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Application Number: S/0851/16/FL 
  
Parish(es): Bar Hill 
  
Proposal: Full planning permission for the development of 40 

residential dwellings across two sites comprising: 6 x 2 
storey houses and 27 apartments in 3 and 4 storey 
blocks, 47 car parking spaces and associated 
landscaping (including the retention of part of the bund), 
provision of a play area on part of the hotel car park and 
other surplus space (Site 1) and 7x 2 storey houses 
served by 14 car parking spaces and associated 
landscaping on part of hotel staff car park and 
underutilised part of golf course (Site 2). Permission also 
sought for new pedestrian access off Crafts Way and a 
children’s play area along with associated landscaping on 
land between Sites 1 and 2 

  
Site address: Land associated with Hallmark Hotel, Bar Hill 
  
Applicant(s): Hallmark Hotels (Bar Hill) Limited 
  
Recommendation: Delegated approval (to complete section 106) 
  
Key material considerations: Five year supply of housing land 

Principle of development  
Sustainability of the location 
Density of development and housing mix 
Affordable housing/viability 
Character of the village edge and surrounding landscape 
Impact on protected trees and ecology 
Highway safety 
Residential amenity  
Surface water and foul water drainage 
Provision of formal and informal open space 
Section 106 Contributions 

  
Committee Site Visit: 02 August 2016 
  
Departure Application: Yes 
  
Presenting Officer: David Thompson, Principal Planning Officer 
  
Application brought to 
Committee because: 

Although Bar Hill Parish Council has not objected to the 
application, they have raised a number of concerns about 
a scheme that would represent a departure from the 



Development Plan. The scheme is considered to be of 
wider than local interest due to the location of the site 
outside of the village framework of Bar Hill and the scale 
of the proposal.  

  
Date by which decision due: 04 August 2016 (extension of time agreed) 
 
 
 Executive Summary  
 
1. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The application site is located outside of the Bar Hill village framework although it is 
immediately north east of it. The site is classified as previously developed land and is 
considered to be located in a sustainable location. Bar Hill is classified in the current 
Core Strategy as a Minor Rural Centre and would retain this status in the emerging 
Local Plan. The settlement has a good range of services and facilities and is served 
by a regular bus service to and from Cambridge, including an hourly service on 
Sundays. There are bus stops served by the most regular Citi 5 service immediately 
adjacent to the site. Bar Hill offers a number of facilities, including food and other retail 
outlets, a doctor’s surgery, pharmacy, village hall, dentist, public house, library and a 
community centre. A number of these facilities are located within walking distance of 
the site including ‘The Mall’ which is less than 400 metres to the west.  
 
There are no objections to the proposals from statutory consultees. The Highway 
Authority has raised no objections to the scheme, which includes improvements to 
pedestrian links to the site. Following amendments to the flood water drainage 
strategy, the County Council as Lead Local Flood Risk Authority (LLFRA) have not 
raised any objections, nor have the Environment Agency. There are no objections 
from a design and landscape impact point of view. The Parish Council have not 
objected, although they have raised concerns in relation to design, landscape impact 
and highway safety, all of which are detailed in the report. 
 
In relation to affordable housing, the applicant has agreed to the provision of 15% of 
the units on site as shared ownership units. The policy implications of this are 
discussed in detail in the main body of the report but officers are satisfied that this 
proportion is the highest percentage that can be given over to affordable housing on 
site and allow the overall scheme to remain financially viable, due to the high value of 
the land and the costs associated with the high build specification of the proposal.    
 
Given the lack of objections from statutory consultees, it is considered that the 
scheme achieves the social and environmental elements of the definition of 
sustainable development as outlined in the NPPF. The benefits of the provision of 
housing at a time when the District Council cannot demonstrate a five year supply of 
housing land and also the provision of a viable proportion of affordable 
accommodation to meet the significant need within the District are factors which are 
considered to significantly and demonstrably outweigh the disbenefits of the scheme. 
As a result, the recommendation is to approve planning permission, subject to a 
number of measures (detailed in the report) being secured through a Section 106 
agreement.           

 
 Relevant Planning History  
 
2. S/1986/97/F – extension to hotel, provision of additional parking, relocation of tennis 

courts – approved 
 
S/0172/16/E1 – EIA screening opinion for up to 50 dwellings – EIA not required 



 
 National Guidance 
 
3. 
 

National Planning Policy Framework 2012 (NPPF) 
Planning Practice Guidance  

  
 Development Plan Policies  
 
4. 
 
 
5. 
 
 
 
6. 

The extent to which any of the following policies are out of date and the weight to be 
attached to them is addressed later in the report. 
 
South Cambridgeshire LDF Core Strategy DPD, 2007 
ST/2 Housing Provision 
ST/5 Minor Rural Centres 
 
South Cambridgeshire LDF 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 
DP/7 Development Frameworks 
HG/1 Housing Density 
HG/2 Housing Mix 
HG/3 Affordable Housing 
GB/3 Mitigating the Impact of Development Adjoining the Green Belt  
NE/1 Energy Efficiency  
NE/3 Renewable Energy Technologies in New Development 
NE/4 Landscape Character Areas 
NE/6 Biodiversity 
NE/8 Groundwater  
NE/9 Water and Drainage Infrastructure 
NE/11 Flood Risk 
NE/12 Water Conservation 
NE/14 Lighting Proposals 
NE/15 Noise Pollution 
NE/17 Protecting High Quality Agricultural Land 
CC/7 Water Quality 
CC/8 Sustainable Drainage Systems 
CC/9 Managing Flood Risk 
SC/9 Protection of existing Recreation Areas, Allotments and Community Orchards 
SF/10 Outdoor Playspace, Informal Open Space, and New Developments 
SF/11 Open Space Standards 
TR/1 Planning For More Sustainable Travel  
TR/2 Car and Cycle Parking Standards 
TR/3 Mitigating Travel Impact 

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

Open Space in New Developments SPD - Adopted January 2009  
Affordable Housing SPD - Adopted March 2010 
Trees & Development Sites SPD - Adopted January 2009  
Landscape in New Developments SPD - Adopted March 2010  
Biodiversity SPD - Adopted July 2009 
District Design Guide SPD - Adopted March 2010 
Health Impact Assessment SPD– Adopted March 2011 

  



8. South Cambridgeshire Local Plan Submission - March 2014 
S/1 Vision 
S/2 Objectives of the Local Plan 
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/9 Minor Rural Centres 
HQ/1 Design Principles 
H/7 Housing Density 
H/8 Housing Mix 
H/9 Affordable Housing 
NH/8 Mitigating the Impact of Development in and adjoining the Green Belt 
NH/2 Protecting and Enhancing Landscape Character 
NH/3 Protecting Agricultural Land 
NH/4 Biodiversity 
CC/1 Mitigation and Adaptation to Climate Change  
CC/3 Renewable and Low Carbon Energy in New Developments 
CC/4 Sustainable Design and Construction 
CC/6 Construction Methods 
CC/9 Managing Flood Risk 
SC/2 Heath Impact Assessment 
SC/6 Indoor Community Facilities 
SC/7 Outdoor Playspace, Informal Open Space, and New Developments 
SC/8 Open Space Standards 
SC/10 Lighting Proposals  
SC/11 Noise Pollution 
TI/2 Planning for Sustainable Travel 
TI/3 Parking Provision 
TI/8 Infrastructure and New Developments  

  
Consultation responses   

 
9. Bar Hill Parish Council – the Parish Council raise no objection to the proposals but 

do raise the following concerns: 

- Concerns regarding the visual impact of the height of the 2 apartment blocks, 
which they consider to be detrimental to the character of the streetscene. 

- Concerns over the provision of the zebra crossing within the 40 mph zone – 
this will be a highway safety hazard due to the close proximity of the proposed 
crossing to 4 existing ‘T’ junctions. 

- Concerns about the amount of bunding to be retained and the amount of trees 
to be removed. The bunding should be retained at its existing height and 
length to avoid an adverse impact on the character of the surrounding 
landscape.      

  
10. 
 
 
 
 
 
 

District Council Environmental Health Officer (EHO) – The Public Health Specialist 
has commented that the Health Impact Assessment has been assessed as Grade B, 
which meets the required standard of the SPD Policy. The scheme is therefore 
acceptable in this regard. 
 
