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Planning and EP Committee 7 January 2014      ITEM 5.2 
 
Application Ref: 13/00928/FUL  
 
Proposal: Construction of 25 dwellings and associated works - Phase 6 
 
Site: Land At, Manor Drive, Gunthorpe, Peterborough 
Applicant: Mr Steve Flowers 
 Cross Keys Homes 
Agent: Ms L Cooper 
 LMC Architect 
Referred by: Director of Growth and Regeneration 
Reason: Level of public interest 
Site visit: 01.08.2013 
 
Case officer: Miss A McSherry 
Telephone No. 01733 454416 
E-Mail: amanda.mcsherry@peterborough.gov.uk 
 
Recommendation: GRANT subject to relevant conditions   
 
1 Update 

 
The above planning application together with the application planning reference 13/00927/FUL 
were deferred by the Planning and Environmental Protection Committee on the 8th October 2013, 
so that a scheme for the provision of a play area could be sought from the applicant and if the 
applicant was minded to make such provision, publish the proposal for public consultation. 
 
The applicant initially agreed to make revisions to the layout to facilitate the provision of open 
space in the south west corner of the site.  A residents group considered this but concluded that  
the area proposed was too small, and that there was limited natural surveillance.     
 
Therefore a meeting was held with the applicant and a group of residents on 29th October 2013.  
Following this meeting a larger repositioned green space area was proposed on this site adjacent 
to Beadle Way, together with associated changes to the house tenure mix and design of the 
dwellings etc.   
 
It was agreed between a working group of residents and Cross Keys that a single area of open 
space should be provided centrally on this Phase 6 site, and that no additional open space was to 
be created on Phase 4 13/00927/FUL, as there was concern about children crossing Manor Drive, 
which is to become a primary access route in future, into the adjacent Paston Reserve land.    
 
Therefore this proposal has been revised with the following main changes:- 
 

• Provision of open space area (657.5 sq m) 
• Reduction in total number of dwellings from 27 to 25 
• Removal of all 2.5 storey dwellings, now all properties proposed are 2 storey 
• Proposed insertion of collapsible bollards on road between site and Brickenden Road, 

to prevent through vehicle traffic 
• Layout changes and house types changes. All properties are still to have 2 parking 

spaces each.   
 

At the time of writing this report a further public consultation is being undertaken with local 
residents in respect of the proposed changes.  The expiry date of this consultation is after the 
publication of this report, therefore any additional neighbour comments received will be reported to 
Members in the Committee Update report.     
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2 Description of the site and surroundings and Summary of the proposal 
 
Site and Surroundings 
The application site covers an area of approximately 0.54 hectares.  The site is mainly overgrown 
grassland which is unused, and enclosed by heras fencing.  There is however part of the site, 
adjacent to Manor Drive, which is cut grass with some landscaping.  The site is bounded to the 
east by Beadle Way road and the residential properties beyond, to south by the residential 
properties on Brickenden Road, to the west by the Baker Perkins site and car parking, and to the 
north by Manor Drive and the Phase 5 residential development, which is currently under 
construction.     
 
Proposal (Updated - following receipt of amended plans on 9th December 2013) 
 
Planning permission is now sought for the erection of 25 affordable houses, rather than the 27 
previously proposed.  12 will be affordable rented rather than the 14 previously proposed and 13 
will still be shared ownership.  The development will now comprise of 18 x 2 bedroom (previously 
20), and 7 x 3 bedroom (previously 5) and all the 4 bedroom properties have been deleted (2 
previously proposed).  All the properties are all now two storeys in height with the deletion of the 2 
x 2.5 storeys dwellings.  The houses are a mixture of semi-detached and terraced properties.   
 
Vehicle access to the site is from Manor Drive and Beadle Way.   
   
3 Planning History 
 
Reference Proposal Decision Date 
10/01357/FUL Construction of Phase 5 and 6 consisting of 

72 residential dwellings (6 x 2 bed, 33 x 3 
bed, 12 x 4 bed houses and 9 x 2 bed, 12 x 
3 bed affordable homes) and associated 
works 
 

Application 
Permitted  

22/05/2012 

92/00001/OUT Residential and employment development Application 
Permitted  

28/10/2005 

94/00005/OUT Residential development and local centre 
(including convenience goods store approx 
15000sq ft) outline 

Application 
Permitted  

28/10/2005 

 
4 Planning Policy 
 
Decisions must be taken in accordance with the development plan policies below, unless material 
considerations indicate otherwise. 
 
National Planning Policy Framework (2012) 
 
Local planning authorities should apply the presumption in favour of sustainable development.   
 
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. 
 
Peterborough Core Strategy DPD (2011) 
 
CS02 - Spatial Strategy for the Location of Residential Development  
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Provision will be made for an additional 25 500 dwellings from April 2009 to March 2026 in 
strategic areas/allocations. 
 
CS08 - Meeting Housing Needs  
Promotes a mix of housing the provision of 30% affordable on sites of 15 of more dwellings (70% 
social rented and 30% intermediate housing), 20% life time homes and 2% wheelchair housing. 
 
CS10 - Environment Capital  
Development should make a clear contribution towards the Council’s aspiration to become 
Environment Capital of the UK. 
 
CS13 - Development Contributions to Infrastructure Provision  
Contributions should be secured in accordance with the Planning Obligations Implementation 
Scheme SPD (POIS). 
 
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. 
 
CS17 - The Historic Environment  
Development should protect, conserve and enhance the historic environment including non 
scheduled nationally important features and buildings of local importance. 
 
