AGENDA ITEM NO 5

20/00880/0UM

OS Land Parcel 7216
Bury Lane
Haddenham
Cambridgeshire

Change of use from agricultural land to recreational land to create a new
recreational ground for the parish to include pitches, parking, changing rooms,
access and associated works

To view all of the public access documents relating to this application please use the
following web address or scan the QR code:

http://pa.eastcambs.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=QD72VAGGMWNOO
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AGENDA ITEM NO 5

MAIN CASE

Reference No:

Proposal:

Site Address:

Applicant:
Case Officer:

Parish:

Ward:

Date Received:

20/00880/0UM

Change of use from agricultural land to recreational land to
create a new recreational ground for the parish to include
pitches, parking, changing rooms, access and associated
works

OS Land Parcel 7216 Bury Lane Haddenham
Cambridgeshire

Haddenham Parish Council
Emma Barral Planning Officer

Haddenham

Haddenham
Ward Councillor/s: Gareth Wilson

20 August 2020 Expiry Date: 8! December 2021
Report Number W119

1. RECOMMENDATION

1.1 Members are recommended to APPROVE subiject to the recommended conditions

below:

O©CoOoO~NOOOAPRWN-

Approved Plans
Reserved Matters

Time Limit
Contamination

Foul and Surface Water
Construction Times
Biodiversity

Traffic Regulation Order
External Floodlighting

10 Ground Conditions
11 Use of the Land
12 Management and Maintenance Scheme

2. SUMMARY OF APPLICATION

2.1 The application submitted seeks Outline Planning Consent (with all matters
reserved) for the change of use from agricultural land to recreational land to create
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2.2

2.3

24

2.5

a new recreational ground for the Haddenham Parish Council (applicant) to include
football pitches, parking, changing rooms, access and associated works.

The application was previously brought to Planning Committee on the 2
December 2020 with a recommendation for refusal for the following reasons-

e Policy COM7 states that development proposals shall be capable of
accommodating the level/type of traffic generated without detriment to the
local highway network and the amenity, character or appearance of the
locality. Policy COM4 states that new community facilities should not have a
significant adverse impact (itself or cumulatively) in terms of the scale or
nature of traffic generated. The level of traffic generated by the proposed
development cannot be safely accommodated and it would cause significant
detrimental harm to traffic movement on the public highway, as there is a
high probability that it will overburden the capacity of New Town Road. The
application is therefore considered to be contrary to Policy COM4 and COM7
of the Local Plan 2015, due to detrimental harm to the highway network.

e Policy ENV7 of the East Cambridgeshire Local Plan 2015 states that all
development proposals will be required to protect biodiversity and geological
value of land and buildings and minimise harm to or loss of environmental
features such as trees, hedgerows, woodland, wetland and ponds. Policy
ENV 7 also states that all applications for development that may affect
biodiversity and geology interests must be accompanied by sufficient
information to be determined by the Local Planning Authority, including an
ecological report, to allow potential impacts and possible mitigation measures
to be assessed fully. The proposed application site may contain protected
species. However, no ecology report has been submitted with the application
and therefore the ecological impacts of the proposed development cannot be
fully assessed. The application is therefore considered to be contrary to
Policies ENV1, ENV2 and ENV7 of the East Cambridgeshire Local Plan 2015
and the Natural Environments SPD, as it has not demonstrated how
biodiversity impacts will be mitigated and a net gain secured.

It was resolved that planning application reference 20/00880/0OUT be DEFERRED
to the following year to allow the applicants to complete an ecology survey and
carry out further investigations in relation to the access for vehicular and pedestrian
traffic to the site.

The applicant submitted amended details by way of an amended plan (502 Rev C)
which demonstrates an indicative layout, a Highway Technical Review and a
Preliminary Ecological Appraisal Report on the 15" June 2021. The amended
indicative plan included space for 70 car parking spaces rather than 30 spaces, a
turning head, cycle parking, disabled spaces and a new pedestrian gate to Bury
Lane. A further note in response to County Highways Consultation Comments was
submitted on the 7" October 2021.

