
Planning and EP Committee 12 April 2016                                                                            Item 1

Application Ref: 15/01912/FUL 

Proposal: Erection of a 2 storey, 50 bed care home, to include landscaped gardens, 
parking and an electricity substation

Site: Land To The Rear Of Thorpe Wood House, Thorpe Wood, Peterborough, 
Applicant: Thorpe Wood Care Homes Ltd & User Friendly Properties Ltd

Agent: Mr Peter Flavill
Portess and Richardson

Referred by: Head of Planning Services
Reason: Departure from Local Plan Policy 
Site visit: 30.11.2015

Case officer: Mrs A Walker
Telephone No. 01733 454418
E-Mail: astrid.walker@peterborough.gov.uk

Recommendation: GRANT subject to relevant conditions    

1 Description of the site and surroundings and Summary of the proposal

Site Description
The application site is located within site allocation SA11.12 ‘Land adjacent to Thorpe Wood House 
2.48 ha’ and is allocated for employment uses. The application site sits to the north side of the 
allocation and comprises approximately 0.47 hectares of vacant scrubland and wild grass. The 
remainder of the allocation is also vacant. The site has an existing vehicular access off Thorpe 
Wood. A shared cycle/footway runs alongside the eastern site boundary and connects into Nene 
Park. There are two mature Elm trees located to the southern corner of the site and a mature 
hedgerow along the southern site boundary. The site slopes down by approximately 1.8 m from 
Thorpe Wood Road to a stream which traverses the south/west boundary.

To the north of the site is Thorpe Wood road and the Police Headquarters beyond. To the east and 
further south is Thorpe Wood Golf Course and to the west Anglian Water and its associated car 
parking. 

Proposal
Planning permission is sought for the construction of a two storey care home (C2 Residential 
Institution) that will provide approximately 50 bedrooms delivering specialised dementia care to its 
residents. The building is proposed with a ‘U’ shaped footprint that fronts onto Thorpe Wood and 
the new estate road into the site, and wraps around fully enclosed and landscaped resident’s 
gardens to the rear. It is envisaged that there will be approximately 35 full time members of staff 
and 15 part time members of staff working across three shift patterns delivering 24 hour care.

The site has an existing vehicular access off Thorpe Wood. 30 staff and visitor car parking spaces 
are proposed to the north west and south west side of the building and to an under croft car park 
beneath the south west side elevation. Cycle parking has been indicated within the ground floor of 
the building and accessed via the rear car park (south west side). An electricity substation is 
proposed for location between the north east side of the building and the adjacent shared public 
footpath/cycle way that runs alongside the eastern site boundary.
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2 Planning History

Development Control Applications

02/01299/REM Extension of existing offices with 
associated car parking

PER 08.03.2000 13.02.2003

08/00979/OUT Residential development of 58 units 
and 4 storey office extension to 
Thorpe Wood House with 
associated car parking

REF 23.07.2008 29.10.2008

15/01912/FUL Erection of a 2 storey, 50 bed care 
home, to include landscaped 
gardens, parking and an electricity 
substation

PCO 13.11.2015

Appeals

04/00063/REFPP Variation of condition 3 of planning 
permission 97/01152/OUT to 
extend the period during which the 
planning permission can be 
implemented by a further two years

DISMIS 14.12.2004 18.11.2005

05/00032/REFPP Erection of racquet and fitness club 
with parking, associated outdoor 
facilities and access

DISMIS 23.08.2005 10.02.2006

04/00067/APPEAL Details submitted pursuant to 
Condition C15 of planning 
permission 97/01152/OUT

ALLOW 29.04.2004 02.02.2005

3 Planning Policy

Decisions must be taken in accordance with the development plan policies below, unless material 
considerations indicate otherwise.

National Planning Policy Framework (2012)

Section 1 - Alternative uses for Allocated Employment Sites 
Where there is no reasonable prospect of an employment use being implemented applications for 
alternative uses should be considered, having regard to market signals and the need to support 
sustainable local communities.

Section 7 - Good Design 
Development should add to the overall quality of the area; establish a strong sense of place; 
optimise the site potential; create and sustain an appropriate mix of uses; support local facilities 
and transport networks; respond to local character and history while not discouraging appropriate 
innovation; create safe and accessible environments which are visually attractive as a result of 
good architecture and appropriate landscaping. Planning permission should be refused for 
development of poor design.

Section 10 - Development and Flood Risk 
New development should be planned to avoid increased vulnerability to the impacts of climate 
change. Inappropriate development in areas of flood risk should be avoided by directing it away 
from areas at higher risk. Where development is necessary it shall be made safe without 
increasing flood risk elsewhere. Applications should be supported as appropriate by a site-specific 
Flood Risk Assessment, a Sequential Test and, if required, the Exception Test.
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Section 11 - Noise 
New development giving rise to unacceptable adverse noise impacts should be resisted; 
development should mitigate and reduce to a minimum other adverse impacts on health and 
quality of life arising. Development often creates some noise and existing businesses wanting to 
expand should not be unreasonably restricted because of changes in nearby land uses.

Peterborough Core Strategy DPD (2011)

CS10 - Environment Capital 
Development should make a clear contribution towards the Council’s aspiration to become 
Environment Capital of the UK.