CS19 - Open Space and Green Infrastructure  
New residential development should make provision for/improve public green space, sports and 
play facilities. Loss of open space will only be permitted if no deficiency would result. 
 
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) 
 
SA01 - Urban Extensions  
Confirms the location of the urban extensions in accordance with Core Strategy policy CS5 and 
any planning permissions in place at the time of adoption. 
 
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 
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sufficiently robust to withstand/adapt to climate change; and is designed for longevity. 
 
PP03 - Impacts of New Development  
Permission will not be granted for development which would result in an unacceptable loss of 
privacy, public and/or private green space or natural daylight; be overbearing or cause noise or 
other disturbance, odour or other pollution; fail to minimise opportunities for crime and disorder. 
 
PP04 - Amenity Provision in New Residential Development  
Proposals for new residential development should be designed and located to ensure that they 
provide for the needs of the future residents. 
 
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. 
 
PP14 - Open Space Standards  
Residential development (within Use Classes C3 and C4) will be required to provide open space in 
accordance with the minimum standards.  The type of on-site provision will depend on the nature 
and location of the development and the needs of the local area. 
 
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. 
 
PP17 - Heritage Assets  
Development which would affect a heritage asset will be required to preserve and enhance the 
significance of the asset or its setting.  Development which would have detrimental impact will be 
refused unless there are overriding public benefits. 
 
Community Infrastructure Levy (CIL) Regulations 2010 
Paragraphs 203-205 of the National Planning Policy Framework: Planning Conditions and 

Obligations  
Requests for planning obligations whether CIL is in place or not, are only lawful where they meet 
the following tests:- 

(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and  
(c) fairly and reasonably related in scale and kind to the development.  

 
In addition obligations should be: 

(i) relevant to planning; 
(ii) reasonable in all other respects. 

 
Planning permissions may not be bought or sold. Unacceptable development cannot be permitted 
because of benefits/inducements offered by a developer which are not necessary to make the 
development acceptable in planning terms. Neither can obligations be used purely as a means of 
securing for the local community a share in the profits of development. 
 
5 Consultations/Representations 
 
English Heritage  
No objection – This application forms part of a larger development, adjacent to the Car Dyke, a 
Roman canal which is a scheduled ancient monument.  We do not consider that the development 
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proposed will cause any harm to the significance of the Car Dyke or its setting.   
 
Police Architectural Liaison Officer  
No objection – subject to conditions in respect of boundary treatments, lighting, landscaping and 
provision of self closing, self locking gates for shared rear access paths.   
 
Environment Agency  
No objection – subject to the imposition of a condition in respect of foul water drainage.   
 
Anglian Water Services Ltd  
No objection – A condition in respect of the proximity of the development to a sewage pumping 
station is recommended.   
 
Natural England - Consultation Service  
No objections – Natural England are satisfied that there is not likely to be an adverse effect on the 
Dogsthorpe Star Pit Site of Special Scientific Interest.  The Local Planning Authority should give 
consideration to protected species, local landscape and biodiversity enhancements.     
 
Fire Community Risk Management Group  
No objection – subject to the adequate provision of fire hydrants.  This can be secured by planning 
condition.   
 
PCC Transport & Engineering Services (Updated – since receipt of amended plans) 
No objections – The principle of development on this site has already been established under 
previous planning consents and the layout of this current application is similar to that which was 
permitted last year.  The access roads off Manor Drive are to remain private.  Subject to the 
imposition of conditions no objections are raised.  Some minor layout changes have been made to 
the amended plan to remove obstructions within the proposed visibility splays, and the Local 
Highway Authority now raise no objections to the amended scheme.          
 
PCC Archaeological Officer  
No objections – The site has been subject to a series of archaeological investigations already.  
These investigations have provided sufficient information to assess the archaeological potential of 
the site.  Therefore it is considered no further archaeological work is required.   
 
PCC Drainage Team  
No objections – A condition requiring the submission of a surface water drainage scheme is 
recommended.   
 
PCC Wildlife Officer  
No objections – Subject to the imposition of conditions in respect of protected species, nesting 
birds, landscaping and biodiversity gain.   
 
PCC Landscape Officer  
No objection – Subject to the landscaped details being agreed.   
 
PCC Pollution Team  
No comments received 
 
Local Residents/Interested Parties (Updated - since receipt of amended plans) 
 
At the time of writing this report a further neighbour consultation on the amended plans received 9th 
December is taking place the expiry date of which is after the publishing of this Committee report, 
therefore Members will be informed of any further neighbour comments received in the Update 
Report).    
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Initial consultations: 28 
Total number of responses: 35 (some of these are from the same person but raise different points) 
Total number of objections: 35 
Total number in support: 0 
 
36 letters of objection have been received (to the originally submitted scheme)  raising the 
following concerns:- 
 