The applicant has described the proposed development as the first phase of a wider
recreational scheme within the parcel of land in question (red line plan) which will
initially provide an additional 3 Football Pitches with access and parking for 70 cars
and a turning head.
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2.6

2.7

2.8

29

2.10

3.0

3.1

Haddenham Parish Council have indicated that they are initially looking at providing
three 84 metres (275 feet) by 58 metres (190 feet) football pitches (which could be
reconfigured to a full-size football pitch measuring 104 metres (341 feet) by 70
metres (229 feet) plus two 49 metres (160 feet) by 66 metre (216 feet) smaller
pitches) but they are in discussion with the Cambridge Football Foundation
regarding the actual configuration they would support. A car parking area and
changing room would also be proposed. However, please note that the block plan
submitted is indicative as the matters of access, layout, appearance, scale and
landscaping are currently not being considered.

The proposed development would be accessed via New Town Road which is a
residential cul-de sac with frontage access. Only pedestrian access is proposed
from Bury Lane to the south.

Haddenham Parish Council advised Officers that after receiving pre-application
advice they would undertake consultations (an event) with the local community,
given the number of concerns raised around the time of their first application (LPA
Ref 20/00152/FUL). However, this has not been undertaken this year (2020) given
the COVID 19 pandemic this year and the need to socially distance. Hence, the
application is submitted as an Outline Planning Application to establish the principle
of development to allow more specific details to be agreed at a later date through a
Reserved Matters Application.

The application was originally called to Planning Committee by Councillor Wilson
because he has been asked by Haddenham Parish Council to do so. Councillor
Wilson has commented that he feels that “the Highways objection is based on a
misunderstanding of the use by our children’s football teams. As this project is
already part of East Cambs Sporting Strategy and we are already fairly sure of a
Football Foundation grant of up to £750,000 to help pay for football pitches and
pavilion on the only flat field that we have been able to find after a three year search
in Haddenham. Haddenham has 13 youth teams but only three pitches”. The
application was considered at Planning Committee on the 2" December 2020. As
stated it was resolved that planning application reference 20/00880/OUT be
DEFERRED to next year to allow the applicants to complete an ecology survey and
carry out further investigations in relation to the access for vehicular and pedestrian
traffic to the site.

The full planning application, plans and documents submitted by the Applicant can
be viewed online via East Cambridgeshire District Council’s Public Access online
service, via the following link http://pa.eastcambs.gov.uk/online-applications/.
Alternatively a paper copy is available to view at the East Cambridgeshire
District Council offices, in the application file.

PLANNING HISTORY

A previous application was submitted under LPA Ref 20/00152/FUL; however, this
application was withdrawn on the 8" April 2020 with Haddenham Parish Council
advising that they would re-submit at a later date once the necessary public
consultation had taken place and when they had more detailed documentation to
support the application.
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4.0

4.1

4.2

5.0

5.1

THE SITE AND ITS ENVIRONMENT

The application site is located to the west of the village framework of Haddenham.
The site can be accessed from a single track off Bury Lane from Aldreth Road to the
south-east. To the north of the application site lies New Town Road which leads into
Pocket Park to the south which is adjacent to the application site. The application
site comprises an agricultural field.

It is noted that Haddenham Parish Council has an existing recreational ground
within the village framework in the centre of the village. The existing facility has 2
pitches which are shared with the cricket ground. Given the existing shortage of
pitches for the existing local teams, several have to play outside of the village in
other locations.

RESPONSES FROM CONSULTEES

A site notice was displayed at the site on the 17" September 2020 and the proposal
was advertised in the Cambridge Evening News on the 27" August 2020.
Responses were received from the following consultees and these are summarised
below. The full responses are available on the Council's website.

Comments on amended details submitted on the 15 June 2021

Environmental Health- 29 June 2021- Nothing further to add from previous
comments.

Sport England- 13 July 2021- “This application seeks outline planning consent for
new playing fields on 4.5 hectares of land to the south of New Town Road,
Haddenham. The East Cambs Playing Pitch Strategy (2020) identified a need for
additional sports pitches in Haddenham, particularly for youth/mini football, and also
identified the existing pitches at Haddenham Recreation Ground as being of poor
quality. Some Haddenham teams therefore have to travel to pitches outside the
village. Haddenham Rovers Colts FC run 12 teams at mini/youth level but have to
use pitches at Wilburton Recreation Ground to meet their needs. They also use
Haddenham Primary School. The need to improve Haddenham Recreation Ground
is a high priority within the PPS, as is the need for additional pitches in Haddenham.
The application is only outline at this stage, and shows indicative pitch markings as
well as additional car parking and a small 2 team changing module . Cambs FA
comment as follows: This overspill site is identified in the East Cambs LFFP and will
be hugely beneficial with the lack of current pitches in Haddenham. The club is
growing and has a strong female set up and therefore this site will alleviate issues
from the shared football/cricket recreation ground. Haddenham FC & PC have
committed to grass pitch maintenance funding programmes for both sites via the
Football Foundation. Happy with proposed pitch configuration, although understand
this has flexibility. | have noted previously that there are concerns from local
residents regarding this application, with regard to additional traffic along New Town
Road, and the loss of part of the pocket park at the southern end of this road, but
these are issues outside of our remit. By providing new pitches that could help
address established local playing pitch deficiencies, the proposal would meet
objective 3 to provide new opportunities to meet the needs of current and future
generations, and therefore Sport England supports this application in principle.

