(Reason - To avoid causing harm to nesting birds in accordance with their protection 
under the Wildlife and Countryside Act 1981 and in accordance with Policies DP/1, DP/3 
and NE/6 of the adopted Local Development Framework 2007.) 
 
11. During the course of the development no trenches or areas of excavation shall be left 

open overnight. 
(Reason: The site has evidence of badger activity across it. Open excavations have the 
potential to trap animals that may fall into them.  The Protection of Badgers Act, 1992, 
makes it an offence to kill, injure or take a badger, or to cruelly ill-treat a badger and in 
accordance with policy NE/6 of the adopted Local Development Framework 2007.) 

 
12. The proposed driveway must be constructed so that no water drains onto the adopted 

public highway. 
(Reason - For the safe and effective operation of the highway.) 
 

 
Background Papers: the following background papers were used in the preparation of this 
report:  
• South Cambridgeshire Local Development Framework 2007 
 
 
Contact Officer:  Andrew Phillips, Planning Officer 

Telephone: (01954) 713169 