CS14 - Transport 
Promotes a reduction in the need to travel, sustainable transport, the Council’s UK Environment 
Capital aspirations and development which would improve the quality of environments for 
residents.

CS16 - Urban Design and the Public Realm 
Design should be of high quality, appropriate to the site and area, improve the public realm, 
address vulnerability to crime, be accessible to all users and not result in any unacceptable impact 
upon the amenities of neighbouring residents.

CS21 - Biodiversity and Geological Conservation 
Development should conserve and enhance biodiversity/ geological interests unless no alternative 
sites are available and there are demonstrable reasons for the development.

CS22 - Flood Risk 
Development in Flood Zones 2 and 3 will only be permitted if specific criteria are met. Sustainable 
drainage systems should be used where appropriate.

Peterborough Site Allocations DPD (2012)

SA11 - General Employment Areas and Business Parks 
Within the allocated General Employment Areas and Business Parks planning permission will be 
granted for employment uses (classes B1, B2 and B8 within the GEAs, classes B1(a) and B1(b) 
within the Business Parks).

Peterborough Planning Policies DPD (2012)

PP01 - Presumption in Favour of Sustainable Development 
Applications which accord with policies in the Local Plan and other Development Plan Documents 
will be approved unless material considerations indicate otherwise.  Where there are no relevant 
policies, the Council will grant permission unless material considerations indicate otherwise.

PP02 - Design Quality 
Permission will only be granted for development which makes a positive contribution to the built 
and natural environment; does not have a detrimental effect on the character of the area; is 
sufficiently robust to withstand/adapt to climate change; and is designed for longevity.

PP12 - The Transport Implications of Development 
Permission will only be granted if appropriate provision has been made for safe access by all user 
groups and there would not be any unacceptable impact on the transportation network including 
highway safety.

PP13 - Parking Standards 
Permission will only be granted if appropriate parking provision for all modes of transport is made 
in accordance with standards.
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PP16 - The Landscaping and Biodiversity Implications of Development 
Permission will only be granted for development which makes provision for the retention of trees 
and natural features which contribute significantly to the local landscape or biodiversity.

Peterborough Local Plan 2016 to 2036 (Preliminary Draft)
This document sets out the planning policies against which development will be assessed. It will 
bring together all the current Development Plan Documents into a single document. Consultation 
on this document runs from 15 January to 25 February 2016. 

At this preliminary stage the polices cannot be afforded any weight with the exception of the 
calculation relating to the five year land supply as this is based upon the updated Housing Needs 
Assessment and sites which have planning permission or which are subject to a current 
application. Individual policies are not therefore referred to further in this report.

4 Consultations/Representations

It should be noted that two rounds of consultation have been undertaken on the application. 
Following the initial consultation phase the applicant has altered the site layout to increase the car 
parking provision and changed the description of development to include the provision of an 
electricity substation on the northern corner of the site. The revised deadline for the submission of 
any further representations is 31 March 2016. Should any further representations be received then 
these will be included in the Planning Committee Update report.

PCC Transport & Engineering Services 
No objection. Whilst the Local Highway Authority still has concerns about the parking provision, the 
number of spaces does not conflict with the requirements of Policy PP13 of the Peterborough 
Planning Policies DPD. Tracking has been submitted which uses a vehicle slightly smaller than the 
PCC refuse vehicle and shows the vehicle overrunning landscape areas and on one area of land 
opposite the access road. Notwithstanding this the internal access road is privately owned and 
would not be adopted as public highway. This being the case if a PCC vehicle were used and 
resulted in slight overrunning this would not be a maintenance issue for the LHA. The cycle store 
does not appear to be able to accommodate more than one useable stand, therefore a condition 
should be imposed on the Decision requiring acceptable cycle parking provision.

PCC Tree Officer 
No objection subject to securing an updated arboricultural protection scheme, tree protection 
measure, methodology statement and a pruning specification by condition.  

PCC Pollution Team 
No objection. It is recommended that a noise protection scheme is secured by condition to ensure 
that the development provides adequate protection against noise levels arising from the adjacent 
road (Thorpe Wood). 

Police Architectural Liaison Officer (PALO) 
No objection. 

Archaeological Officer (07.12.15)
No objection. An archaeological evaluation of the site and subsequent excavation of the most 
significant part of the site was carried out in the middle of the 1990s. The evaluation exposed the 
remains of an Iron Age ditched enclosure visible on aerial photographs and located in the eastern 
corner of the site. Therefore no further archaeological work is required in advance of the proposed 
development.

Building Control Manager (27.11.15)
Building Regulation Approval is required for the development.
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It is noted that there are a number of instances where bedrooms open directly into lounge and 
dining rooms. Part B recommends that bedrooms are opened off protected corridors. Major 
redesign may be necessary to accommodate this requirement.

Cambridgeshire Fire & Rescue Service (27.11.15)
No objection. The applicant is strongly advised to consider installing a sprinkler system throughout 
the building given the nature of the development and the vulnerable occupiers.

Waste Management 
As this development is a nursing home as opposed to a sheltered living scheme/extra care they 
will not pay Council tax and are not therefore entitled to a free waste collection service from 
Peterborough City Council as the Local Authority.  The development will be a commercial business 
and will have to arrange for a private waste collection service to service the site.  Therefore I am 
not in a position to comment on the waste collection from this development.