PL011221 Agenda Item 5 - page 6



Sport England recommends that a ground conditions assessment is undertaken by
a sports turf specialist/agronomist who can recommend a scheme for preparing the
playing fields to the required specification. The recommended scheme should then
be implemented. Detailed guidance on the issues that require consideration is set
out in Sport England’s guidance ‘Natural Turf for Sport’, and. A copy of this
guidance can be found at: https://www.sportengland.org/how-we-can-help/facilities-
and-planning/design-and-cost-guidance/outdoor-surfaces As the application is only
in outline form, full details of site layout, pitch markings, pavilion details etc would
need to be approved at reserved matters stage, if the application is approved”. The
conditions previously suggested were also suggested.

Trees Officer- 29 September 2021- “No comments further to those made on the
24t September 2020”.

Local Highways Authority (Development Management)- 29 September 2021- “|
maintain the objection previously raised by the LHA to this application. A detailed
rationale for this objection is laid out below in addition to other additional
commentary.

New Town Road

The proposed access route to the recreation land is via New Town Road, a
residential cul-de-sac. LHA comments were previously provided which advised that
this was not a suitable access route. In response, a highways technical note has
been submitted to evidence that New Town Road is a suitable route for access by
all modes. Upon review of the technical note, | have the following comments:

* The note largely focuses on link capacity. | accept that the theoretical capacity of
the link is likely capable of accommodating additional traffic. However, the original
objections were not based on capacity grounds. In any event | recommend that you
consult the County’s TA team to review the link and junction capacity assessment.

* The on-site parking observations took place during winter / spring months during
the Covid 19 pandemic so may not be representative of peak demand.

* While Manual for Streets states that two cars can pass along a road of 4.1m width
and a car and HGV can pass along a road with width of 4.8m, local experience
indicates this is not true. While theoretically possible it relies on very accurate
driving, straight road alignments and ignores the presence of wing mirrors. If a road
were 4.1m in width passing cars would likely clip kerbs and risk collision with
pedestrians on adjacent footways. In any event, Manual for Streets is not applicable
to this application.

* | agree with the technical note proposals for double yellow lining at the junction
with the A1123 and advise that it should extend along New Town Road to the first
driveway (approximately 30m). This would help to minimise the risk of blocking back
onto the A1123. The provision of double yellow lining requires a Traffic Regulation
Order which sits outside of the planning process. | recommend that any consent be
conditional on such an order.

New Town Road is a residential cul-de-sac serving a modest number of dwellings
with frontage access. It is common along such roads for pedestrians to dwell in the
carriageway e.g. children playing or ad-hoc crossing the roads. Increasing traffic
volumes could pose a risk to such road users.
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New Town Road is not of a suitable width for HGVs, coaches or other large
vehicles. Presumably some larger vehicles will be required for organised events,
construction, or landscape maintenance. In order to accept the principle of access
along New Town Road | would require vehicle tracking which demonstrates that an
ECDC refuse vehicle can pass at all points, the largest vehicle which is expected to
access the proposed development.

Provision of double yellow lining, appropriate levels of on-site parking, traffic
calming, and a suitable access design would help to mitigate many highway safety
risks associated with access route, but some residual increase in highway safety
risk would remain.

Aside from highway safety, increases in traffic along New Town Road will have
amenity implications as the character of the road is not in keeping with the proposed
use.

For the above reasons, | re-iterate the LHA’s previous objection regarding an
access route along New Town Road.

Bury Lane

From a highway safety perspective, there is no issue with pedestrian access along
Bury Lane. However, most of the length of a pedestrian route is unmade and devoid
of any lighting so unlikely to be an attractive route.