General agreement with the findings of the noise assessment and the methodology 
used. The report has addressed previous concerns regarding noise levels on the site 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

and specific noise sources resulting from the hotel use. The proposed mitigation 
scheme now includes measures to reduce noise levels resulting from the function 
rooms within the hotel. Further measures to prevent noise escaping through doors 
and windows, particularly in summer months, need to be considered. Internal 
maximum noise levels within bedrooms of the proposed development at night are not 
considered although the EHO considers these are likely to be acceptable. Further 
assessment in this regard could be conditioned to ensure that the proposed mitigation 
measures are sufficient. The proposal to include a noise attenuation barrier around 
the external plant of the hotel is supported but details of the exact specification and 
level of noise mitigation will be required by condition. Details of the ventilation systems 
to be installed within the dwellings will also be required to ensure that noise from 
these systems is adequately controlled.      
 
The noise assessment submitted with the planning application contains a number of 
mitigation measures to be installed within the development to mitigate the impact of 
noise generated by the hotel use and traffic on the adjacent highway on the residential 
amenity of the occupants of development.  
 
The proposed mitigation measures include triple glazing to windows and mechanical 
ventilation systems. Further details of the noise associated with the ventilation will 
need to be carried out prior to the commencement of development to ensure that this 
attenuation is suitable.  
 
Details of external lighting will need to be secured by condition to ensure that the 
location and illumination levels do not result in an adverse impact on the residential 
amenity of the occupants of the properties or the character of the surrounding area 
(including the adjacent Green Belt.)            
 
Noise, vibration and dust minimisation plans will be required to ensure that the 
construction phase of the scheme would not have an adverse impact on the amenity 
of neighbouring residents. These details shall be secured by condition, along with a 
restriction on the hours during which power operated machinery should be used 
during the construction phase of the development and details of the phasing of the 
development. 
 
The applicant will be required to complete a Waste Design Toolkit in order to show 
how it is intended to address the waste management infrastructure, and technical 
requirements within the RECAP Waste Design Management Design Guide. In 
addition conditions should secure the submission of a Site Waste Management Plan. 
Provision of domestic waste receptacles by the developer will be secured via the 
Section 106 agreement.  
 
The renewable energy strategy concludes that solar panels, solar heating, ground and 
air source heat pumps (ASHP’s) are the best options on this site for achieving the 
requirement that 10% of the energy needs generated by the development are met by 
renewable sources on site. There is no objection to the use of ASHP’s but a noise 
impact assessment of these pumps must be conducted prior to their installation to 
ensure that the noise levels generated do not have an adverse impact on the 
residential amenity of the occupants of the units.     

  
11. District Council Urban Design Officer – the quantum of development is considered 

acceptable and the massing of the two apartment buildings is appropriate for the site. 
The four storey development provides a ‘landmark’ building which is considered to be 
a positive element of the scheme. There would be two sections of open space within 
the development, including an equipped play area. These areas would provide a link 



between the eastern and western elements of the scheme and would be available for 
wider public use. The extent of private amenity space to serve the dwellings is 
considered acceptable, as is the level of car parking and the public art strategy is 
supported, subject to further details being submitted.     

   
12. District Council Landscape Design Officer – The additional native landscaping 

proposed to the east of the site would mitigate the impact of the development on the 
adjoining Green Belt to an acceptable degree. The existing protected trees and the 
grassed bund on the southern and western boundaries would be retained and this is 
considered to be a positive element of the scheme, given the importance of these 
features in defining the character of the entrance to the settlement of Bar Hill. No 
objections raised, subject to conditions relating to the details of the landscaping 
scheme.     

  
13. Local Highway Authority – no objection to the proposals subject to the imposition of 

standard conditions relating to the management of traffic and materials during the 
construction phase of the development and securing the provision of the proposed 
pedestrian crossing across the highway adjacent to the site. Confirm no objection 
from the Major Developments team.   

  
14. Cambridgeshire County Council Flood & Water Team – no objection subject to 

the imposition of conditions requiring compliance with the revised Flood Risk 
Assessment (FRA) submitted with the planning application and details of a surface 
water drainage strategy being secured by condition.  

  
15. Environment Agency - The site lies in Flood Zone 1. The Environment Agency 

requires conditions to be included in any consent preventing surface water and 
contamination issues in a sensitive area. These can be included in any consent. 

  
16. Anglian Water (AW) - has confirmed that the wastewater treatment plant at Uttons 

Drove has sufficient capacity to deal with the additional flows from the development. 
Also confirm that the foul sewerage network has capacity to accommodate the 
additional flows from the development and that they have no objections to the 
proposed surface water drainage strategy.      

  
17. Contaminated Land Officer – No objection subject to the completion of a more 

intrusive investigation of the risk of contamination on the site. This can be secured by 
condition.     

  
18. Air Quality Officer – the Air Quality Assessment submitted with the planning 

application has been assessed and it is considered that the air quality in this 
sensitive location would not be adversely affected by the proposed development. No 
objection subject to the imposition of conditions relating to the environmental 
credentials of vehicles used during the construction process, details of the renewable 
energy generating technology to be used to supply the proposed development and 
the inclusion of electric vehicle charging points within the development.    

  
19. Affordable Housing Officer - The proposed site is located outside the development 

framework and should therefore be considered on the basis of an exception site for 
the provision of 100% affordable housing only to meet the local housing need. This 
would be in accordance with Policy H/10 of the emerging Local Plan. 
 
However, should this application not be determined as an exception site, then the 
council will seek to secure at least 40% affordable housing, which is in line with policy 
H/9 of the emerging Local Plan. 



 
The developer is proposing 40 dwellings, which should consist of 24 market dwellings 
and 16 affordable dwellings to meet the 40% requirement of the existing and 
emerging policy. 
 
There are approximately 1,700 applicants on the housing register and our greatest 
demand is for 1 and 2 bedroom dwellings. 
 
The district wide tenure split is 70% rented and 30% shared ownership. The mix 
proposed by the developer is: 
 
6 x 1 bed houses or flats 

 7 x 2 bed houses 
3 x 3 bed houses 
 
The viability case submitted with the planning application needs to be scrutinised.   
 

20. Section 106 Officer – In addition to the requirements of the County Council as 
Education Authority, the Parish Council have been consulted to ascertain whether 
there are any specific projects relating to the upgrading of open space and/or 
community facilities within Bar Hill for which a contribution could be sought via the 
Section 106 Agreement. A decision by the Parish Council is expected on 22 July and 
therefore officers will provide a written update for Members prior to the planning 
committee meeting.    
 
Household Waste Receptacles charged at £72.50 per dwelling and a monitoring fee 
of £1,500 (flat fee) would also be applied. This would be in addition to any specific 
open space and infrastructure projects that the Parish Council advise of and which 
are considered by officers to meet the CIL regulations in terms of being proportionate 
in scale, located within reasonable proximity of the development and demonstrably 
necessary to make the scheme acceptable in planning terms.     

  
21. Cambridgeshire County Council Growth Team – The County Council indicate that 

there is capacity in the early years provision and that the 12 children in that age 
bracket could be accommodated as there is sufficient capacity in the next 3 years to 
mitigate the impact of the development. 
 
The proposed development would result in a projected increase of 5 primary school 
aged children. There is insufficient capacity at Bar Hill primary school, to 
accommodate this and a 100 square metre classroom with associated ancillary 
space will be required as an extension to the current provision. The total costs of a 
project to mitigate the impact of this scheme would be £16,665 (£3,333 per pupil.) 
This calculation is arrived at via the cost of the overall extension, divided by the total 
number of pupils that could be accommodated by the extension, multiplied by the 5 
places required specifically to mitigate the impact of the development in relation to 
primary school provision.      
 
The site is within the catchment area for Swavesey Village College which the County 
Council have confirmed does not currently have capacity to accommodate the 
additional 3 pupils within this age group projected to result from the proposed 
development. There is a scheme to upgrade the capacity of the village college to 
accommodate an additional 150 children and a proportionate contribution is to be 
sought from this development is £53,001 ((£17,667 per pupil).      
 
A contribution of £3,370 is requested to improve the provision of library services. The 



County Council have calculated this figure based on 80 new residents resulting from 
the scheme multiplied by a sum of £42.12 as a per person contribution towards 
improving the facilities at Bar Hill library in terms of additional books and equipment.   
 