The Woodland Trust 
No comments received

Forestry Commission 
No comments received

Lead Local Drainage Authority 
No objection in principle, however other than suggesting the use of a soakaway to manage the 
surface water on site no drainage details have been provided. It is therefore recommended that a 
condition is imposed on the decision requiring the submission of a detailed drainage scheme prior 
to the commencement of the development. This should include confirmation that the ground 
conditions are favourable to the use of soakaways.

PCC S106 Planning Obligations Officer (04.12.15)
The proposed development will not be CIL liable as it is in excess of 15 or more apartments.

PCC Travel Choice 
No comments received

PCC Wildlife Officer (16.12.15)
No objection.

PCC Strategic Housing (08.12.15)
No comment. There is no requirement for affordable housing. The proposal is classed as a C2 Use 
and as such there is no provision of self-contained accommodation. 

Highways England 
No objection. The proposal does not result into any direct access onto the A47 Trunk Road and a 
framework Travel plan has been submitted with the application.

Local Residents/Interested Parties 

Initial consultations: 3
Total number of responses: 0
Total number of objections: 0
Total number in support: 0

No letters of representation have been received in response to the development.

5 Assessment of the planning issues

The main planning issues are:
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1) The principle of the development
2) Design, layout and the impact of the development on the character of the area
3) The impact of the development on neighbour amenity
4) Highways Implications
5) Landscaping Implications
6) Wildlife Implications
7) Flood Risk
8) Contamination

1) The principle of the development
The application site is allocated under site Allocation SA11.12 ‘Land adjacent to Thorpe Wood 
House 2.48 ha’ of the Peterborough Site Allocations DPD for employment use. The application 
site, referred to by the applicant as Plot 3, takes up approximately 0.47 ha of this wider 2.48 ha site 
allocation. The proposal to construct a Care Home on the site, which is classed as a C2 
Residential Institution, is therefore a departure from Local Plan policy. As such the applicant was 
asked to provide justification for the loss of this employment land as part of this planning 
application. 

The applicant has demonstrated that the land allocated under SA11.2 ‘Land adjacent to Thorpe 
Wood House’ has been vacant for over 20 years despite its extensive planning history. There have 
been various applications for employment uses dating back to 1994 (94/P0913 Office Development 
with access and car parking – outline), with a more recent pre-application enquiry for an office use 
in 2014. To date however, the site has never managed to attract a pre-let and be built out for any 
of the proposals for which it has received planning permission.

Historically it is recognised that there has been a surplus of employment land across the 
Development Plan area. The recently approved planning application for residential development on 
the Great Haddon employment land has however, resulted in the loss of approximately 62 ha of 
employment land and depleted this surplus. Notwithstanding this, it is not considered that the loss 
of this site would prejudice the likely available employment land supply. Employment land is 
currently being reviewed as part of the emerging replacement Peterborough Local Plan and new 
employment sites will naturally come forward as part of this process. Furthermore Paragraph 22 of 
the National Planning Policy Framework states that planning policies should avoid the long term 
protection of sites allocated for employment use where there is no reasonable prospect of a site 
being used for that purpose. The applicant has demonstrated that despite extensive attempts over 
a period of circa 20 years that the land has never been successfully marketed for employment use. 

In addition, in allowing the loss of 0.47 ha of employment land the development will bring a 
currently vacant site into productive use and deliver a much needed, specialised dementia care 
unit. It is recognised that there is a need for this type of care in Peterborough and that there is 
currently a shortfall in bed spaces with waiting lists for the existing facilities. The development will 
also provide the equivalent of 42 full time jobs that albeit not through an employment use will still 
contribute to the creation of new jobs within the city, which is a corporate priority for the Council.

On balance therefore, it is considered that whilst the proposal would result in the loss of a small 
amount of employment land, the proposal would result in the provision of much needed specialised 
dementia care and bring a site which has sat vacant for over 20 years into productive use and 
create the equivalent of 42 full time jobs. The development is therefore considered acceptable in 
principle in accordance with Paragraph 22 of the National Planning Policy Framework as there is 
no reasonable prospect of the site coming forward for employment uses.

It is noted that the applicant has referred to the proposed Care Home as both a C2 Residential 
Institution and a C2A Secure Residential Institution within the application submission. From the 
submitted information it is therefore unclear which class the development falls under however, both 
are considered acceptable in principle. Notwithstanding this it is recommended that a condition is 
imposed on the Decision restricting the use of the site to either a C2 or C2A care home use only in 
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order to prevent the applicant from invoking permitted development rights and changing to another 
use within these classes. 

2) Design, Layout and Impact on the character of the area
The application site sits to the east of the Thorpe Wood Business Park which contains a variety of 
office buildings. It is not considered that there is an overriding character to the area or that given 
the nature of the use proposed it should seek to replicate design features from these buildings. 

The proposal is for a two storey brick built building, with a ‘U’ shaped footprint. The proposal will 
wrap around the site and provide a frontage to Thorpe Road and the new internal road into the site. 
A private landscaped garden area will be located to the rear of the building. The design of the 
building is fairly simple but accentuated through changes in roof design, glazing and detailing to 
the fenestration. A simple palette of materials is proposed, and it is recommended that the details 
are secured by condition in order to ensure an appropriate finish to the building. 