Layout

The provision of 70 parking spaces indicates that the volume of additional traffic
along New Town Road as indicated indicated in the highway technical note capacity
assessment may not be representative. It is unclear if 70 parking spaces (plus
additional disabled parking) is appropriate. Please defer to the TA team for further
comment on this matter.

| would recommend that a space for turning is provided within the site prior any gate
or car parking. This is to ensure if the site is closed, vehicles have opportunity to
turn around and exit in a forward gear. The turning head needs to be sized for the
largest vehicle which could realistically be expected to access the site or the
pumping station now or in the future.

Otherwise, there is no highway safety issue associated with the indicative layout as
shown on the drawing 1813-SBA-X-X-X-502 Revision C. | will however require a
greater level of detail, supported by vehicle tracking for future reserved matters
applications”.

Local Highways Authority (Development Management)- 21 October 2021-
“Following a review of the additional applicant information, | can conclude that
residual highway safety issues can be addressed by planning conditions. However,
| re-iterate my previous comment that New Town Road is a residential cul-de-sac
with frontage access and minimal separation between residences and the highway.
The additional traffic which the proposed scheme may attract would have an impact
on residential amenity which the LPA should consider.
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5.2

The turning head at the south of New Town Road is currently used for refuse
vehicle turning and not suitable for larger vehicles. But the applicant has indicated
that coaches are not expected to use the site. When accepting bookings for the
facilities or organising events, the applicant will need to inform the relevant parties
that access for large vehicles is not feasible.

However, | maintain that a turning head should be provided within the site prior to
any gated access or the commencement of car parking. Should a vehicle enter the
site in error or find access to the turning head at the south end of the site temporary
blocked by a vehicle manoeuvring into or out of a space, they could feasibly reverse
along the access onto New Town Road. | recommend that the first junction within
the site be appropriately sized for turning.

| strongly recommend that a construction traffic management plan be conditioned
to ensure that construction activities will not have an adverse impact on highway
safety. Please append the following conditions and informative to any permission
granted”. (Conditions as stated in the comments).

Local Highways Authority (Transport Team)- 18 November 2021- “This is below
the size of development the TA team would comment on”.

Neighbours — A total of 49 neighbouring properties were notified and the responses
received are summarised below. A full copy of the responses are available on the
Council’'s website. Members are strongly advised to review the submitted comments
on the Councils public access system. Given the length of some of the comments
received they are only summarised below.

Comments on amended details submitted on the 15 June 2021

68 West End- Objection- The proposal would have an adverse impact by the loss of
community open space. Concerns for the impact on traffic, no cycle paths. The
proposal would lead to traffic congestion and delays on the A1123. The loss of
pocket park would impact wildlife.

27 New Town Road (2 letters)- Objection- loss of amenity of Pocket Park which is
used for picnics and games, impact to character, New Town Road is no suitable for
the level of traffic. Raised specific concerns in relation to the relevant polices of the
Local Plan 2015 including COM3, COM4, COM5, ENV1, ENV2, COM7 and COMS.
New Town Road is not suitable to the increase in traffic, inadequate parking
facilities will put pressure on New Town Road. The proposals will have a huge
impact on the character and appearance of the area. No public consultation has
been carried out. Concerns for biodiversity, trees and habitats.

17 New Town Road- Objection- Concerns for when the surveys were undertaken as
they were in lockdown. There is not a sufficient need for the facility, this is the wrong
location and the Parish Council should undertake a full public consultation to
establish the needs and ideas of the whole village not just the needs of the sporting
groups in the village.

PL011221 Agenda Item 5 - page 9



17a New Town Road- Objection- Concerns for impact to biodiversity, noise pollution
from the matches, light pollution and possible flood lights, traffic access due to
traffic demands and that there is no benefit to the proposed scheme.

58 Hill Row- Objection- Concerns for traffic and change of use of the land.

20 Orchard Way- Objection- Concerns that this is the wrong site for the recreational
ground, concerns for biodiversity, the residents of New Town Road and traffic
generation.

38 Aldreth Road- Objection- Concerns for historic views in Haddenham, concerns
for species in pocket park, loss of habitat. Bury land junction is unsuitable for
amount of traffic, light pollution from flood lights, antisocial behaviour, noise
pollution in evening.

43 West End- Objection- Concerns for the loss of the green space with no
alternative being offered. Concerns for traffic generation, pollution, noise, litter and
anti-social behaviours.

19 West End- Objection- Concerns for traffic increase and the impact upon
character and appearance, noise pollution, the proposal would negatively change
this area of the village.