No pooled strategic waste contribution can be sought despite there being insufficient 
capacity in the Cambridge and Northstowe Household Recycling Centre catchment 
area as five such contributions have already been agreed.  
 
A monitoring fee would also be applied 

  
22. District Council Conservation Officer – no objections raised 
  
23. NHS England – confirm they have no comments to make and will not be seeking a 

contribution 
  
24. District Council Ecology Officer – no objection. Confirms that the development is 

unlikely to have a detrimental impact on the biodiversity value of the site. The 
inclusion of biodiversity enhancements within the design of the scheme, such as 
vegetated climbing systems and green roofs are biodiversity enhancements. There is 
a need for more information on the species to be planted and more nesting boxes 
should be considered throughout the development site.     

  
25. District Council Tree Officer – confirms that a number of the trees on the site are 

the subject of tree preservation orders. No objections to the application subject to a 
condition securing the methods of tree protections outlined in the survey by Broad 
Oak Tree Consultants Ltd submitted with the planning application.   

  
26. Design Enabling Panel – supportive of the design principles of the scheme following 

amendments at the pre-application stage to retain more of the bunding around the 
edge of the western part of the site to soften the landscape impact. Supportive of the 
principle of a landmark building in the western portion of the site.     

  
27. Highways England – no objection. 
 
 Representations  
 
28. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Neighbour consultations were carried out and notices displayed on the site for 21 
days, in accordance with the provisions of the Development Management Procedure 
Order. In relation to this planning application, 26 letters (including comments made via 
the website) of objection have been received which raise the following concerns 
(summarised): 
 

- The existing hotel and golf club uses result in a high volume of traffic on the 
roundabout adjacent to the site (which leads to the A14) when combined with 
the traffic entering and leaving Bar Hill. The residents of the proposed 
development would add to these volumes and this would exacerbate the 
existing highway safety hazard.  

- The impact of the development on the existing properties on adjacent 
residential roads (Almond Grove, Foxhollow and Hollytres) has not been fully 
considered. 

- The removal of sections of the bunding around the site will have an adverse 
impact on the contribution that this currently makes to the landscape character 
of the entrance to the village of Bar Hill. 

- The proposed development would have an adverse impact on the character of 
the site and the surrounding area. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

- The doctor’s surgery is already stretched and does not have capacity to cope 
with the additional development proposed on this site.  

- New development should be concentrated in the new towns within the district 
and expansion of settlements such as Bar Hill has not been planned for and is 
not proposed in the emerging Local Plan. 

- The proposal represents inappropriate development on a site on the village 
edge, adjacent to the Green Belt and in an area which already suffers from 
significant volumes of traffic. 

- The proposal will have an overbearing impact on the amenity of neighbouring 
residents through overlooking from balconies and windows which will allow 
direct overlooking into gardens and windows of habitable rooms of adjacent 
dwellings.  

- The removal of sections of the bund and landscaping around the edge of the 
site will allow open views from the proposed flatted development into 
neighbouring properties. 

- The trees and bunding form a key part of the landscape character at the 
entrance to the village of Bar Hill. The proposals will reduce the extent of this 
valuable green space and would result in the loss of TPO protected trees. Any 
new planting will take a long time to establish and will not fully compensate for 
the loss.   

- The proposal represents a density of development that would not respect the 
rural character of the village edge 

- There is a need to ensure that minimum garden size standards are met, a 
number of the plots appear to be very small. 

- There is a history of flooding in the locality and there is a need to ensure that 
surface water run-off can be fully attenuated once the proposed housing has 
been built.        

- The extent of the excavation works to the bunding around the site may result 
in structural instability issues.  

- The number of car parking spaces proposed to serve the development would 
appear to be inadequate. The overspill parking that would result will add to 
congestion in the adjacent streets and cause a highway safety hazard. 

- How will the safety of the access to the development be maintained if this is a 
private road? 

- The air and noise pollution generated by the A14 would have an adverse 
impact on the living conditions of the occupants of the proposed development 

- Concerns about light spillage from the development (properties and street 
lighting) and the impact this would have on the residential amenity of 
neighbouring properties.  

- The location of the children’s play area would result in a potential highway 
safety hazard. How will this area be maintained and issues around anti-social 
behaviour be addressed? 

- Is the relocation of the tennis courts part of the proposed scheme? 
- The rear boundary fencing facing the perimeter road would be an eyesore at 

the entrance to the village. 
- There would be significant disruption to the main highway entrance to the 

village for 12 months. 
- Approving this development would set a precedent for future infill development 

around the outer edge of the perimeter road of Bar Hill which would further 
exacerbate the traffic and infrastructure pressures in the surrounding area. 

- No assessment has been undertaken of the impact of the additional surface 
water drainage requirements of the development on the balancing pond and 
watercourse which runs through Bar Hill. 

- The primary school is at capacity and will not be able to accommodate the 
additional population generated by the development. 



 
 
 
29. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
30. 
 
 
 
 
 
 

- Does the proposal accommodate parking for staff as well as the existing level 
of customer parking at the hotel site? 
 

Letters of objection have also been received from ward Councillors Bunty Waters and 
Roger Hall which raise the following concerns (summarised): 
 

- Object to the principle of 3 and 4 storey blocks of development in this location 
– the density of development is considered to be too high. The scale of the 
overall development would be out of character in relation to the surrounding 
landscape and village edge location. 

- The full extent of the bunding should be retained as it provides attenuation for 
noise and wind and has become an essential part of the character of the 
streetscene along Crafts Way. 

- What provision will be made to address the capacity issues at the primary 
school?     

- Other than a children’s play area, it is not clear what other facilities are going 
to be provided to offset the impact of the development on the wider community 

- Provision should be made within new development for open spaces and this 
scheme is considered inadequate in this regard. 

- Noise and air quality issues must be effectively addressed by the proposals 
- Highway safety concerns regarding the location of the proposed pedestrian 

crossing and the flow of traffic along Crafts Way. 
- Concerns that the level of car parking provision within the development will not 

be sufficient. 
- The proposal would have an adverse impact on biodiversity and trees.    
  

A petition of 60 names and 1 additional representation in support of the application 
have been submitted. The reasons for support stated were as follows: 
 

- The introduction of 40 new homes into the village of Bar Hill will allow local 
people to remain in the area in which they grew up and for families to remain 
close. It will also allow local people to downsize. 

- Topland are allocating each house and 3 bedroom apartment 2 car parking 
spaces plus visitor parking. This will ensure that there will be no problems with 
parking provision if the development goes ahead. Additionally, Topland has 
reconfigured the hotel car park to ensure better traffic movement and no net 
loss of car parking spaces. This means that current and future users of the 
hotel and golf club will not be impacted upon by the development. 

- In developing on unutilised land near to the Hallmark Hotel, Topland has 
worked with the topography of the site and local architecture to ensure that the 
proposed homes support the local landscape.    

- The retention of 95 metres of the bund and additional landscaping along Crafts 
Way considerably reduces the visual impact of the development.     

 
 Site and Surroundings 
 
31. 
 
 
 
 

The application site is located immediately north east of the Bar Hill village framework. 
The site is currently occupied by a hotel comprising sections of 2 and 3 storey building 
and accommodates 136 bedrooms. The application relates to land within the site, 
currently used as a car parking area and tennis courts associated with the existing 
use. This land is in the western portion of the site, the boundaries of which are 
screened by mature tree planting (a number of which are the subject of TPO’s) and a 
grassed bund. The Green Belt lies immediately south east of the application site.                

 



 Proposal 
 
32. 
 

Full planning permission for the development of 40 residential dwellings across 2 sites 
comprising: 6 x 2 storey houses and 27 apartments in 3 and 4 storey blocks, 47 car 
parking spaces and associated landscaping (including the retention of part of the 
bund), provision of a play area on part of the hotel car park and other surplus space 
(Site 1) and 7x 2 storey houses served by 14 car parking spaces and associated 
landscaping on part of hotel staff car park and underutilised part of golf course (Site 
2). Permission also sought for new pedestrian access off Crafts Way and a children’s 
play area along with associated landscaping on land between Sites 1 and 2. 

 
 Planning Assessment 
 
33. The key issues to consider in the determination of this application in terms of the 

principle of development are the implications of the five year supply of housing land 
deficit on the proposals, the impact of the development on the character and 
openness of the adjacent Green Belt, the density of development and the level of 
affordable housing provision. An assessment is required in relation to the impact of 
the proposals on the character of the village edge and surrounding landscape, 
highway safety, the residential amenity of neighbouring properties, environmental 
health, surface water and foul water drainage capacity, the provision of formal and 
informal open space and other section 106 contributions. 