The concerns about the internal layout and design raised by the Building Control Department are 
not a planning matter, but it may be that if the development goes through the Building Regulations 
process and a redesign is necessary, amendments to this scheme or a new planning application 
may need to be submitted to the Planning Authority for determination. 

The position of the building on the site makes effective use of the land and the majority of the 
bedrooms face out onto the landscaped gardens and golf course, although not all. The Council’s 
pollution control officer has recommended that given the proximity of the building to the adjacent 
highway, Thorpe Wood, a noise protection scheme is secured via condition to ensure that traffic 
noise arising from the road does not result in unacceptable noise levels for the future occupiers. It 
is anticipated that this scheme would include noise insulation, triple glazing and where non-
opening windows are required alternative means of ventilation. The building itself will serve as 
adequate noise insulation to the garden given that it will wrap around the communal garden area.

It is therefore considered that the development is in accordance with Section 11 (Noise) of the 
National Planning Policy Framework, Policy CS16 of the Peterborough Core Strategy and Policies 
PP02 and PP04 of the Peterborough Planning Policies DPD as the development will not result in a 
detrimental impact on the character of the area and a satisfactory level of amenity will be provided 
for the future occupiers.

3) Impact of the development on neighbour amenity
The application property would be located within the Thorpe Wood Business Park and there are no 
nearby residential properties. The proposal is therefore in accordance with Policy CS16 of the 
Peterborough Core Strategy and Policy PP03 of the Peterborough Planning Policies DPD as it will 
not result in any adverse impact on neighbour amenity. In addition, because the site is within a 
business park where the surrounding uses are offices, it is considered that the residents of the 
care home would have an acceptable level of amenity. 

4) Highways Implications
The Local Highway Authority (LHA) has not objected to the development. The site has an existing 
access off Thorpe Wood. The LHA raised concerns over the number of car parking spaces 
proposed with the layout as originally submitted as it only showed 13 useable car parking spaces. 
The proposal has however, been amended to include an under croft car park beneath the south 
west side of the building and 30 car parking spaces are now proposed. 

For a Secure Residential Institution (C2A Use) Policy PP13 of the Peterborough Local Plan 
requires that car parking provision is assessed on a case by case basis. The applicant has based 
the 30 spaces proposed on the requirements of Policy PP13 for a C2 Residential Care Home use, 
which is the provision of one space per full time member of staff, plus one visitor space per three 
beds. The applicant has advised that there will be the equivalent of 42 full time members of staff 
working over 3 shifts, which equates to 14 staff per shift which will require 14 spaces. With one 
additional visitor space per three beds a further 16 spaces are required.  This results in the need to 
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provide 30 spaces, which the applicant has. 

The applicant runs other care homes across Peterborough and based on their operational 
experience of car parking demand at these sites has advised that the highest demand for staff 
parking occurs during week day mornings when residents visitor numbers are usually at their 
lowest. Resident’s visitors tend to visit during the early evening and the weekends. Hence, the 
peak demand on car parking spaces by the two user groups tends not to conflict and there is 
usually sufficient space. 

Notwithstanding this it is also noted that the site is accessible by alternative modes of transport and 
not all staff will necessarily drive to work. The applicant has submitted a framework Travel Plan 
that will be built upon in order to encourage car share and travel to work by alternative options.  It 
is not considered necessary to condition the travel plan for the scale of this development.  Also it is 
likely that many of the employees will live within a suitable distance of the development where 
other modal journeys will in any event be a preferable option to the car.

Whilst cycle parking is indicated to the ground floor of the building no further information in relation 
to the number of stands/cycle parking layout has been provided. Policy PP13 requires the 
provision of one stand per 5 members of staff and residents parking on a case by case basis. This 
equates to a minimum of 8 stands which would provide 16 spaces. It is therefore recommended 
that cycle parking details are secured by condition. 

It is therefore considered that the level of car parking proposed is sufficient based on the 
requirements of Policy PP13. The Framework Travel plan will provide a basis for building on 
encouraging travel to the site by alternative means of transport and cycle parking will be secured 
by condition.    

The tracking submitted with the application is based on a slightly smaller vehicle than those used 
by Peterborough City Council’s refuse collection Team. The tracking shows that the vehicle will 
slightly overrun however, given that this will be over an internal access road that will be privately 
owned and not adopted highway this will not cause a highway maintenance issue. It is also 
acknowledged that refuse will most likely be collected by a private waste collection service, as the 
development is exempt from Council Tax, and their vehicles tend to be smaller than a PCC vehicle.

The proposed development is therefore considered acceptable in accordance with Policy CS14 of 
the Peterborough Core Strategy and Policies PP12 and PP13 of the Peterborough Planning 
Policies DPD as it will not result in a detrimental impact on highway safety and sufficient on site 
parking can be provided.  

5) Landscape Implications
The Landscape Officer has not objected to the development however, has raised concerns about 
the proximity of the building to the two Elm trees located adjacent to the southern corner of the site 
in terms of the substantial pruning that would be required to facilitate the development and the 
likely shading issues to windows close to the gable end given the height and size of trees.  
Although the Trees are not the subject of a Tree Preservation Order (TPO), given their rarity and 
their positive impact on the visual amenity of the area they are considered worthy of a TPO. 