30 Newtown Road- Objection- The Highway Review only involves two visits to New
Town Road and therefore the impact of the development has not been sufficiently
assessed. The observations took place during the time of COVID restrictions which
would affect the number of people attending the football matches. There are high
levels of off street parking along New Town Road. Cannot see how the Parish
Council will guarantee that large vehicles will not access the site.

35F West End- Objection- Concerns for flooding, concerns for security, concerns for
health and safety, concerns for light pollution and concerns for traffic development
along New Town Road.

43 Aldreth Road- Supports the application as they are critical to the continuing
development of youth football in the village.

50 High Street (Sustainable Haddenham)- Objection- The Parish Council have now
published the draft neighbourhood plan. Although this document is not yet adopted
it clearly represents the views of the parish council and the community going
forwards. The plan states great emphasis on the importance of protecting
Haddenham's green spaces, and names pocket park as one of these spaces. It also
emphasises the importance of views from and across the village, specifically
naming two views - from the ridges of the High Street/Aldreth Road, and West
End/Hill Row across, the 'Haddenham Basin'. Concerns for the loss of pocket park,
the views mentioned in the Haddenham Neighbourhood Plan (draft) would be
compromised.

6 Millyard- Objection- Concerns for other uses that want to use the land, concerns

for the loss of Pocket Park, when Anglian Water access the pumping station they
require they ask for all vehicles to be removed from the road.
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6.0

6.1

6.2

6.3

7.0

7.1

7.2

7.3

7.4

Petition Various Addresses- A petition has been submitted that supports the
additional sports and recreational facilities for Haddenham. This has been signed by
a total of 88 local residents.

The Planning Policy Context

East Cambridgeshire Local Plan 2015

GROWTH 2 Locational strategy

GROWTH 5 Presumption in favour of sustainable development

ENV 1 Landscape and settlement character

ENV 2 Design

ENV 4 Energy and water efficiency and renewable energy in construction
ENV 7 Biodiversity and geology

ENV 8 Flood risk

ENV 9 Pollution

COM 4 New community facilities

COM7 Transport impact

COM 8 Parking provision

Supplementary Planning Documents

Design Guide

Flood and Water
Natural Environments
Contamination
Climate Change

National Planning Policy Framework 2021

8 Promoting healthy and safe communities

9 Promoting sustainable transport

11 Making effective use of land

12 Achieving well designed places

14 Meeting the challenge of climate change, flooding and coastal change
15 Conserving and enhancing the natural environment

PLANNING COMMENTS

All material planning considerations are addressed within the original report
(Appendix 2) and this report only deals with highway matters and ecology.

The main planning considerations relate to the principle of development, the impact
upon character and appearance of the area, residential amenity, highways safety
and parking provision, flood risk, drainage and biodiversity.

Principle of Development
The need for the scheme has been clearly demonstrated by the applicant.
Haddenham has a Youth Football Academy with 11 teams and an adult club with 2

Men'’s teams. They share the two current pitches on the Parish’s existing recreation
ground. The recreation ground is also shared with the cricket club and this creates
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7.5

7.6

7.7

additional issues due to overlapping seasons. Despite the football clubs utilising
Haddenham’s Primary School pitch, 6 out of the 11 Academy teams have to source
pitches in other villages and Haddenham Parish Council have advised that is
becoming increasingly difficult year on year with increasing demand. Haddenham
Parish Council is therefore keen to ensure that memberships do not drop as a result
of the lack of space and facilities within the village.

In terms of the principle of development, Policy COM4 of the Local Plan 2015 is
relevant and states as follows:

Proposals for new or improved community facilities should be located within
settlement boundaries wherever possible. In exceptional circumstances facilities
may be permitted in the countryside, where there is a lack of suitable and available
land within settlements, or where a rural location is required.

Proposals for all new or improved community facilities should:

o Be well located and accessible to its catchment population (including by
foot and cycle).

o Not have a significant adverse impact (itself or cumulatively) in terms of
the scale or nature of traffic generated.

o Not have a significant adverse impact on the character of the locality, or
the amenity of nearby propetrties.

° Demonstrate that opportunities to maximise shared use have been
explored; and

o Be designed to facilitate future adaptation for alternative community uses

or shared use.