  
 Principle of Development 
  
 
 
34. 
 
 
 
35. 
 
 
 
 
 
 
 
 
 
 
 
36. 
 
 
 
 
 
 
 
 
 
37. 
 

Five year housing land supply: 
 
The National Planning Policy Framework (2012) (NPPF) requires councils to boost 
significantly the supply of housing and to identify and maintain a five-year housing 
land supply with an additional buffer as set out in paragraph 47. 
  
The Council accepts that it cannot currently demonstrate a five year housing land 
supply in the district as required by the NPPF, having a 3.9 year supply using the 
methodology identified by the Inspector in the Waterbeach appeals in 2014.   This 
shortfall is based on an objectively assessed housing need of 19,500 homes for the 
period 2011 to 2031 (as identified in the Strategic Housing Market Assessment 2013 
and updated by the latest update undertaken for the Council in November 2015 as 
part of the evidence responding to the Local Plan Inspectors’ preliminary conclusions) 
and latest assessment of housing delivery (in the housing trajectory November 2015). 
In these circumstances any adopted or emerging policy which can be considered to 
restrict the supply of housing land is considered ‘out of date’ in respect of paragraph 
49 of the NPPF.    
 
Unless circumstances change, those conclusions should inform, in particular, the 
Council’s approach to paragraph 49 of the NPPF, which states that adopted policies 
“for the supply of housing” cannot be considered up to date where there is not a five 
year housing land supply. Those policies were listed in the decision letters and are: 
Core Strategy DPD policies ST/2 and ST/5 and Development Control Policies DPD 
policy DP/7 (relating to village frameworks and indicative limits on the scale of 
development in villages).The Inspector did not have to consider policies ST/6 and 
ST/7 but as a logical consequence of the decision these should also be policies “for 
the supply of housing”. 
 
Further guidance as to which policies should be considered as ‘relevant policies for 
the supply of housing’ emerged from a recent Court of Appeal decision (Richborough 



 
 
 
 
 
 
 
 
 
 
 
38. 
 
 
 
 
39. 
 
 
 
 
 
 
 
 
40. 
 
 
 
 
 
 
 
41. 
 
 
 
 
 
 
 
42. 
 
 
 
 
 
 
 
 
43. 
 
 
 
 

v Cheshire East and Suffolk Coastal DC v Hopkins Homes). The Court defined 
‘relevant policies for the supply of housing’ widely so as not to be restricted to ‘merely 
policies in the Development Plan that provide positively for the delivery of new 
housing in terms of numbers and distribution or the allocation of sites,’ but also to 
include, ‘plan policies whose effect is to influence the supply of housing by restricting 
the locations where new housing may be developed.’ Therefore all policies which 
have the potential to restrict or affect housing supply may be considered out of date in 
respect of the NPPF.   However even where policies are considered ‘out of date’ for 
the purposes of NPPF paragraph 49, a decision maker is required to consider what (if 
any) weight should be attached to such relevant policies.  
 
Of particular significance to this case are policies ST/5 (which defines Bar Hill as a 
Minor Rural Centre with an indicative cap on residential development of 30 units when 
located inside the village framework), NE/4 (landscape character areas) and GB/3 
(mitigating the impact of development adjoining the Green Belt.)  
 
These policies are all considered to have significant weight in the determination of this 
planning application as the NPPF contains specific advice that development should 
conserve and enhance the natural environment, including valued landscapes, 
preserve the openness of the designated Green Belt and plan for sustainable levels of 
housing growth, with regard to the capacity of services and facilities within existing 
villages. As a result, despite being out of date, they are still considered to have a 
relevant purpose in restricting unsustainable development and therefore conform to 
the overarching principles of the NPPF. 
 
Where a council cannot demonstrate a five year supply of housing land, paragraph 14 
of the NPPF states that there is a presumption in favour of sustainable development. 
It says that where relevant policies are out of date, planning permission should be 
granted for development unless the adverse impacts of doing so would significantly 
and demonstrably outweigh the benefits, when assessed against the policies in the 
NPPF taken as a whole, or where specific policies in the NPPF indicate development 
should be restricted. 
 
This means that where planning permission is sought which would be contrary to the 
policies listed above, such applications must be determined against paragraph 14 of 
the NPPF. Sustainable development is defined in paragraph 7 of the NPPF as having 
environmental, economic and social strands. When assessed against these 
objectives, unless the harm arising from the proposal ‘significantly and demonstrably’ 
outweighs the benefits of the proposals, planning permission should be granted (in 
accordance with paragraph 14). 
 
It falls to the Council as decision maker to assess the weight that should be given to 
the existing policy. Officers consider this assessment should, in the present 
application, have regard to whether the policy continues to perform a material 
planning objective and whether it is consistent with the policies of the NPPF. Bar Hill 
is identified as a Minor Rural Centre village under policy ST/5 of the LDF and would 
retain that status under policy S/9 of the Draft Local Plan. Minor Rural Centres are 
classified as second in the hierarchy of settlements in terms of sustainable locations 
for development.  
 
Development in Minor Rural Centres (the current and emerging status of Bar Hill) is 
normally limited to schemes of up to 30 dwellings. This planning objective remains 
important and is consistent with the NPPF presumption in favour of sustainable 
development, by limiting the scale of development in less sustainable rural 
settlements with a more limited range of services to meet the needs of new residents 
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in a sustainable manner than in Rural Centres. Such villages are, however, amongst 
the larger settlements within the District. Within the context of the lack of a five year 
housing land supply, Officers are of the view that sites on the edges of these locations 
generally and Bar Hill specifically can accommodate units above the indicative 
maximum of 30 units and still achieve the definition of sustainable development due to 
the level of services and facilities provided in these villages.       
 
As part of the case of the applicant rests on the current five year housing land supply 
deficit, the developer is required to demonstrate that the dwellings would be delivered 
within a 5 year period. As the application is for full planning permission, if approved, 
the development would have to commence in 3 years. The agent has provided a 
timescale indicating that the scheme could be built out within 5 years and details of 
the phasing of the scheme can be secured by condition.  
 
The land to be developed is currently occupied by a car park and tennis courts and 
therefore meets the definition of previously developed land as set out in the NPPF, 
being land associated with the main hotel building. Paragraph 17 of the NPPF states 
that one of the guiding principles of the planning system is to ‘encourage the effective 
use of brownfield land by re-using land that has been previously developed 
(brownfield land) provided that it is not of high environmental value.’ Paragraph 111 
re-iterates this in relation the conservation of the natural environment. There is 
therefore support in principle for the re-use of the site for a viable use, subject to the 
proposal meeting the wider definition of sustainable development. 
 
The proposals are assessed below against the social and economic criteria of the 
definition of sustainable development. The environmental element of sustainability 
runs through the following sections of the report.    
  
Social sustainability: 
 
Paragraph 55 of the NPPF seeks to promote sustainable development in rural areas 
advising ‘housing should be located where it will enhance or maintain the vitality of 
rural communities’, and recognises that where there are groups of smaller 
settlements, development in one village may support services in a village nearby.  
 
The development would provide a clear benefit in helping to meet the current housing 
shortfall in South Cambridgeshire through the delivery of an additional 40 residential 
dwellings. 15% of these units will be affordable (6 units) and delivered on site, within 
one of the two apartment blocks to be provided within the scheme. This is below the 
40% required by local plan policy but, as discussed in more detail later in this report, 
the level is considered to comply with the caveat within the existing and emerging 
policy that a lower level will be supported where a viability appraisal justifying the 
lower level is accepted. The affordable housing can be secured through a Section 106 
Agreement. Officers are of the view the provision of 40 additional houses, including 
the affordable dwellings, is a benefit and significant weight should be attributed to this 
in the decision making process, particularly in light of the Housing Officer’s 
confirmation that there is a significant need for affordable housing in Bar Hill. 
  