The Tree Officer’s preferred option would be for the building to be moved further north and away 
from the trees by approximately 2 m in order to prevent the trees from being excessively pruned. 
However, given the constraints of the site and the need to provide the number of bedrooms 
proposed and associated car parking this has not been explored by the applicant. The submitted 
Arboricultural Report has suggested a 2 m reduction to the crown will be required in order to 
facilitate the development however, these calculations are on the basis that the 
calculations/measurements for the crown are correct. The Tree Officer considers it likely that more 
severe pruning will be required. Notwithstanding this, given that the pruning will not kill the trees 
and given that the impact of the pruning will only be visible when viewed from one aspect, he is of 
the view that on balance, the development will not be so detrimental so as to warrant a 
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recommendation of refusal on these grounds. This is subject to securing an updated Arboricultutral 
Report which includes a specific pruning schedule by condition.

Whilst the issue of shading caused by the two Elms is recognised, given that the windows 
proposed to the south west end gable are to serve a stair well and a lounge sensory room with two 
windows, it is not considered that the arrangement will be sufficiently detrimental to the future 
occupiers. However, ongoing pruning of the trees will be required to manage the situation. 

There is a bund immediately adjacent to the Elm Trees that has not been considered in the 
submitted Arboricultural Report. The applicant has advised that this will be retained. Given that the 
bund itself will form a physical barrier the Tree Officer is of the view that minimal tree protection will 
be required. However, updated Tree Protection details which include the bund and any works 
necessary to it will be required by condition to ensure that the Trees are adequately protected 
throughout the development stage. 

A landscaped area is indicated to the rear of the building. This is intended to serve as landscaped 
gardens for use by the future residents. It is recommended that a condition is imposed on the 
Decision to require the submission of a landscaping scheme for this and the wider site.

It is not considered that the proposal will result in any adverse impact on the off site trees located 
to the south western boundary.
 
Subject to securing an updated Arboricultural Report by condition it is considered that the proposal 
will not result in an unacceptable impact on the existing landscape features of the site and the 
proposal is therefore considered acceptable in accordance with Policy PP16 of the Peterborough 
Planning Policies DPD.

6) Wildlife Implications
The Wildlife Officer has not objected to the development. 

An Ecological Survey has been submitted in support of the application, however, the site has not 
been assessed with regards to bats. Whilst the Wildlife Officer is satisfied that no trees with bat 
potential are likely to be directly affected by the scheme, he does consider that the mature 
hedgerow and trees along the southern site boundary do have the potential to support 
foraging/commuting bats, particularly given that this landscape feature provides excellent habitat 
connectivity for bats travelling between the adjacent Thorpe Wood County Wildlife Site and 
Bluebell Wood CWS. It is therefore recommended that conditions are imposed on the Decision 
requiring the submission of a lighting scheme, to ensure that all external lighting is baffled 
downwards away from the southern boundary hedgerow and that a range of bat roosting features 
are installed at suitable locations across the site.

The applicant’s ecologist found no evidence of badgers within the application site, however there 
are clear large mammal tracks through the site. In addition, there are several nearby records of 
badgers and there is suitable badger habitat and potential for setts to be present in the land 
surrounding the site. The Wildlife Officer has therefore advised that as a precaution, all 
construction trenches shall be covered overnight or a means of escape provided for any badgers 
or other mammals that may have become trapped. It is recommended that this scheme of 
protection for badgers and mammals is secured by condition.

The applicant’s ecologist reported finding no water in the stream that forms the western site 
boundary during their survey in October. However, having visited the site in December, this water 
course was found to be holding water with a steady water flow observed. Whilst no direct evidence 
of water voles was found, the Wildlife Officer considers that this stream does have some potential 
to support water voles, particularly given that numerous records exist nearby. He has therefore 
recommended that a 5-10 metre habitat buffer along the watercourse is provided.  However, the 
proposed layout shows that a buffer of this size could not be accommodated within that layout.  It is 
therefore recommended that prior to development taking place within 10 metres of the watercourse 
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that a further vole survey be carried out.  Should voles be present, mitigation measures will need to 
be submitted to and approved by the local planning authority.

The proposal involves the removal of vegetation which may support nesting birds. An informative 
will be appended to the Decision reminding the applicant about the restrictions to works on 
trees/vegetation during the bird breeding season. To mitigate for the loss of potential nesting 
habitat, The Wildlife Officer has recommended that a range of nesting boxes are installed that 
cater for a number of different species such as House Sparrow, Starling & Swift. It is 
recommended that this is required by condition. 

Thorpe Wood County Wildlife Site (CWS) and Bluebell Wood CWS are both located in close 
proximity to the application site. The Ecological Scoping Survey Report submitted with the 
application has failed to consider potential impacts on these sites as a result of the proposed 
development. Notwithstanding this, The Wildlife Officer considers that, provided the measures set 
out above with regard to protected species are secured by condition, then this proposal is unlikely 
to have an impact upon the features for which these sites have been designated as County Wildlife 
Sites.