While the site is not located within the settlement boundary of Haddenham, it is
clear that there are no other suitable or available sites within the development
envelope of Haddenham that would be able to facilitate the proposed recreational
ground and football pitches. It is also considered that the site would be well located
to its catchment population given that there is existing access from Bury Lane and
the site is located directly to the south of Pocket Park. Therefore, the most
appropriate foot and cycle links are from New Town Road leading into Pocket Park
to access the site. Therefore, in relation to the first requirement of Policy COM4 of
the Local Plan 2015, the facility would be well located.

In terms of traffic generation, Haddenham Parish Council have noted that the
football pitches will be used Saturdays and Sundays during the football season and
evenings for training when daylight permits and occasionally during the week for
other activities such as “walking” football or exercise classes and other clubs for
example Archery. During the pre-application stages County Highways commented
in relation to the proposals that advised that “the proposal will create a significant
demand for parking which unless sufficient dedicated parking is provided is likely to
be displaced onto adjacent streets. While this may not have safety issues, it is likely
to have a detrimental impact on the amenity of adjacent streets”. The matter of
highways safety, access and car parking is addressed further below.
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7.8

7.9

7.10

7.11

7.12

7.13

7.14

7.15

In relation to the impact upon the character and appearance of the locality and
neighbour amenity, this would depend on the extent of development above the
change of use of the land in isolation- which given that the application is for Outline
Planning Consent, these details are indicative. Nonetheless, given the distances
retained to the settlement boundary and New Town Road to the north of the
application site, it does not appear that the proposed football pitches would result in
significant harm to visual amenity. Moreover, given the distances retained to
neighbouring dwellinghouses, the proposed development does not appear to result
in harm to neighbour amenity. However, these matters are fully addressed below.

It is considered that the proposed development would not conflict with the last three
points of the policy wording. As expressed above, while several of the requirements
of Policy COM4 are met in relation to the location of the proposed recreational
ground, others are addressed further below in relation to the scale and nature of
traffic generated. Therefore, the principle of the development will only be considered
to be acceptable if all parts of Policy COM4 are satisfied.

Highway Safety and Car Parking

New Town Road runs northwards from the northern boundary of the site and forms
a priority ‘T’ junction with the A1123 West End approximately 240m (787 feet) north
of the site. New Town Road is approximately 5.5m (18 feet) in width and forms the
minor arm at the ‘T’ junction. Both roads are subject to a 30mph speed limit. The
A1123 West End runs in an east to west direction through the junction with New
Town Road and leads to Haddenham village centre in the east. In the west the next
settlement that is reached when travelling out of the village is Earith.

The proposed means of access is reserved for future consideration. However, in
order to access whether the principle of the development is acceptable, the
proposed development must comply with Policy COM4 of the Local Plan 2015
which states that proposals for new community facilities should not have a
significant adverse impact (itself or cumulatively) in terms of the scale or nature of
traffic generated or upon residential amenity.

Policy COM7 of the Local Plan 2015 requires applications to provide safe and
convenient access to the highway network and provide a comprehensive network of
routes, giving priority for walking and cycling. Furthermore, Policy COM7 states that
development proposals shall be capable of accommodating the level/type of traffic
generated without detriment to the local highway network and the amenity,
character or appearance of the locality.

The applicant submitted amended details by way of an amended plan (502 Rev C)
which demonstrates an indicative layout, a Highway Technical Review and a
Preliminary Ecological Appraisal Report on the 15" June 2021. The amended
indicative plan included space for 70 car parking spaces rather than 30 spaces, a
turning head in the eastern part of the site, cycle parking to the south of pocket
park, disabled spaces and a new pedestrian gate to Bury Lane.

In summary, the Highway Technical Review (prepared by Intermodal Transportation

Ltd (ITL),) considered the feasibility of accessing the proposed site via New Town
Road and whether this offers a safe and suitable approach. Parking demand was
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7.16

717

7.18

7.19

accessed at the existing football pitches in Haddenham when at any one time there
was a maximum of 3 concurrent football matches being played. The submitted
report was therefore based on these observations. The report carefully considered
Officers previous reason for refusal and commented that “this report demonstrates
that the achievable visibility at the junction of New Town Road with the A1123 West
End should be regarded as acceptable and should not be considered to preclude
the use of the junction to serve the development proposal’.

The Report also states as follows- “Within this report reference has been made to
site observations, including observations of the operation of the existing football
pitches in Haddenham village on Saturday 17th April 2021. In addition, reference
has been made to link capacity assessments on New Town Road and junction
capacity assessments at its junction with the A1123 West End. On the basis of the
site observations and the capacity calculations, ITL would conclude that the
provision of the development proposal should not overburden New Town Road if it
is utilised as the sole access / egress to the site”.