The adopted Open Space SPD requires the provision of just over 900 metres squared 
of open space for a development on the scale proposed. Given that Bar Hill has an 
identified short fall in play space, this level of provision is considered to be a 
significant social benefit of the proposals, particularly the provision of the equipped 
play space within an area that is substantially greater than the level of open space 
required by the SPD.   
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Paragraph 7 of the NPPF states that the social dimension of sustainable development 
includes the creation of a high quality built environment with accessible local services. 
The design credentials of the scheme are addressed later in this report  
 
Bar Hill is currently classified as Minor Rural Centre in the LDF and would retain this 
status in the emerging Local Plan. Emerging policy S/9 states that residential 
development of up to a maximum indicative size of 30 dwellings will be permitted, 
subject to the satisfaction of all material planning consideration. The proposal would 
exceed this number and would not be within the existing framework boundary. This 
scale of development must be considered in light of the facilities in Bar Hill and the 
impact of the scheme on the capacity of public services.   
 
Paragraph 204 of the NPPF relates to the tests that local planning authorities should 
apply to assess whether planning obligations should be sought to mitigate the impacts 
of development. In the line with the CIL regulations 2010, the contributions must: 
 
-  necessary to make the scheme acceptable in planning terms 
-  directly related to the development 
-  fairly and reasonably related in scale and kind to the development proposed. 
 
There are bus stops adjacent to the site, on the roundabout which connects Bar Hill to 
the A14. These bus stops are within close walking distance of the site. There is a 
regular bus service to Cambridge 7 days a week via the Citi 5 service. Given the close 
proximity of the site to the bus service and the frequency of the service at commuting 
times as well as during the day, it is considered that the site is well served by public 
transport, which enhances the environmental sustainability of the scheme by reducing 
reliance on car travel. 
 
The County Council as the relevant Authority for providing education services have 
indicated that there is capacity in the early years provision. The 5 pupils estimated to 
be generated by the development of primary school age would take the primary 
school beyond current capacity but this could be addressed through an extension to 
which the applicant would provide a contribution of £16,665. The development would 
be within the catchment area of Swavesey Village College and the County Council 
consider that this school requires an extension to meet the additional pupil numbers 
generated by the development. The cost of the overall extension would equate to 
£17,667 per pupil, with a contribution of £53,001 sought for this scheme, based on an 
increase of 3 pupils.   
 
A contribution of £3,370 is requested to improve the provision of library services. The 
County Council have calculated this figure based on 80 new residents resulting from 
the scheme multiplied by a sum of £42.12 as a per person contribution towards 
internal modification works to improve the operational space at Bar Hill library, 
shelving to accommodate new books and resources. Given that the impact on the 
capacity of the library can be mitigated through this relatively small scheme in relation 
to the overall anticipated population increase, it is considered that securing this sum 
via a section 106 agreement would offset any negative impacts on social sustainability 
in this regard.                   
  
In terms of health impact, the applicant has submitted an Impact Assessment in this 
regard. This Assessment concludes that the number of GP’s and the resulting amount 
of patients that can be accommodated by Bar Hill surgery indicate that the existing 
infrastructure could cope with the increased demand, on the recognised ratio of 1,800 
patients per doctor (Royal College of General Practitioners).   
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NHS England has corroborated this position by confirming that they are not requesting 
a contribution towards any upgrade in the existing level of provision.   
 
Bar Hill has a library, a post office, a supermarket and a good range of shops selling 
day to day goods including food items and a pharmacy. There is a dentist, a car repair 
garage and a good range of retail and professional services. There is an estate agent, 
bank, a social club and a public house. Cumulatively, it is considered that Bar Hill 
offers a range of services beyond meeting day to day needs and this is reflected in the 
status of the village as a Minor Rural Centre i.e. second in the list of sustainable 
groups of villages in the district.        
 
The village also has 2 community halls: the Village Hall (190 square metres main hall 
with additional space and facilities), and the community centre (main hall with 
additional space and facilities). The village also has a recreation ground which 
includes multiple sports pitches (football and cricket), tennis courts and a play area.   
 
Given the above assessment, it is considered that the adverse impacts of the 
development in terms of social sustainability could be mitigated through the 
contributions towards expanded primary, secondary and lifelong education provision, 
which would be secured through the section 106 agreement.        
 
Economic sustainability: 
 
The provision of 40 new dwellings will give rise to employment during the construction 
phase of the development, and has the potential to result in an increase in the use of 
local services and facilities, both of which will be of benefit to the local economy. 
 
Overall, it is considered that the proposed development would achieve the social and 
economic elements of the definition of sustainable development, subject to the 
mitigation measures quoted above, which the applicant has agreed to in principle and 
can be secured via a Section 106 agreement.   

  
 Density of development and housing mix 
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Under the provisions of policy HG/1 of the LDF, schemes are required to meet a 
minimum density of 30 dwellings per hectare and should be looking to achieve 40 
dwellings per hectare in more sustainable locations. The emerging policy, which is not 
being given significant weight in the determination of planning applications due to the 
nature of the unresolved objections from the consultation process, requires the higher 
density to be confined to sites on the edge of Cambridge or the new settlements. The 
proposal would result in 40 dwellings on a developed area of approximately 1 hectare, 
despite the wider application site being 2.9 hectares. As more weight is being 
attributed to the existing policy, officers are satisfied that the density of 40 dwelling per 
hectare is acceptable in this location, given the close proximity of a regular public 
transport service.       
 
Under the provisions of policy HG/2, the market housing provision of proposed 
schemes is required to include a minimum of 40% 1 or 2 bed properties. Of the 34 
market units, 4 would be 1 bed, 16 would be 2 bed, 9 would be 3 bed and 5 would be 
four or more bedrooms in size. This equates to 59% 1 or 2 bed, 26% would be 3 bed 
and 15% would be 4 bed or larger.    
 
Policy H/8 of the emerging Local Plan is less prescriptive and states that the mix of 
properties within developments of 10 or more dwellings should achieve at least 30% 
for each of the 3 categories, with the 10% margin to be applied flexibly across the 
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scheme. This policy is being given considerable weight in the determination of 
planning applications due to the nature of the unresolved objections, in accordance 
with the guidance within paragraph 216 of the NPPF quoted above.  
 
It is clear from the above that there would be an over provision of 2 bed units within 
the open market element of the scheme. However, given that the element of 
affordable provision would be low, and given the evidence of need in Bar Hill (23 for 1 
bed and 17 for 2 bed units), it is considered that there is evidence to support the 
provision of a higher number of smaller properties. It is only the larger properties 
category which is short when assessed against the current policy which is still 
afforded significant weight in determining applications.  
 
From the 2011 census data, it is clear that a significant proportion of existing 
households in Bar Hill are occupied by couples with either no children or 1 dependent 
child and as such, there is evidence of a local circumstance which suggests the 
smaller units in this scheme would be in significant demand.  
  
Taking the District as a whole, South Cambridgeshire has a lower proportion of semi-
detached properties than the England and Wales average (50% compared to 56%) 
and that the proportion of detached houses is significantly higher in South 
Cambridgeshire than the England and Wales average (42% to 23%). This data was 
taken from the 2011 census. 
  
Whilst this is not broken down to property sizes, this evidence appears to corroborate 
the supporting text of emerging policy H/8 which states that ‘housing stock (in the 
District) has traditionally been dominated by larger detached and semi-detached 
houses. Whilst recent developments have helped to increase the stock of smaller 
properties available, the overall imbalance of larger properties remains. The 2011 
census for example identifies that 75% of the housing stock’ are detached or semi-
detached houses and bungalows, with 18% terraced homes and 6% flats or 
maisonettes.’ 
  
The number of 4 bedroom properties in this scheme does not meet the minimum 
requirement as set out in local policy. However, within the context of sustainable 
development, it is considered that there is clear evidence of an oversupply of larger 
properties within the District, and the emphasis on smaller properties would be 
consistent with the household make up in Bar Hill, the settlement upon which this 
development will most greatly impact and be connected to. Paragraph 50 of the NPPF 
also requires planning authorities to ‘plan for  a mix if housing based on current and 
future demographic trends, market trends and the needs for different groups in the 
community’ and to ‘identify the size, type, tenure and range or housing that is required 
in particular locations, reflecting local demand.’ 
  
Whilst there is a partial conflict with the emerging Local Plan policy therefore, the 
evidence provided by the census data and the guidance contained within the NPPF 
are considered to ensure that the proposal would still achieve the social element of 
sustainable development by responding to the size of properties required in the 
locality. 
   