It is therefore considered that subject to securing the further details outlined above by condition the 
proposed development will not result in a significantly detrimental impact on the biodiversity of the 
site and its surroundings. The proposal is therefore in accordance with Policy CS21 of the 
Peterborough Core Strategy and Policy PP16 of the Peterborough Planning Policies DPD. 

7) Flood Risk
The site lies in Flood Zone 1 and is classed as being at a low risk of flood. As the proposed 
development is less than 1 ha in size a Flood Risk Assessment is not required with the application. 

A drainage scheme for the site will be secured by condition.

It is not therefore considered that the proposal will be vulnerable to or increase the potential of the 
site to Flood Risk, in accordance with Section 10 of the National Planning Policy Framework or 
Policy CS22 of the Peterborough Core Strategy.

8) Contaminated Land
There is no known contamination on the site. It is recommended that a condition is imposed on the 
Decision requiring that the development ceases in the event that unsuspected contamination is 
discovered during the development phase, until an appropriate remediation scheme has been 
agreed with the Local Planning Authority.

6 Conclusions

- The applicant has demonstrated that despite various planning approvals and extensive 
marketing of the development is therefore considered acceptable in accordance with 
Section 22 of the National Planning Policy Framework which stipulates that planning 
policies should avoid the long term protection of employment use where there is no 
reasonable prospect of a site being used for that purpose.

- The loss of employment land is not considered detrimental to the likely long term supply of 
available employment land. Employment land is currently under review and new sites will 
be put forward as part of the development plan making process.

- The design and layout of the building is considered acceptable and will not result in a 
detrimental impact on the character of the area or neighbour amenity.

- The car parking provision is considered acceptable and a detailed travel plan and cycle 
parking will be secured by condition. The development will not therefore result in any 
adverse impact on highway safety.

- An updated Tree Report will be provided by condition. It is therefore considered that 
suitable tree protection measures and working practices will be followed throughout the 
construction phase hence the development will not result in an unacceptable impact on the 
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landscape features of the site.
- Suitable ecological enhancements and protection measures will be secured by condition 

hence the development will not result in an unacceptable impact on the biodiversity of the 
site.

The development is therefore in accordance with Sections 1 (paragraph 22), Section 7, Section 10 
and Section 11 of the National Planning Policy Framework, Policies CS14, CS16, CS21, CS22 of 
the Peterborough Core Strategy and Policies PP01, PP02, PP03, PP04, PP12, PP13, PP16 of the 
Peterborough Planning Policies DPD.  

7 Recommendation

The Director of Growth and Regeneration recommends that Planning Permission is GRANTED 
subject to the following conditions:  

C 1 The development hereby permitted shall be begun before the expiration of three years from 
the date of this permission.

Reason: In accordance with Section 91 of the Town and Country Planning Act 1990 (as 
amended).

 
C 2 The development shall be constructed in complete accordance with the following drawings 

and details hereby approved:

 Location Plan S01 Revision A.
 Existing Site Plan S02 
 Proposed Site Plan - P01 01 Rev B dated 25.02.16
 Proposed Ground Floor Plan P02 01 Rev A
 Proposed First Floor Plan P02 02 Rev A
 Proposed Elevations 1 of 3 P05 01 Rev B dated 17.02.16
 Proposed Elevations 2 of 3 P05 02 Rev B dated 17.02.16
 Proposed Elevations 3 of 3 P05 03 Rev B dated 17.02.16
 Proposed Roof Plan P03 01 
 Proposed Perspective P06 03 Rev A dated 17.02.2016
 Proposed Perspective P06 04 Rev A dated 17.02.2016
 Substation Detail and GRP Enclosure - ENDS 07-0102.01 version E dated 25.11.14
 Thorpe Wood Care Home Limited Framework Travel Plan dated November 2015
 Ecological Scoping Survey of Land off Thorpe wood, Peterborough carried out by 

Hillier Ecology Limited dated October 2015

Reason: To clarify what is hereby approved and to ensure a satisfactory external 
appearance in accordance with Policy CS16 of the Peterborough Core Strategy and Policy 
PP02 of the Peterborough Planning Policies DPD. 

  
C 3 Notwithstanding the submitted information, no development shall take place above base 

course until details of the following materials have been submitted to and approved in 
writing by the Local Planning Authority:

 Walling and roofing materials 
 Windows and doors
 Rainwater goods
 Any externally visible sustainable technologies
 Any externally visible flues, vents, chimneys or similar features
 The finish of the electricity substation.
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The details submitted for approval shall include the name of the manufacturer, the product 
type, colour (using BS4800) and reference number. The development shall not be carried 
out except in accordance with the approved details.

Reason: For the Local Planning Authority to ensure a satisfactory external appearance, in 
accordance with Policy CS16 of the Peterborough Core Strategy DPD (2011) and Policy 
PP2 of the Peterborough Planning Policies DPD (2012).

 
C 4 Notwithstanding the submitted information, and within 3 months of the commencement of 

development a scheme for the hard and soft landscaping of the site shall be submitted to 
and approved in writing by the Local Planning Authority.  The scheme shall include details 
of the following:-

                
 Planting plans including retained trees, species, numbers, size and density of 

planting
 An implementation programme
 Details of the hard surfacing materials.
 Boundary treatments including the design, height, location and finish.