H Not enough public consultation / poor communication / no consideration of points raised 
H Lack of open space/children’s play areas / nearest play area is too far away / unsafe to get 

there / Council has not spent the section 106 money it has on providing community facilities 
H Linden Homes said the site was for shops  / community facilities / open space 
H Many people park on street as the garages not big enough, this leads to problems of access 

for fire engines and bin lorries, this development will increase this problem.  
H The proposed T junction access is not safe, this piece of road is already hazardous, this 

development will add to these problems 
H Roads become icy in winter and there have been accidents e.g. Beadle Way 
H Extra Traffic / traffic problems made worse by the lack of on site facilities including school and 

lack of bus service  
H Parking problems as not enough parking space, garages too small / parking taking place on 

street making it difficult / dangerous to use the roads / junctions e.g. Beadle Way 
H Appearance of dwellings fronting Manor Drive is very different to the existing houses   
H Council is not going to adopt the roads so why was development allowed in the first place 
H Proposed housing will add to wear and tear on road but will not be contributing to the upkeep  
H Construction traffic and parking, is currently causing problems for residents 
H Lack of pedestrian footpaths in the existing development is leading to pedestrian safety 

problems 
H Homes proposed very close to the road 
H Road is not wide enough 
H Concentration of large numbers of social housing is a poor planning model, it should be more 

widely distributed within private housing   
H Loss of neighbouring property values 
H Homeowners misled by Linden Homes when buying properties – e.g. that affordable houses 

were for key workers, that there would be a cap on the number of affordable homes, that only 
the commercial area was to be built on with the rest being landscaped or for recreation, views 
to the countryside would be protected, there would be shops, that houses opposite me would 
be the same design 

H The land should be used to provide amenities for residents, not more housing 
H Impact on local community 
H Loss of aspect/view 
H Effect on wildlife/protected species 
H There is a lack of services for residents; there is only 1 primary school which has a waiting list; 

there are no nurseries; doctors; shops; bus route; parks or children’s play spaces. 
H Loss of light from houses into garden 
H This land was supposed to be developed into a community area 
H Disruption during construction 
H Noise from adjacent business 
H Risk of flooding 
H Affordable housing in phase 1 is  untidy / in disrepair 
H Crime/security/anti-social behaviour problems will become worse and there is no guarantee 

Cross Keys will manage tenants property 
H Low levels of lighting 
H There is no safe walking route to schools or play areas or bus stop 
H Do not want the fence removed that currently separates the site with Brickenden Road, to 

create a through road, and would like this fence to be replaced by a wall 
H Unacceptable size/scale 
H Were told by Linden Homes that the traveller site was to be moved in 2/3 years  
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H Large concentrations of social housing in other areas have caused problems e.g. Bretton, 
Orton, Westwood. 

H Why build family homes where there are no facilities 
H Loss of views 
H Further devaluation of property 
H No safe way of leaving the development, no bus service, bridge crossing unsafe 
H Does Linden Homes plan to build a large amount of social housing at Helpston? 
H Has Council agreed with Linden Homes that there will be no affordable housing at the White 

Willows site? 
H Developer should build what they promised to build 
H Mistakes of the past should not be repeated 
H Will have to leave the area because of the problems 
H There are no post boxes / litter bins etc.   
H Village green not safe / suitable for play 
H No community social space 
 
A petition has been received with 176 signatures from the Burghfield Place Residents Group 
raising many of the above points. 
 
Cllr Simons – Objects. Residents were mis-sold their houses as they were told that the land would 
be used for something else. Proposal would create extra traffic making existing problems even 
worse. The amount of social housing being provided would be more than the allowed percentage. 
Promises of play area provision have been broken. Plans should not go ahead until residents 
concerns have been investigated. 
 
Cllr S Day – Objects. Residents were mis-sold their houses as they were told that the land would 
be used for something else. Proposal would create extra traffic making existing problems even 
worse. Some households would not get the view of the countryside they were promised. The 
amount of social housing being provided would be more than the allowed percentage. The 
affordable housing should be pepper potted and should not be on the main road. There is no 
community infrastructure in place to encourage a strong community, no play facilities and no 
community hub. Plans should not go ahead until residents’ concerns have been investigated. 
 
Cllr Knowles – Objects.  The site is a long way to shops and schools.  Quality of life for all 
residents, especially children, would be unacceptable.  Shops and other facilities approved in 1994 
should be built before further development.  A community centre and green space are needed.  
The footpaths are unsafe and there is a risk of fatality.  To approve the development may be seen 
as negligence. I request the application be put on hold until a satisfactory solution for the existing 
residents can be found. We do not want to end up with problems that exist in other parts of the city.  
All social housing should be pepper potted.  The area needs proper amenities.   
 
Stewart Jackson MP – Objects. The Council and developer have failed to provide community 
facilities even though £12m is available to do so. There are traffic, parking and road infrastructure 
concerns, in particular, insufficient attention has been given to the future flow of traffic between 
Beadle Way and Manor Drive and egress to the main development to the north and west (from the 
latter) as well as parking on Beadle Way. Proposal is contrary to the following policies: 

OB18 – Development does not provide for a walkable neighbourhood 
CS8 – Over provides social housing 
CS19 - Does not provide open space and community facilities 
OB4 – Lack of public transport prevents people from accessing facilities 
OB7 - There is not a balanced mix of housing as no owner occupied housing is provided for   

 
6 Assessment of the planning issues 
 
The main considerations are: 
- Principle of development 
- Affordable housing 
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- Design and layout 
- Impact on neighbouring sites 
- Ecology 
- Drainage 
- Highway implications 
- Impact on Car Dyke 
- Community facilities 
- S106 Obligations 
 
a) The principle of development 

The application site together with surrounding sites are identified in the Site Allocations 
document as a committed mixed use urban extension, site SA1.2 Paston Reserve.  The land 
to the east of this is also a proposed mixed use urban extension, site SA1.5 Norwood.    
 
Outline planning permission was approved in 2005, for residential and employment and local 
centre under planning references 92/00001/OUT and 94/00005/OUT, covering 6 proposed 
phases, including the one currently under consideration.  The masterplan identified the current 
application as being used for a local centre.     
 