Affordable Housing  
 
Policy HG/3 of the current LDF requires proposals for 2 or more dwellings to make 
provision for 40% affordable housing, with on site provision being the preference. 
However, policy H/9 of the emerging Local Plan raises the threshold to 3 or more. The 
emerging policy is being given weight, in accordance with the guidance contained 
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within paragraph 216 of the NPPF, due to the nature of the objections received to 
date. 
 
The policy does include a caveat at 2 d. which states that, an exception to 40% on site 
provision can be made where ‘it can be demonstrated that the level of affordable 
housing sought would make a development unviable in light of changing market 
conditions, individual site circumstances and development costs. In which case a 
revised mix of affordable housing types and tenures and then a lower level of 
affordable housing provision may be negotiated.’    
 
The applicant originally proposed no affordable housing either on site or through a 
commuted sum for off site provision. The applicant’s case was supported by a viability 
assessment that they had commissioned which indicated that the scheme would not 
generate an expected developer profit of 20% if affordable housing provision was 
required due to (i) the value of the land (ii)  the high build costs of the development, 
particularly in relation to the flats (including undercroft parking) but also the high 
specification across the scheme and (iii) comparatively lower market values in Bar 
Hill.   
 
Paragraph 173 of the NPPF states that ‘To ensure viability, the costs of any 
requirements likely to be applied to development, such as requirements for affordable 
housing, standards, infrastructure or other requirements should, when taking account 
of the normal cost of development and mitigation, provide competitive returns to a 
willing land owner and a willing developer to enable the development to be 
deliverable.’   
 
Carter Jonas has provided an independent assessment of the viability case. The 
conclusion of this assessment is that the scheme would not be viable with 40% on site 
affordable housing provision with a 50:50 split between affordable rent and shared 
ownership, as required by current and emerging policy. On the basis of a benchmark 
value for the site of £1.1 million (which could be considered conservative for a hectare 
of land where housing is a strong possibility in the current climate of a lack of land 
supply), the scheme provides only 6% GDV, way below the expected developer return 
of 20% to make a scheme viable. Revision to the tenure mix and affordable housing at 
30% were other options considered in the scrutiny exercise but none of these 
scenarios resulted in a 20% GDV and are therefore not commercially viable.   
 
Following negotiation with officers and in light of the Carter Jonas independent review 
of the viability assessment submitted with the planning application, the applicant has 
agreed to the provision of 15% affordable housing through the allocation of 6 units to 
be occupied on a shared ownership basis. The Carter Jonas review has been 
extended to include this scenario.  It has concluded that whilst the level of profit would 
be greater if only 6 units (2 x 1, 3 x 2, 1 x 3 bed apartments) were provided as 
affordable (rather than a policy complaint situation), the developer return would still 
only equate to 14% and would therefore fall short of the viable threshold.  
 
It is considered that limited weight should be afforded to the applicant’s case for an 
alternative use of the site as an extension to the existing hotel, due to the lack of 
certainty that this would be supported. Policy ET/10 of the LDF allows for ‘modest’ 
extensions to existing tourist facilities on sites outside of the development frameworks. 
The NPPF is more flexible with regard to the expansion of rural enterprises but 
officers are of the view that this alternative use carries significant risk without the 
submission of a full application and the information required to substantiate the need 
for an extension in this location.        
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Nevertheless, the applicant has provided a schedule of costs to substantiate the case 
that the development would be in excess of £5.7 million (£1,643 per square metre). 
This includes significant flood water attenuation measures in addition to the use of 
permeable access road surfaces across the development. Given the extent of the 
hard surfacing on the part of the site to be developed, it is considered that this cost 
could be classified as beyond the minimum policy requirement. Similarly, triple glazing 
is required to mitigate the impact of an adjacent use and is therefore considered to be 
a legitimate abnormal cost.      
 
Given the guidance within the NPPF, it is considered that the build costs associated 
with the development (required to make the design of this scheme acceptable in 
planning terms) and the existing land value for a site that would be developed as a 
separate entity to the hotel are sufficient to ensure that a provision of more affordable 
units would not be viable. The cover letter summarising Carter Jonas’s independent 
assessment of the viability case is appended to this report Appendix 1). The detailed 
financial information is required to be kept confidential due to commercial sensitivity. 
The applicant has agreed to a clause in the Section106 Agreement which would 
require the development to be built out within 3 years (not just started as required by 
planning condition) and if it is not completed within that time, the viability issue will be 
required to be reassessed. This gives assurance that the contribution to reducing the 
deficit in the Council’s supply of housing will be realised (quicker than the applicant’s 
five year timescale) or that an opportunity arises to ensure that, if the properties sell 
for higher values than has been anticipated at the application stage, further monies by 
way of a commuted sum can be secured for off site provision of affordable housing. 
Depending on the final sum for the provision of off-site open space and improvements 
to existing facilities in Bar Hill, it may be that there is sufficient residual funding in the 
Section 106 sum negotiated with the applicant to provide a commuted sum for the 
provision of 1 additional off site affordable unit, taking the overall provision to 7. This is 
dependent upon the outcome of negotiation with the Parish Council and as such will 
be addressed in the update to this report, published in advance of the committee 
meeting.    
 

 Character of the village edge, surrounding landscape and adjacent Green Belt 
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Green Belt 
 
The rear gardens of the plots adjacent to the south eastern boundary of the site would 
ensure that the rear building lines of those properties would be between 10 and 15 
metres from the boundary of the site with the Green Belt. The proposal includes a 
landscaped ‘swale’ on the boundary of the site in this location, the details of which can 
be secured via a condition. Subject to the use of appropriate species and the planting 
of mature specimens, it is considered that the proposal would not have an adverse 
impact on the openness of the adjacent Green Belt. This assessment is made within 
the context of the proposed units in that part of the site being 2 storeys in height, 
within the grounds of the part 2 storey/part 3 storey hotel complex and the proximity of 
development to the south of the overall site, which extends further west along the 
edge of the Green Belt. The taller development of 3 and 4 storeys in height would be 
at the opposite end of the site to the boundary with the Green Belt. The separation 
distance to be retained and the fact that the ground floor level of this development 
would sit below the height of the bund are factors which are considered to mitigate the 
potential impact on the openness of the Green Belt.            
 
Landscape Impact: 
 
The site is situated on the north western edge of Bar Hill village. The proposed 
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residential buildings would be set within the confines of the site, allowing retention of 
the bunding and the protected trees of high amenity and landscape value. The 
buildings would be surrounded by new indigenous hedge planting, woodland edge 
and tree planting. This is considered to result in a relatively enclosed development. 
Proposed views of the site from points 1-3 in the landscape statement and landscape 
view commentary submitted with the planning application indicate this point, with the 
earth bund and landscaping are retained in the space before the buildings, setting 
them back and reducing their scale and massing in these public views of the 
development.        
 
The Landscape Design Officer (LDO) has stated that the additional native landscaping 
proposed to the east of the site would mitigate the impact of the development on the 
adjoining Green Belt to an acceptable degree. The existing trees on the south and 
west of the site and the grassed bund on these boundaries would be retained and this 
is considered to be a positive element of the scheme given the importance of these 
features in defining the character of the entrance to the settlement of Bar Hill. There 
are no objections to the proposals in this regard, subject to conditions relating to the 
details of the landscaping scheme. 
 
The Urban Design Officer (UDO) has commented that the information submitted in the 
design and access statement demonstrates that the local context has been 
considered in designing the proposals, with the scale and massing of the apartment 
units considered to be acceptable. The four storey element of the development is 
considered to be a positive element of the scheme, providing a landmark building on 
the edge of the site which presents itself to the highway on the entrance to Bar Hill 
from the A14.  
 
Communal amenity space would be provided for the flatted development in the north 
western corner of the site, which would be well screened and linked via footpath to the 
entrance to the site. The equipped area of open space would be centrally located 
between the eastern and western elements of the development and would be 
positioned to allow a high degree of legibility and permeability throughout the scheme, 
connecting to the pedestrian crossing on the highway on the southern boundary of the 
site. The level of private amenity space associated with the dwellings is considered to 
meet the requirements of the District Design Guide as all of the garden areas meet or 
exceed the 80 square metre minimum area for properties with 3 or more bedrooms 
and 50 square metres for smaller properties. The flatted development would be 
served by adequate public amenity space when factoring in the private space 
provided to those apartments served by balconies. 
 