The approved hard landscaping scheme shall be carried out as part of the development 
and shall be completed prior to the first occupation of the development and the soft 
landscaping shall be carried out within the first available planting season following 
completion of the development or first occupation (whichever is the sooner) or alternatively 
in accordance with a timetable for landscape implementation which has been approved as 
part of the submitted landscape scheme.

Any trees, shrubs or hedges forming part of the approved landscaping scheme (except 
those contained in enclosed rear gardens to individual dwellings) that die, are removed or 
become diseased within five years of the implementation of the landscaping scheme shall 
be replaced during the next available planting season by the developers, or their 
successors in title with an equivalent size, number and species to those being replaced.  
Any replacement trees, shrubs or hedgerows dying within five years of planting shall 
themselves be replaced with an equivalent size, number and species.

                
Reason: In the interests of visual amenity and the enhancement of biodiversity in 
accordance with policy CS21 of the adopted Core Strategy and policy PP16 of the adopted 
Planning Policies DPD.

 
C 5 Notwithstanding the submitted information, no development shall take place on the site until 

an updated arboricultural protection scheme has been submitted to and agreed in writing by 
the Local Planning Authority. The arboricultural protection scheme shall include: 
1. A site meeting between the site agent/architect/builder, the developers chosen 

arboriculturist and the Local Planning Authority's Tree Officer which shall inform the;
2. Submission of a site specific Method Statement and/or Tree Protection Plan to 

BS5837:2012 Trees in relation to design demolition and construction - 
Recommendations methodology. The Method Statement/Tree Protection Plan shall 
identify (not necessarily exclusively) the following:

 Location and specification of protective tree measures in addition to appropriate 
ground protection within the Root Protection Areas of all retained trees within the 
site;

 Details of all Root Protection Area infringement during the construction and 
landscaping phases with details on how the impact will be minimised. 

 Details of facilitation pruning;
 Location for access, material storage, site office, mixing of cement, welfare 

facilities etc.;
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 Specification of landscaping prescriptions (including fencing/walls and changes 
in soil level) within the Root Protection Area of retained trees;

 Details of signage to be erected within the tree protection areas
The approved scheme shall be implemented in full, strictly in accordance with 
the agreed details/plans and shall be retained as such for the lifetime of the 
demolition/construction of the development. 

Reason: In order to protect and safeguard the amenities of the area, in accordance with 
Policy CS16 of the Peterborough Core Strategy DPD (2011) and Policies PP2 and PP14 of 
the Peterborough Planning Policies DPD (2012). This is a pre-commencement condition 
because it is necessary to demonstrate up front that the existing trees on the site can be 
adequately protected throughout the development phase.

 
C 6 The parking, turning and loading/unloading area shown on the proposed site plan (P01)01 

Rev C shall be provided prior to the occupation of the proposed development and thereafter 
maintained for the purposes of parking, tuning and loading/unloading in association with the 
development.

Reason: In the interests of highway safety in accordance with policy PP12 adopted 
Planning Policies DPD.

 
C 7 Notwithstanding the submitted information and prior to the occupation of any part of the 

development, plans showing at least 8 cycle stands (6 spaces) in a secure, overlooked and 
covered location shall be submitted to and approved in writing by the Local Planning 
Authority.  The approved cycle parking shall thereafter be provided in accordance with the 
approved details and shall subsequently be retained for the purposes of parking bicycles in 
connection with the development.

Reason: To provide adequate cycle parking provision to serve the development and 
encourage sustainable modes of transport in accordance with Policy PP13 of the 
Peterborough Planning Policies DPD.

 C 8 Prior to the commencement of the development a construction management plan (CMP) 
shall be submitted to and approved by the Local Planning Authority. The CMP shall include:

 Haul routes to and from the site.
 The location of parking, turning, loading and unloading areas for construction 

vehicles.
 The location of storage compounds and welfare facilities.
 Wheel washing facilities capable of cleaning the wheels and underside of the 

chassis.
 Location of any temporary access points.

The information in the construction plan shall be adhered to throughout the entire 
construction period.

Reason: In the interests of highway safety in accordance with policy PP12 adopted 
Planning Policies DPD. This is a pre-commencement condition because it is necessary to 
demonstrate that the development can be constructed without resulting in a detrimental 
impact on the adjacent highway, Thorpe Wood.

 
C 9 Within 3 months of the commencement of the development a lighting scheme for the site 

including the following, shall be submitted to and approved in writing by the Local Planning 
Authority:

 design
 location
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 levels of luminance 
 LUX plan
 confirmation that lighting will be baffled downwards and away from the potential bat 

habitat along the southern boundary hedgerow.

The lighting scheme shall thereafter be implemented on site in accordance with the 
approved details prior to the first occupation of any part of the building and no other 
external lighting shall be erected.

                
Reason: In the interests of highway safety, public amenity and biodiversity in accordance 
with Policies CS14, CS16 and CS21 of the Peterborough Core Strategy and Policies PP03, 
PP12 and PP16 of the Peterborough Planning Policies DPD.

 
C10 Prior to first occupation of the development a scheme of nesting boxes for birds shall be 

submitted to and approved in writing by the Local Planning Authority. The scheme shall 
cater for a number of different species such as House Sparrow, Starling and Swift and shall 
include details of the number and design of boxes and their location. The boxes shall 
thereafter be implemented before the building is first occupied.