In the conclusion of the Review it was recommended that a “double yellow line
junction protection be installed at the junction of New Town Road and the A1123
West End in order to ensure that vehicles turning into the road are not blocked by
vehicles parked close to the junction in the event that they met a vehicle looking to
leave the road”. ITL understood that no coaches would need to access the site and
that New Town Road has an exemplary road safety record with no accidents
recorded in the latest available 3-year period of data. ITL confirmed from their
observations that 70 car parking spaces were required due to demand and the
amended submitted layout demonstrates this provision in the indicative layout
(Drawing Ref 502 Rev C).

County Highways reviewed the Highway Technical Review by ITL and commented
(on the 29t September 2021) that they maintained their objections to the proposed
development as they did not consider New Town Road to be a suitable access road
for the recreational ground. On consultation with County Highways several concerns
have been raised in relation to broader highway safety matters, as specific details
relating to access are currently not being considered. Their objections relate
primarily to New Town Road not being suitable for the numbers and vehicle type of
use that would be required to facilitate this development. While the applicant has
expressed that no coaches would need to access the facility, County Highways
have maintained their objections to the proposed development.

The Local Highways Authority stated that “New Town Road is a residential cul-de-
sac serving a modest number of dwellings with frontage access. It is common along
such roads for pedestrians to dwell in the carriageway e.g. children playing or ad-
hoc crossing the roads. Increasing traffic volumes could pose a risk to such road
users. New Town Road is not of a suitable width for HGVs, coaches or other large
vehicles. Presumably some larger vehicles will be required for organised events,
construction, or landscape maintenance. In order to accept the principle of access
along New Town Road | would require vehicle tracking which demonstrates that an
ECDC refuse vehicle can pass at all points, the largest vehicle which is expected to
access the proposed development. Provision of double yellow lining, appropriate
levels of on-site parking, traffic calming, and a suitable access design would help to
mitigate many highway safety risks associated with access route, but some residual
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increase in highway safety risk would remain. Aside from highway safety, increases
in traffic along New Town Road will have amenity implications as the character of
the road is not in keeping with the proposed use. For the above reasons, | re-iterate
the LHA’s previous objection regarding an access route along New Town Road”.
They also commented that it was unclear if 70 car parking spaces was sufficient
and advised that space for turning should be provided prior to any gate or car
parking.

In conclusion County Highways stated that “there is no highway safety issue
associated with the indicative layout as shown on the drawing 502 Revision C. | will
however require a greater level of detail, supported by vehicle tracking for future
reserved matters applications”.

A further note in response to County Highways consultation comments was
submitted on the 7" October 2021 by the Agent (and ITL). ITL stated that County
Highways has accepted that New Town Road is likely capable of accommodating
additional traffic. In addition, ITL stated that Haddenham Football Club confirmed
that the Saturday ITL undertook their observations was a busy day. In response to
New Town Road not being suitable for HGV’s, coaches and other large vehicles,
ITL confirmed that New Town Road is 5.5 metres (18 feet) in width which is
sufficient to accommodate the proposed development and they highlighted that
refuse collections vehicles serving the residential dwellinghouses utilise the road.

ITL then stated that “CCC then comment that the development proposal would have
amenity implications but ITL, as highway consultants, would not seek to pass
comment or judgement in relation to the issue of amenity, which is considered to be
a matter for the Local Planning Authority (LPA) to consider and not the Local
Highway Authority (LHA)”.

In relation to the 70 car parking spaces proposed, ITL commented that “based on
the robust observations of parking demand on Saturday 17th April 2021 and the
proposed provision of 70 car parking spaces represented an increase from the level
of parking originally proposed at the development, which in turn was implied by
CCC within their original consultation comments of 20th March 2020 to be
acceptable”. On the day of their observations ITL considered that car sharing level
would be lower due to the need to socially distance and level of vehicles
movements on the day of observation would have be higher than typical levels.

ITL also highlighted that there is an existing turning head at the southern end of
New Town Road and that the gate to the development would be open at the time of
any visits by maintenance vehicles for the development and that there would be
ample space on site for those vehicles to turn at the time of their visits. Overall, ITL
consider that there are no highway grounds preventing the grant of planning
permission for the development proposal.