The applicant has submitted a public art strategy which includes wall climbing plants 
on the apartment block adjacent to the entrance to the site, feature trees and a low 
wall along the north south access road, a tree forming a focal point at the junction 
between the north-south and east-west access roads, artwork within the retaining wall 
to be erected, climbing plants on the southern elevation of the swimming pool 
building, artwork to the boundary wall of the eastern parcel of the development and 
feature trees marking the entrance to that part of the development. These elements 
combined are considered to ensure a high quality finish to a high specification 
scheme. The works to the southern elevation of the swimming pool building would 
improve the appearance of the development, alongside the public open space which 
will present itself as the southern entrance to the site following removal of sections of 
the grassed bunding. The final details of the public art scheme are to be secured by 
condition.  
 
Following input from the Design Enabling Panel, the scheme has been designed to a 



 
 
 
 
 
 
 
88. 
 
 
 
 
 
 
 
 
89. 
 
 
 
 
 
 
 
 
 
 
 
90. 
 
 
 
 
 
 

high specification, achieving Code for Sustainable Homes level 4, green roofs for the 
flatted development, rainwater harvesting and design features including balconies for 
each of the flats and details such as recessed guttering and high specification glazing. 
The buff brick elevations would add a high quality finish to the scheme, which is 
considered to be particularly important in relation to the flatted development, which will 
occupy prominent positions at the front of the site.     
 
Overall, the scale and massing of the scheme are considered to be appropriate for the 
location. It is considered justifiable and an effective design approach to propose taller 
buildings at the western edge of the site, scaled back to smaller buildings in the 
eastern parcel. This allows a ‘landmark’ building to provide a focal point on the entry 
to Bar Hill adjacent to the roundabout, alongside a development which would also 
preserve the open character of the Green Belt to the south east.    
 
Trees 
  
The Tree Officer has confirmed that a number of the trees on the site are the subject 
of tree preservation orders but has no objections to the application, subject to a 
condition securing the methods of tree protections outlined in the survey by Broad 
Oak Tree Consultants Ltd submitted with the planning application. It is considered that 
the protected trees of the highest amenity value would be retained and that the 
additional planting would provide a biodiversity enhancement which is an 
environmental benefit of the scheme. Specific details of the species mix, number and 
location of new planting can be conditioned alongside the protection of the existing 
trees to be retained.     
     
Ecology 
 
The District Council Ecologist has raised no objection to the proposals, confirming that 
the development is unlikely to have a detrimental impact on the biodiversity value of 
the site. The inclusion of biodiversity enhancements within the design of the scheme, 
such as vegetated climbing systems and green roofs represent biodiversity 
enhancements as encouraged by the NPPF but there is a need for more information 
on the species to be planted and more nesting boxes should be considered 
throughout the development site. These details can be secured by condition.    

  
 Highway safety and parking 
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The Highway Authority has raised no objections to the proposals, which would utilise 
existing accesses into the site which serves the hotel development. The pedestrian 
link is considered to be a positive element of the scheme as it is within a controlled 
speed area (40mph) and would be required to be constructed to the Highway 
Authority’s specification and would actually act as a traffic calming measure as a 
result. This would also encourage use of the hotel facilities by existing residents in Bar 
Hill as well as occupants of the properties.  
 
The scheme proposes 61 car parking spaces which meets the requirements of the 
LDF policy which requires 1.5 spaces per property across developments with 
additional spaces for visitor parking. Given that 6 of the units would be 1 bed (where 
one car parking space per property is accepted), the sustainable location of the site, 
and the fact that the site is within extremely close proximity of a regular 7 days a week 
bus service are factors which are considered to render the level of car parking 
provision proposed acceptable. The fact that 64 cycle parking spaces would also be 
provided in addition is considered to further advance the case that parking provision is 
adequate for the size of the development proposed.       
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The proposal would result in the development of the space currently occupied by 
tennis courts and there is some associated informal parking in the area at present. 
However, this parking is separated from the main hotel car park, which, when 
combined with the area to the north east of the hotel (to be retained) has capacity for 
100 cars, achieving the LDF standards for the 136 bedroom hotel. There is additional 
space left over at the rear of the hotel building for staff car parking.  
 
Details of the exact location and form of the pedestrian link to be installed shall be 
secured by condition as this will require the developer to enter into a legal agreement 
with the County Council as Highway Authority.         

  
 Residential amenity 
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In relation to the plots within the development, the side elevation of the unit at H1 is in 
close proximity to the rear elevation of the flatted development at Block B. There is 
only one opening in the affected elevation of the property at plot 1, which serves a 
landing and could be obscurely glazed by condition, as it does not serve a habitable 
room.  
 
The corresponding windows within the layout of the flatted development as originally 
submitted served bedrooms on both the second and third floors which, given that 
these are primary windows in bedrooms, could not be obscurely glazed without 
adversely affecting the living conditions of the occupants. The northern most of the 
affected windows on both floors have been amended so that they would be adjacent 
to the corner of the property at plot 1 and therefore the extent of overshadowing 
would, on balance, not be considered harmful to the respective rooms, due to the 
orientation of plot 1 in relation to the flatted development.  
 
The southern most bedroom in the 2 affected flats would have directly faced the gable 
of plot 1 at a distance that would have been overbearing in terms of overshadowing. 
The scheme has been revised to swap the location of these bedrooms with kitchens 
(not habitable rooms) and ensure that each of those bedrooms have an acceptable 
outlook from the southern elevation of the building.  
 
The relationships between all of the other plots are considered to be acceptable in the 
proposed arrangements, subject to the obscure glazing of windows on the 
corresponding side elevations of the dwellings.  
 
Neighbour representations have made reference to the impact of overlooking from the 
balconies associated with the flatted development on the existing properties on the 
opposite side of the highway to the south of the site. The separation distances 
between the balconies and these properties would be in excess of 40 metres which is 
considered to be sufficient to mitigate unreasonable overlooking, in accordance with 
the Design Guide. The shortest separation distance between the proposed units and 
those neighbouring properties is 20 metres, this being where the side elevations of the 
southern most properties at site 2 face the southern boundary of the site. Given that 
these would be gable elevations of the proposed units, this relationship is considered 
to be acceptable The fact that the highway intersects this relationship is considered to 
further reduce the impact of the proposed units on the amenity of neighbouring 
residents.      
   
In relation to noise, the measures to limit noise from the hotel and the installation of 
triple glazing within the windows of the development are considered to be acceptable 
to the EHO, subject to conditions requiring an assessment of the noise associated 



 
 

with air conditioning and compliance with the noise management measures contained 
within the noise assessment submitted with the planning application.   

  
 Surface water and foul water drainage 
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Surface water drainage 
 
The site itself lies in Flood Zone 1 although land to the south east of the site is within 
flood zones 2 and 3 .The Lead Local Flood Authority has not raised an objection and 
is of the view that surface water drainage from the site will not be an issue, following 
the submission of an amended surface water drainage strategy, subject to suitable 
conditions being included in any consent. 
 
The Environment Agency requires conditions to be included in any consent preventing 
surface water and contamination issues in a sensitive area. These can be included in 
any consent. 
 
Foul water drainage 
 
Anglian Water has confirmed that the wastewater treatment plant at Uttons Drove has 
sufficient capacity to deal with the additional flows from the development. 
 
In terms of foul water. Anglian Water has confirmed that there is capacity within the 
sewage network to cope with the additional demands placed on the existing 
infrastructure.   

 Section 106 contributions 
 
105. 
 
 
 
 
 
 
 
106. 
 
 

 
In addition to the requirements of the County Council as Education Authority already 
identified in this report, the Parish Council have been consulted to ascertain whether 
there are any specific projects relating to the upgrading of open space and/or 
community facilities within Bar Hill for which a contribution could be sought via the 
Section 106 Agreement. A decision by the Parish Council is expected on 22 July and 
therefore officers will provide a written update for Members prior to the planning 
committee meeting.    
 
Household Waste Receptacles charged at £72.50 per dwelling and a monitoring fee of 
£1,500 (flat fee) would also be applied. This would be in addition to any specific open 
space and infrastructure projects that the Parish Council advise of and which are 
considered by officers to meet the CIL regulations in terms of being proportionate in 
scale, located within reasonable proximity of the development and demonstrably 
necessary to make the scheme acceptable in planning terms.     