Planning permission was granted under planning reference 10/01357/FUL in 2012 for Phase 6 
to be developed for housing (34 dwellings of which 5 were to be affordable) as an alternative 
to the originally approved local centre.  The loss of the local centre was considered acceptable 
for the following reasons: 

 
1. There was no commercial interest in the site. 
2. The wider Paston Reserve Urban Extension allocation is planned to provide an 

indicative 1,154 dwellings with community facilities and a school and the proposed 
Norwood Urban extension to provide an indicative 2,300 dwellings, 2 hectares of 
employment land and new local centre. It was envisaged that these further phases of 
urban extension would be master planned to help ensure that this whole area would 
function as one integrated urban extension rather than separate ones positioned 
adjacent to each other.   

 
Therefore in view of the previous planning consent 10/01357/FUL for 34 dwellings on the site 
and the sites identification as part of the Urban extension in the Site Allocations DPD, it is 
considered that the principle of residential development on the site is acceptable. 
 
It should be noted that the planning permission 10/01357/FUL can be implemented on the site.   

 
b) Affordable Housing (Updated – since receipt of amended plans)  

Policy CS8 of the Core Strategy seeks on development sites of more than 15 dwellings, 30% 
affordable housing, but does not per se prevent a higher proportion being affordable.   

 
The scheme proposes 100% affordable housing.  Half are to be for rent and the other half are 
to be shared ownership. The delivery of 25 affordable homes from this proposal would go 
some way to addressing housing need evidenced in the Peterborough Strategic Housing 
Market Assessment update 2010 (‘SMHA’), which evidences the need to provide 1008 new 
affordable homes per year to address existing and newly arising need.  It is considered the 
unit types proposed, 18 x 2 bed, and 7 x 3 bed would be appropriate to meet housing needs.   
The tenure mix is also appropriate.  The delivery of 12 rented homes would help to meet the 
needs of some of the 5000 applicants currently awaiting re-housing on the Peterborough 
Housing Register.  The delivery of 13 intermediate tenure homes will go some way to meeting 
the needs of the 22% of people in the Peterborough Sub region who are unable to afford 
market housing (as evidenced in the SHMA 2010). 
 
Taking into account the number of dwellings already completed, under construction and yet to 
be started, plus the proposed development, 43% of the Burghfield development would be 
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affordable in nature. There is no evidence to support the suggestion that this would have the 
effect of unbalancing the community.      
 
It is considered that 100% affordable housing on this site, in combination with the existing and 
proposed surrounding residential housing would secure a mixed community and would not be 
contrary to the provisions of Policy CS8.   
 
It should also be noted that under the existing and implementable planning permission for the 
site, it would be lawful for all of the houses to be affordable as is currently proposed (albeit 
with different house types and layout changes). It would therefore be unreasonable to refuse 
planning permission on the grounds of over provision of affordable housing.   

 
c) Design and layout (Updated – since receipt of amended plans)  
 
The number of dwellings on the site has reduced from 34 approved under planning reference 
10/01357/FUL to 25 now proposed.  The heights of the properties have also reduced from that 
previously approved.  The 10/01357/FUL scheme proposed 4 x 3 storey properties, 11 x 2.5 
storey height and 19 x 2 storey properties.  The current scheme proposes 25 x 2 storey 
properties.     
 
The site layout proposed is similar to that previously approved under planning reference 
10/01357/FUL, albeit there are fewer dwellings, and now there is an area of open space 
centrally positioned on site, adjacent to Beadle Way.     
 
The revised site layout will still provide an acceptable form of development, in keeping with the 
character of the area, and the open space will provide a soft landscaped feature in the Beadle 
Way streetscene.   
 
It is considered the amended site layout still provides each property with an adequate 
provision of amenity space, car parking, together with acceptable bin storage and access 
arrangements.   
 
The houses of this revised layout are considered to be acceptably arranged on site in relation 
to one another to prevent any unacceptable overbearing or overshadowing impact.  The layout 
has been designed to ensure active frontages of properties are presented to the street scene, 
to prevent unsightly large blank elevations.  The properties facing on to Beadle Way have 
been moved back further from the road frontage with their parking in front.  This is considered 
to be acceptable on this road frontage.  The property designs are considered to be visually 
acceptable, and the scheme will integrate acceptably into the existing surrounding street 
scene.         
 
It is considered that the proposal is in accordance with Policies CS16 of the Core Strategy and 
Policies PP04 and PP13 of the Planning Policies DPD.   

 
d) The impact on neighbouring sites (Updated – since receipt of amended plans) 

It is considered the houses of the revised layout proposed will still be positioned sufficiently 
distant from the existing properties on Beadle Way, Brickenden Road and Manor Drive so as 
to not result in any unacceptable reduction in current privacy, light levels or have any 
unacceptable overbearing impact.   

 
The properties proposed to the rear of the existing properties on Brickenden Road, would be 
positioned to the north east of these existing properties therefore there would be no significant 
overshadowing for these existing properties.  It is considered that there is sufficient separation 
distance between the properties so that there would be no unacceptable overbearing impact.   
 
This development originally proposed a road connection into the existing residential housing in 
Brickenden Road, which is currently a no through road as the application site is undeveloped.  
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The residents expressed a preference for this street to remain a no through road and not 
connect up with the proposed road within the site.  Therefore the amended layout proposes to 
retain this road, but to insert collapsible bollards to allow vehicle access should it be needed in 
an emergency, but will still prevent general through traffic.  This will allow for pedestrian and 
cycle access, to provide sustainable travel links through the sites.   
 
Whilst the previous planning approval for housing proposed a through road connection, and it 
is good urban design to have interconnection between adjacent housing to allow permeability 
and connectivity.  It is considered that this amended proposal preventing general road traffic 
but still allowing walking and cycling is a good solution to resolving the resident’s concerns 
about increased noise and disturbance from vehicle traffic.        
 