                
Reason: In the interests of the enhancement of biodiversity in accordance with policy CS21 
of the adopted Core Strategy and policy PP16 of the adopted Planning Policies DPD.

C11 Prior to first occupation of the development a scheme for a range of bat roosting features 
shall be submitted to and approved in writing by the Local Planning Authority. The scheme 
shall include details of the type of roosting feature and its location within the site. The 
approved roosting features shall thereafter be implemented before the building is first 
occupied and subsequently retained as such.

                
Reason: In the interests of the enhancement of biodiversity in accordance with policy CS21 
of the adopted Core Strategy and policy PP16 of the adopted Planning Policies DPD.

 
C12 Prior to the commencement of development a scheme for the protection of badgers and 

other small mammals throughout the construction phase shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include but not be 
limited to:

 details that demonstrate that all construction trenches will be covered overnight or 
that a means of escape will be provided for any badgers or other mammals that may 
have become trapped overnight. The development shall not be carried out except in 
complete accordance with the approved details.

Reason: In the interests of safeguarding protected species and the biodiversity of the site in 
accordance with Policy CS21 of the adopted Core Strategy and policy PP16 of the adopted 
Peterborough Planning Policies DPD. This is a pre-commencement condition because it is 
necessary to demonstrate that the development will put satisfactory measures in place 
throughout the development phase to prevent any undue harm to protected species or the 
biodiversity of the site.

 C13 Prior to the commencement of any scrub clearance or development within 10 metres of the 
watercourse to the western boundary of the site, a further vole survey shall be undertaken 
by a suitably qualified person and submitted to and approved in writing by the local 
planning authority.  Should water voles be present, mitigation measures shall be submitted 
alongside the vole survey results and no development shall take place within 10 metres of 
the watercourse until such mitigation measures have been approved in writing by the local 
planning authority.  Such approved mitigation measures shall be implemented in full.
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Reason: In the interests of  safeguarding protected species and the biodiversity of the site 
in accordance with Policy CS21 of the adopted Core Strategy and policy PP16 of the 
adopted Peterborough Planning Policies DPD. This is a pre-commencement condition 
because it is necessary to demonstrate that the development will put satisfactory measures 
in place throughout the development phase to prevent any undue harm to protected 
species or the biodiversity of the site.

 C14 Notwithstanding the submitted information, and prior to the commencement of development 
a drainage scheme including the following details, shall be submitted to and approved in 
writing by the Local Planning Authority:

 Full and up to date detailed specifications of any drainage elements.
 Confirmation of ground investigations to confirm that site conditions are favourable 

to the use soakaways, if a connection to the nearby surface water sewer is required 
then the applicant would need to;

 consider how surface water could be attenuated on site.
 confirm that the owner of that sewer is willing to accept flows from the site.

The approved drainage scheme shall thereafter be implemented on site in accordance with 
the approved details.

Reason: To prevent the increased risk of flooding on and off site, to improve and protect 
water quality in accordance with Policy CS22 of the adopted Core Strategy and the 
National Planning Policy Framework. This is a pre-commencement condition because it is 
necessary to demonstrate that the development will not increase the risk of on or off site 
flooding before works commence.

 
C15 Prior to occupation of the development a noise assessment setting out a scheme for 

protecting the proposed development from traffic noise from the adjacent road, Thorpe 
Wood shall be submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out in accordance with the approved noise 
protection scheme, with all noise mitigation measures implemented prior to the occupation 
of any part of the building.  The approved noise measures shall be retained thereafter.

Reason: In order to protect the residents from noise generation, in accordance with the 
relevant provisions of the National Planning Policy Framework, in particular paragraph 123.

 
C16 The development hereby approved shall be constructed so that it achieves at least a 10% 

improvement on the Target Emission Rates set by the Building Regulations at the time of 
Building Regulations being approved for the development.

Reason: To accord with Policy CS10 of the Peterborough Core Strategy DPD (2011).
 
C17 If, during development, contamination not previously considered is identified, then the Local 

Planning Authority shall be notified immediately and no further work shall be carried out 
until a method statement detailing a scheme for dealing with the suspect contamination has 
been submitted to and agreed in writing with the Local Planning Authority.  The 
development shall thereafter not be carried out except in complete accordance with the 
approved scheme.

Reason: To ensure all contamination within the site is dealt with in accordance with the 
National Planning Policy Framework, in particular paragraphs 120 and 121 and Policy 
PP20 of the Peterborough Planning Policies DPD (2012).

 
C18 The application site shall be used only as a Care Home falling within either Class C2 

Residential Institution or Class C2A Secure Residential Institution of the Schedule to the 
Town and Country Planning (Use Classes) Order 1987 (as amended), or the equivalent to 
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that Class in any statutory instrument amending or replacing the 1987 Order or any other 
change of use permitted by the Town and Country Planning (General Permitted 
Development) Order 2015. 

Reason: To ensure that any future change in land use is assessed by the Local Planning 
Authority, particularly with regard to car parking provision, landscaping and biodiversity 
implications in accordance with Policies CS14, CS16 and CS21 of the Peterborough Core 
Strategy and Policies PP12, PP13 and PP16 of the Peterborough Planning Policies DPD. 
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