  
 Other matters 
 
 
 
107. 
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Environmental Health 
 
The Public Health Specialist has commented that the Health Impact Assessment has 
been assessed as Grade B, which meets the required standard of the SPD Policy. 
The scheme is therefore acceptable in this regard. 
 
In relation to noise, the EHO is in general agreement with the findings of the noise 
assessment and the methodology used. The report has addressed previous concerns 
regarding noise levels on the site and specific noise sources resulting from the hotel 
use. The proposed mitigation scheme now includes measures to reduce noise levels 
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resulting from the function rooms within the hotel. Further measures to prevent noise 
escaping through doors and windows, particularly in summer months, need to be 
considered. Internal maximum noise levels within bedrooms of the proposed 
development at night are not considered although the EHO considers these are likely 
to be acceptable. Further assessment in this regard could be conditioned to ensure 
that the proposed mitigation measures are sufficient. The proposal to include a noise 
attenuation barrier around the external plant of the hotel is supported but details of the 
exact specification and level of noise mitigation will be required by condition. Details of 
the ventilation systems to be installed within the dwellings will also be required to 
ensure that noise from these systems is adequately controlled. This can also be 
secured by condition.   
 
The Air Quality Assessment submitted with the planning application has been 
assessed by the EHO and it is considered that the air quality in this sensitive location 
would not be adversely affected by the proposed development. No objection is raised, 
subject to the imposition of conditions relating to the environmental credentials of 
vehicles used during the construction process, details of the renewable energy 
generating technology to be used to supply the proposed development and the 
inclusion of electric vehicle charging points within the development.    
 
The site is considered to be a low risk in relation to land contamination and as such it 
is considered that a scheme of investigation into any potential harm and suitable 
remediation can be secured by condition, to ensure that the construction of the 
development does not result in any adverse impact in this regard, acknowledging the 
sensitive end use proposed for the site. 
 
Noise, vibration and dust minimisation plans will be required to ensure that the 
construction phase of the scheme would not have an adverse impact on the amenity 
of neighbouring residents. These details shall be secured by condition, along with a 
restriction on the hours during which power operated machinery should be used 
during the construction phase of the development and details of the phasing of the 
development. 
 
The applicant will be required to complete a Waste Water Design Toolkit and waste 
audit strategy in order to show how it is intended to address the waste management 
infrastructure, and technical requirements within the RECAP Waste Design 
Management Design Guide. These details shall be secured by condition, alongside 
the securing of a Site Waste Management Plan. Provision of domestic waste 
receptacles by the developer will be secured via the Section 106 agreement.  
 
The applicant has indicated that a minimum of 10% of the energy needs generated by 
the development can be secured through on site renewable sources. A condition will 
be required to ensure that the noise impact of any plant or equipment for any 
renewable energy provision such as air source heat pumps is fully assessed and any 
impact mitigated. 

  
 Conclusion 

 
114. 
 
 
 
 
 
 

Policy ST/5 and DP/7 of the LDF are considered to carry some weight in the 
determination of this application. Despite being considered out of date, the purpose of 
these policies is to restrict the number of residential units permitted in Minor Rural 
Centres as secondary to Rural Centres in the hierarchy of settlements. This remains a 
valid purpose in assessing the overall impact of the proposal. Policies HG/1, HG/2 
and HG/3 are all housing policies which are considered to carry some weight in the 
decision making process as these relate to the density of development, housing mix 
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and affordable housing, all of which contribute to sustainable development. In relation 
to the other relevant policies of the LDF as quoted in this report are considered to be 
consistent with the definition of sustainable development as set out in the NPPF and 
therefore have been given some weight in the assessment of this application.      
 
Bar Hill is classified as a Minor Rural Centre and is considered to have a good range 
of services and facilities as outlined in the main body of this report. The site is located 
close to existing bus services. It is considered that the deficit in capacity at pre-school, 
primary school and secondary school level can be adequately addressed through 
extensions to these facilities which can be secured via the section 106 Agreement. 
The fact that bus services exist close to the site which would allow commuting to and 
from Cambridge is both a social and an environmental benefit of the scheme.  
 
In addition to the ability to mitigate the harm in relation to the capacity of services and 
facilities, it is considered that the scheme includes positive elements which enhance 
social sustainability. These include the provision of 15% affordable housing (which is 
the highest level that can be provided for the scheme to remain financially viable) 
within the development and public open space, including equipped play space. The 
package of contributions to be secured through the Section 106 towards the 
enhancement of offsite community facilities would be a wider benefit of the proposals, 
further enhancing the social sustainability of the scheme. The Section 106 agreement 
can also secure details of the management of the on site open space and sustainable 
drainage systems proposed as part of the scheme.  
 
The scheme has been designed to a high specification and will respond to the design 
aspiration of achieving a landmark development at the entrance to Bar Hill. Whilst the 
level of affordable housing is below the 40% required by policy, officers are of the 
view that the level of provision at 15% (6 units on site) has been justified by the 
applicant on viability grounds and this has been verified by independent consultants 
Carter Jonas.     
 
The scheme is considered to have addressed the initial concerns regarding surface 
water drainage and there are no objections from any of the other statutory consultees, 
including Anglian Water, The Environment Agency and the Local Highway Authority. 
Noise and air quality are sensitive issues on this site. However, the applicant has 
provided detailed mitigation measures regarding noise which can be secured by 
condition and there are no objections regarding air quality, subject to the imposition of 
standard conditions. The scheme is considered to preserve the amenity of 
neighbouring residents and, on balance, the living conditions of the future occupants 
of the development. It is considered that the proposal would retain adequate provision 
for parking associated with the hotel use as well as make adequate provision for 
parking to serve the proposed dwellings. There is no objection to the location of the 
pedestrian crossing over the highway which will provide pedestrian access via the 
southern boundary of the site, subject to the details of construction which can be 
secured by condition.    
 
Overall, it is considered that the significant contribution that the proposal would make 
to the deficit in the Council’s five year housing land supply and the social benefits that 
would result from the development outweigh the potential landscape and 
environmental disbenefits. None of these disbenefits are considered to result in 
significant and demonstrable harm and therefore, it is considered that the proposal 
achieves the definition of sustainable development as set out in the NPPF.        

  



 
 Recommendation 

 
120. 
 
 
 
 

Officers recommend that the Committee grants planning permission, subject to 
conditions based on the following and grant delegated powers to officers to complete 
the section 106 agreement (covering issues outlined in this report). 
 
Draft conditions 
 

(a) Time limit for implementation 
(b) Approved plans 
(c) Details (including samples) of all building materials 
(d) Landscaping details 
(e) Contaminated land assessment 
(f) Dust, noise, vibration mitigation strategy 
(g) Noise assessment including necessary mitigation measures relating to the 

internal room conditions of the development  
(h) Compliance with noise assessment mitigation measures relating to hotel use 
(i)  Details of renewable energy generation within the development and associated 

noise assessment and mitigation measures – 10% renewables and 
compliance. 

(j)  Scheme to detail provision of pedestrian crossing 
(k) Details of public art strategy 
(l)  Foul water drainage scheme 
(m)  Surface water drainage scheme 
(n) Sustainable drainage strategy 
(o) Tree Protection measures 
(p) Compliance with flood risk assessment 
(q) Traffic Management Plan 
(r) Compliance with tree survey including protection measures 
(s) Details relating to the construction of the access roads 
(t) Pedestrian visibility splays 
(u) Ecological enhancements including bird and bat boxes 
(v) Scheme for maintenance of green roofs  
(w) Site waste management plan 
(x) Restriction on the hours of power operated machinery during construction 
(y) Phasing of construction 
(z) Approved ecological surveys 
(aa) Conditions relating to air quality 
(bb) Compliance with ecological survey submitted  
(cc) External lighting to be agreed 
(dd) Cycle storage 
(ee) Screened storage 
(ff)  Boundary treatments 
(gg) Details of noise attenuation barrier 
(hh) Waste Management Toolkit 
(ii)  Waste water management plan 
(jj)  Construction environment management plan 
(kk) Details of piled foundations 
(ll)  Fire hydrant locations 
(mm) Obscure glazing of specific windows 
(nn) Contaminated land assessment and compliance with agreed mitigation 

  
  
 



Background Papers: 
 
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 Development Framework Development Control Policies 
DPD 2007 

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

  South Cambridgeshire Local Plan Submission 2014 

  Planning File Reference: S/0851/16/FL 
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