As a result of the development there will be more traffic on Beadle Way and Manor Drive, but 
this is not considered to be of a level that would unacceptably impact on the residential 
amenity of these neighbouring properties.   
 
It is therefore not considered that the development would unacceptably impact on the 
residential neighbouring amenity of any surrounding sites.  
 
The proposal therefore accords with Policies CS16 of the Core Strategy and Policies PP03 of 
the Planning Policies DPD.   

 
e) Ecology 

An ecological assessment was undertaken, which identified the potential for the site to support 
breeding bird species, foraging bats, Great Crested Newts and reptiles.  The assessment 
identified that no further ecological surveys were considered necessary due to the negligible 
ecological value of the site.  The ecological mitigation measures proposed were to clear 
vegetation on site outside the bird nesting season, erect any necessary tree protection fencing 
to protect the root protection of trees, and to implement a non-licensed method statement for 
vegetation clearance to prevent impacts on reptiles and Great Crested Newts (GCN).  If GCN 
are found on site, licensed mitigation may be required.  The biodiversity enhancement 
measures proposed includes the incorporation of bird and bat boxes into the development, 
and the use of native species in the landscape scheme. 
 
Officers consider the ecological assessment to be acceptable and would recommend that the 
ecological mitigation and biodiversity enhancement measures are secured by way of planning 
conditions.  The proposal is therefore considered to be in Policies CS21 of the Core Strategy 
and PP16 of the Planning Policies DPD.       

 
f) Drainage 

The flood zone mapping shows the site falls within Flood Zone 1, where it is considered there 
is low probability of flooding.  Residential development is considered appropriate within this 
Flood Zone.  It is considered the proposed development would not cause an increase in flood 
risk in the wider catchment area from flood flows from the developments drainage, subject to 
provision of an acceptable surface water drainage design to take into account the increased 
impermeability of the site. 
 
Subject to the imposition of drainage conditions, the proposal is in accordance with Policy 
CS22 of the Core Strategy.   

 
 
 
g) Highway Implications (Updated – since receipt of amended plans) 

The principle of development on this site has already been established under the previous 
planning consents, and the layout is similar to that granted planning permission under planning 
reference 10/01357/FUL, in 2012.   
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The access roads off Manor Drive are to remain private, and as such the Local Highway 
Authority can only require access criteria to be met on accesses that have direct access from 
Manor Drive, e.g. the parking court serving plots 623 to 625.  The plans submitted indicate that 
vehicle to pedestrian visibility splays can be achieved on either side of this access.   
 
Even although the developer is not proposing to ask the Local Highway Authority to adopt the 
roads, the Local Highway Authority do not consider the addition of the shared surface access 
to the existing bend in Beadle Way to be unsafe as it has adequate vehicle to vehicle and 
vehicle to pedestrian visibility. The very nature of the connection, dropped crossing, will mean 
that vehicles will stop before proceeding into Beadle Way whilst being able to see any 
approaching vehicles from either direction of Beadle Way. The current bend in Beadle Way 
was designed purposely at 90 degrees to ensure vehicles are forced to slow down at that 
point, further reducing the risk of accidents.  Therefore any accidents that do presently occur in 
this area are probably as a result of cars driving too fast for the road or weather conditions.  In 
respect of the concerns raised by residents about ice on existing roads, residents should 
approach Linden Homes or their management company to ask for the roads to be salted or for 
a salt bin to be installed.   
 
Footpaths will be provided on the Beadle Way and Manor Drive frontages of the site.   
 
There is sufficient capacity in the surrounding road network to accommodate the level of 
residential development and associated traffic proposed.      
 
The scheme proposes two car parking spaces for each property, there are no garages 
proposed within the development, this level of parking provision is in accordance with the 
revised parking standards of the Planning Policies DPD 2012.  These revised parking 
standards have increased the car parking requirement for this development to 50 spaces 
which are being proposed, whereas previously under the old standards only 32 spaces would 
have been required.  It is hoped these new increased car parking standards might help allay 
existing resident’s concerns that this proposal would be deficient in car parking, which would 
lead to further on street parking by residents, causing highway safety problems.  Officers 
therefore do not consider that there will be a deficiency in car parking for the proposal.   
 
The Local Highway Authority consider the amended layout to be acceptable and raise no 
objections to installation of the collapsible bollards and prevention of through traffic into 
Brickenden Road.   
 
The proposal is therefore considered to be in accordance with Policies PP12 and PP13 of the 
Planning Policies DPD.   

 
h) Impact on Car Dyke, Scheduled Ancient Monument 

The site is located to the south of Manor Drive, therefore it is considered that the site is 
sufficiently distant from the Car Dyke, Roman canal, scheduled ancient monument, so as not 
to cause any harm to the significance of the Car Dyke or its setting.   
 
The proposal is therefore in accordance with Policies CS17 and PP17 of the Core Strategy 
and Planning Policies DPD.   

 
i) Community Facilities (Updated – since receipt of amended plans) 

The master plan for the Burghfield Place made no provision for a community hub and 
identified two areas of open space. The first was the circular village green and the other being 
the buffer zone adjacent to the Car Dyke. Rightly or wrongly, it was never the intension to 
provide play areas in each of the phases as well as the two areas of open space previously 
amended. The issue of the lack of open space on the Burghfield Place development was 
considered by an Inspector when he considered an appeal against the refusal of planning 
permission for Phase 4  Ref 10/01329/FUL as objectors to the development had raised this 
point. On the issue the Inspector said the following: 
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31. Concern was also raised about open space provision and the effect that this would 
have on living conditions. It is appropriate that this should be required for developments of 
this nature. Suitable provision would not only ensure the residents in the new development 
had adequate recreational facilities, but it would also safeguard the amenities of those living 
close to the site, as it would avoid undue pressure being placed on existing facilities 
nearby. While the buffer zone could be used for informal recreation, there was a shortfall of 
0.295ha in the amount of more formal open space associated with the scheme. The 
Council accepted that payments can be made in lieu of such provision to allow it to 
enhance or provide an off-site facility. It also acknowledged that the financial contributions 
in the submitted Unilateral Undertaking of 26 August 2011 (the Undertaking) were sufficient 
to address this matter adequately. Such an approach is reasonable, allowing larger better 
facilities to be created that serve a number of developments. I consider this aspect of the 
Undertaking accords with the tests in Regulation 122 of the Community Infrastructure Levy 
Regulations (the CIL Regulations) and so I afford it significant weight. 
 
32. The Council said it would probably spend the money to improve facilities at Unity Park. 
This is an existing play area some 1.1km away, with pedestrian access from the site being 
along a route that is, at times, convoluted and secluded. Local residents contended this 
would be of little use to those living at the scheme, and, given the nature and distance of 
the route, this is a view with which I have some sympathy. There was also concern about 
the size of the contribution. However, to my mind the amount of money and where the 
Council chooses to spend it is not a matter over which the Appellant has control. It was also 
apparent at the Hearing that appellant was willing to discuss an alternative location for this 
additional open space provision that would be better related to the appeal site. 
Consequently, this matter does not offer a ground to resist the proposal. 
 

As can be seen from the extract above, the Inspector accepted that an off-site contribution in 
lieu of on-site provision is appropriate and that this issue did not warrant a reason for refusal.  
 
Whilst the Council has been criticised for not having spent any of the open space / play 
equipment Sec 106 moneys that is has received as a consequence of the development to 
date, this is for good reason. Officers have been mindful of the fact that some residents have 
made it clear they don’t want any play equipment putting on the green and that Unity Park is 
considered too far away. Officers have been in discussions with the adjacent landowner and 
have asked if some land due to be provided for school / community use could be made 
available at least on an interim basis as a play area. It should also be noted that a play area is 
due to be provided on the development of the first housing phase on the adjacent site.  
 
Since the deferral of the planning application by Committee on 8th October 2013, the layout of 
the scheme has been amended to include an area of open space measuring approximately 
657 sqm on site.  This amended scheme is proposed following meetings with the applicant 
and a working group of residents to achieve an area of open space on this site which is 
acceptable to both the residents and the applicant.  The Local Planning Authority is currently 
consulting with residents on this amended scheme, and will report further neighbour 
comments to Members in the Update Report, as the expiry date of the consultation is after the 
publication of this report.   
 
Officers consider the open space on site to be an enhancement to the previously proposed 
scheme and it is considered this will be a useable area of space, which has good natural 
surveillance from surrounding properties, for use by residents of both this and surrounding 
sites.   
 

 
j) S106 Obligation (Updated – since receipt of amended plans) 
 

In view of the amended scheme, which involves a reduction in the number dwellings, changes 
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to the house types, and provision of area of open space an amended viability assessment is 
awaited.  This is likely to involve a reduction in the S106 contribution to be sought, however 
Members will be updated of any changes to the contributions in the Update Report.   

 
Under the Planning Obligations Implementation Scheme a S106 Contribution of £126,000 
should normally be paid for the development proposed.  However the amount has been 
reduced to £22,309.84 (plus monitoring fee) to be used for neighbourhood infrastructure (i.e. 
excluding strategic infrastructure) and £4,691.16 for public open space, in light of the 
economic viability information submitted by the applicant. The applicant has indicated a 
willingness to complete a Unilateral Undertaking for the sum sought.   

 
k) Other matters 

In response to the objections raised which are not discussed above: 
 

H Residents have raised concerns that the development will affect their property values.The 
impact of development on property values is not a material planning consideration that 
can be taken into consideration in the determining of planning applications.   

H The roads on the existing development have not been put forward for adoption by the 
developer and the Council cannot make the developer do this. Nevertheless, the width 
and alignment and visibility at junctions’ accords with highway design standards.    

H The amount of development taking place at Burghfield Place is not yet sufficient to 
support a commercial bus service as otherwise one would be provided by an operator. 

H The scale of development at Burghfield Place is insufficient to support a primary school. A 
primary school is proposed on the adjacent Paston Reserve site however. 

H The local planning authority cannot be held responsible for the alleged  mis-selling by 
Linden Homes 

H The local planning authority cannot take into account the loss of views when deciding 
planning applications 

H Noise from adjacent businesses – this can be mitigated by way of planning condition 
H Construction parking – Recommended condition 22 requires temporary facilities to be 

provided clear of the public highway for parking, turning, loading and unloading of all 
vehicles visiting the site during the period of construction 

H Affordable Housing at White Willows (Phase 5) –  5 affordable housing units are being 
provided on this site 

H Affordable Housing at Linden Homes Helpston Site – 6 affordable housing units are  being 
provided (reduced from 13 due to viability issues on the site) 

H Development is different to what was previously approved. Once a development is 
approved the owner/developer is within their right to apply to revise their proposal. This 
does not mean that the changes will be approved. Equally the changes can’t be rejected 
just because they are different to the approved plans. 

 
7 Conclusions 
 
Subject to the imposition of the attached conditions, the proposal is acceptable having been 
assessed in the light of all material considerations, including weighting against relevant policies of 
the development plan and specifically: 
 
H Planning permission has previously been granted planning for housing under planning 

reference 10/01357/FUL and the site is allocated for redevelopment in the Site Allocations 
document, therefore the principle of residential use is acceptable and in accordance with 
Policies CS2 of the Core Strategy and SA1 of the Site Allocations DPD.   

H The development provides an acceptable safe vehicle access to the site, together with 
sufficient car parking.   Therefore the proposal would not have any adverse impact upon 
highway safety.  This is in accordance with Policy PP12 of the adopted Planning Policies DPD. 

H The proposal would not have any unacceptable adverse impact upon the amenities of existing    
neighbouring properties and therefore is in accordance with policy PP3 of the adopted 
Planning Policies DPD. 

63



 14 

H The design and layout of the development is considered to be acceptable with no adverse 
visual impact on the surrounding area.  The proposal is therefore in accordance with Policies 
CS16 of the Core Strategy, and PP02 of the Planning Policies DPD.   

H Biodiversity enhancements are to be secured by way of a planning condition, in accordance 
with Policies PP16 of the adopted Planning Policies DPD and CS21 of the adopted Core 
Strategy DPD.   

H Subject to the imposition of conditions to deal with surface water drainage the proposal is in 
accordance with Policy CS22 of the adopted Core Strategy DPD.   

H A financial contribution will be secured by way of a legal agreement, for the infrastructure 
needs of the development, in accordance with Policy CS13 of the Peterborough Core 
Strategy.    

 
8 Recommendation 
 
The Director of Growth and Regeneration recommends that planning permission is GRANTED 
subject to the following conditions: 
 
 
C1 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). 

 
 
C2  Prior to the commencement of development a scheme of surface water drainage for 

the site, based on sustainable drainage principles and an assessment of the 
hydrological and hydro geological context of the development, shall be submitted to 
and approved in writing by the Local Planning Authority.   

 
Full details and the confirmation the scheme is as described, should be provided at 
detailed design stage.  This should include but is not limited to:- 
- Details of the ownership and responsibilities of maintenance of all drainage 

elements for the lifetime of the development, plus maintenance programme.  
- Actual storage calculations to be provided, the drainage strategy currently states 

approximate volumes 
The scheme shall thereafter be implemented in accordance with the approved details 
before the development is completed. 

  
 Reason: To prevent the increased risk of flooding on and off site, to improve and protect 

water quality, improve habitat and amenity, and ensure future maintenance of these, in 
accordance with Policy CS22 of the Peterborough Core Strategy DPD (2011) and NPPF 
(2012). 

 
 
C3  The development site is within 15 metres of a sewage pumping station.  Whilst 

Anglian Water takes all reasonably practicable steps to prevent any nuisance arising 
from the site, there should be no development within 15 metres from the boundary of 
a sewage pumping station of this type if the development is potentially sensitive to 
noise or other disturbance or which might give rise to complaint from the occupiers 
regarding the location of the pumping station.   

 
 Reason: In the interest of safeguarding residential amenity in accordance with Policy CS16 

of the Peterborough Core Strategy DPD (2011).   
 
 
C4 No construction/demolition/excavation works or removal of hedgerows/site 
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clearance works shall be carried out on site between the 1 March and 31 August 
inclusive in any year, unless it has been demonstrated to the Local Planning 
Authority that immediately prior to the proposed commencement of works a survey 
has been undertaken to show that the site is free of nesting birds.   

 
Reason: To protect features of nature conservation importance, in accordance with Policy 
CS21 of the Core Strategy. 
 
 

C5 Prior to the first occupation of any dwelling a scheme of bird and bat boxes for a 
range of different species e.g. house sparrow, starling, swift, as well as bat roosting 
features, including details of their proposed location and design, shall be submitted 
to and approved in writing by the Local Planning Authority. The development shall 
therefore be carried out in accordance with the approved details. 

 
Reason: In the interests of biodiversity in accordance with policy CS21 of the adopted Core 
Strategy and the NPPF. 

 
C6 The development hereby approved shall be carried out strictly in accordance with 

the non-licensed method statement set out in section 6.2 of the Ecological Appraisal 
Report – Phase 4 and 6 Land off Manor Drive July 2013, to include:- 

 

• Vegetation to be strimmed in a two stage cut, directional to ‘push’ animals 
into retained habitat, during suitable weather conditions. Strimming only the 
minimum area needed for the works. 

• Keep all works within the strimmed area/ short grassland, and store all 
vehicles, equipment etc on the grassland, road or away from site. 

• Should any Great Crested Newts be found within works area, all activity to 
stop and advice sought from suitably qualified ecologist. 

 
Reason: In the interests of protecting any Reptile and Great Crested Newts that may be 
present on the site, in accordance with policy CS21 of the adopted Core Strategy and the 
NPPF. 

 
 
C7 The development shall be constructed so that it achieves a Target Emission Rate of 

at least 10% better than building regulations at the time of building regulation 
approval being sought. 

     
Reason: To be in accordance with Policy CS10 of the Peterborough Core Strategy DPD 
(2011). 
 
 

C8 All of the dwellings on the site shall be 'affordable' as defined in the supporting 
statement to Policy CS8 in the Peterborough Core Strategy DPD 2011. 
  
Reason: As a result of the development being 100% affordable, it has been demonstrated 
that the development would not be viable unless a reduction in the scale of contribution 
required by Policy CS13 of the Peterborough Core Strategy DPD 2011 and the associated 
Planning Obligation Implementation Strategy (2010) is given. 
 
 

C9  No development shall commence until details of a scheme, including phasing, for the 
provision of mains foul water drainage on and off site has been submitted to and 
approved in writing by the Local Planning Authority. No dwellings shall be occupied 
until the works have been carried out in accordance with the approved scheme.  
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Reason:  To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure, in accordance with Policy CS22 of the Peterborough Core 
Strategy DPD.   
 
 

C10  Prior to the commencement of development, a scheme for the provisions of fire 
hydrants should be submitted to and approved in writing to the Local Planning 
Authority.  Thereafter, the approved scheme shall be implemented in full before the 
dwellings are occupied.   

  
 Reason: In the interests of the health and safety of occupiers of the site and in the vicinity 

and in accordance with Policy CS16 of the Peterborough Core Strategy DPD (2011). 
  
 
C11  Notwithstanding the submitted information, no development other than ground 

works and foundations shall take place until a scheme for the soft landscaping of the 
site has been submitted to an approved in writing by the Local Planning Authority. 
The scheme shall include the following details:- 
- Planting plans including retained trees, species, numbers, size and density of 
planting  

  
 The soft landscaping scheme shall be carried out as approved no later than the first 

planting season following the occupation of the dwelling to which it relates or the 
completion of development, whichever is the earlier, or in case of the public open 
space its completion.  

   
 Any trees, shrubs or hedges forming part of the approved landscaping scheme 

which would include any landscaping within the Public Open Space (but not 
contained in enclosed rear gardens to individual dwellings) that die, are removed, 
become diseased or unfit for purpose [in the opinion of the LPA] 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 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 the visual appearance of the development and the enhancement 
of biodiversity in accordance with policy PP16 of the adopted Planning Policies DPD. 

 

C12 Notwithstanding the submitted information, no development other than ground 
works and foundations shall take place until a Landscape Management Plan has 
been submitted to and approved in writing by the Local Planning Authority. The 
Landscape Management Plan shall include the following details of the maintenance 
schedules. The development shall thereafter take place in accordance with the 
approved details. 

Reason: In the interests of the visual appearance of the development and the enhancement 
of biodiversity in accordance with policy PP16 of the adopted Planning Policies DPD. 

 
 
C13 Notwithstanding the details hereby approved the "approach" to the principal 

entrance to the dwellings, being the entrance that would be used by visitors arriving 
by car, shall be level (not exceeding a gradient of 1 in 15) unless otherwise agreed in 
writing by the Local Planning Authority.  

                               
Reason: In order to meet the needs for access for all in accordance with Policy CS16 of the 
adopted Peterborough Core Strategy DPD. 
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C14  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. 

 
 
C15 The dwellings shall not be occupied until the associated parking spaces and parking 

courts shown on the approved plans have been constructed, and that area shall not 
thereafter be used for any purpose other then parking of vehicles, in connection with 
the use of the dwellings. 

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

 
 
C16 No dwelling shall be occupied until space has been laid out within the site in 

accordance with the approved plans for vehicles to turn so that they may enter and 
leave the parking courts in forward gear, and that area shall not thereafter be used 
for any purpose other than the turning of vehicles.   

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

C17 Before any new access is brought into use, pedestrian visibility splays as indicated 
on the approved plans of dimensions 2m x 2m measured from and along 
respectively the highway boundary shall be provided on both sides of the accesses 
and shall be maintained thereafter free from any obstruction over a height of 600mm.   

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

 
 
C18 The shared driveway serving plots 625 to 627 shall be 5m wide for a distance of 10m 

from the edge of the carriageway. 
 

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

C19 The gradient of the driveways accessed off Manor Drive shall not exceed 1 in 10 for a 
distance of 5m from the back of the public highway and will be designed to ensure 
that no loose surfacing material or private surface water shall cross the access onto 
the existing public highways at Manor Drive.  

 
Reason: In the interest of highway safety in accordance with policy PP12 of the adopted 
Peterborough Planning Policies DPD.  
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C20 The dwellings shall not be occupied until the agreed reconstruction works along the 
site frontage in Manor Drive have been completed.   

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

 
 
C21 Lighting of privately maintained areas shall be arranged, with the source of 

illumination not being directly visible to users of the public highway, so that no 
danger or inconvenience is caused to users of the adjoining public highway. 
  
Reason:  In the interest of highway safety in accordance with policy PP12 of the adopted 
Peterborough Planning Policies DPD.  

 
C22 Temporary facilities shall be provided clear of the public highway for parking, 

turning, loading and unloading of all vehicles visiting the site during the period of 
construction.  These facilities shall be in accordance with details which have been 
approved in writing by the Local Planning Authority.   

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

 
 
C23 Within three months of the commencement of development details of external 

lighting shall be submitted to and approved in writing by the Local Planning 
Authority.  

   
 Reason: In the interests of residential amenity and to protect wildlife in accordance with 

policy CS16 and CS21 of the Peterborough Core Strategy DPD (2011).   
 
 

C24 No development shall take place until there has been submitted to and approved 
in writing by the Local Planning Authority a plan indicating the positions, design, 
materials and type of boundary treatment to be erected.  This shall include 
details of the proposed fencing around the pond.  Development shall be carried 
out in accordance with the approved details and shall be completed before first 
occupation. 

 Reason: In order to protect and safeguard the amenity of the area, in accordance with 
Policy CS of the Peterborough Core Strategy.   

   
 
 
 
 
 
 
 
 
Copies to: 
Councillor Sue Day 
Councillor John Knowles 
Councillor George Simons 
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