County Highways reviewed the response to consultation comments by ITL and
commented (on the 215t October 2021) that residual highway safety issues can be
addressed by planning conditions. They stated that

“l re-iterate my previous comment that New Town Road is a residential cul-de-sac
with frontage access and minimal separation between residences and the highway.
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The additional traffic which the proposed scheme may attract would have an impact
on residential amenity which the LPA should consider. The turning head at the
south of New Town Road is currently used for refuse vehicle turning and not
suitable for larger vehicles. But the applicant has indicated that coaches are not
expected to use the site. When accepting bookings for the facilities or organising
events, the applicant will need to inform the relevant parties that access for large
vehicles is not feasible. However, | maintain that a turning head should be provided
within the site prior to any gated access or the commencement of car parking.
Should a vehicle enter the site in error or find access to the turning head at the
south end of the site temporary blocked by a vehicle manoeuvring into or out of a
space, they could feasibly reverse along the access onto New Town Road. |
recommend that the first junction within the site be appropriately sized for turning. |
strongly recommend that a construction traffic management plan be conditioned to
ensure that construction activities will not have an adverse impact on highway
safety”.

County highways then suggested a number of conditions to any permission granted.

The Agent has reviewed the comments received on the 21st October 2021 by
County Highways. In relation to the proposed conditions they have stated that

“‘We have already confirmed that coaches will not be attending the site and the
Highway Authority has accepted that the existing turning head is used by refuse
vehicles. The entrance can be provided with an access gate set back 5m as
requested and this would be kept locked when not in use. A further turning head
within the site is not considered to be necessary and the only larger vehicles that
may attend the site would be maintenance vehicles that would do so at times that
do not coincide with football matches and as such would have the car park area and
the football pitches to turn on. The request is therefore considered to be
unreasonable and would not satisfy the tests to impose a condition or meet the
guidance within the NPPF. We note that within the non-standard condition proposed
by the highway authority, they are suggesting that possible waiting and loading
restrictions at the northern end of New Town Road should stretch for a minimum of
20m into the road. However, in order to minimise the impact on any existing local
parking in that location, we consider that based on the requirements of the highway
code that distance could be reduced to 10m. Furthermore, we would recommend
that the condition is worded such that the requirement to secure the waiting
restrictions is on a best endeavours basis to cover for the eventuality that the formal
Traffic Regulation Order process associated with the provision of the double yellow
lines fails for any reason”.

County Highways have reviewed the additional comments from the Agent and in
relation to the turning head they have stated that

‘I agree that it probably does not form sufficient basis for an objection but | do
maintain that a turning head within the site would be beneficial. There is one area
for turning located to the end of a long linear row of parking meaning that it is
inconvenient to use”. Highways suggested that the area to the east of the cycle
parking and to the north of the disabled spaces just be of sufficient size may already
be but insufficient detail to confirm) to allow a vehicle to turn so that they do not
reverse onto New Town Road if their route to the turning head is blocked. However,
if they applicant will not consider this point, then it may need to be conceded”.
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County Highways also commented that “in regards to the condition relating to the
Traffic Regulation Order, | worded it in such a way that they need to apply, not
implement. If the TRO is not approved, that it is immaterial in planning terms as they
have still applied and therefore met the requirements to discharge the condition”.

Officers therefore considered that all conditions (apart from HW1A- turning head)
should be appended to any permission granted. Officers consider that the following
comments from County Highways are essential to determining whether the
proposed development with access via New Town Road will be acceptable stating-

“I re-iterate my previous comment that New Town Road is a residential cul-de-sac
with frontage access and minimal separation between residences and the highway.
The additional traffic which the proposed scheme may attract would have an impact
on residential amenity which the LPA should consider”

Considering the comments raised by both the Agent (and ITL) and County
Highways, Members will need to carefully consider the impact upon residential
amenity along New Town Road given the traffic generation by the proposed
scheme.

As expressed above, while several of the requirements of Policy COM4 are met in
relation to the location of the proposed recreational ground, others such as the
scale and nature of traffic generated have been further considered in this section of
the report. The principle of the development will only be considered to be
acceptable if all parts of Policy COM4 are satisfied. On balance, the proposed
development is broadly considered to comply with the aims of Policy COM4 of the
Local Plan 2015 in terms of the scale or nature of traffic generated or upon
residential amenity.

As already expressed, Policy COM7 states that development proposals shall be
capable of accommodating the level/type of traffic generated without detriment to
the local highway network and the amenity, character or appearance of the locality.
In the views of the Local Highway Authority. Generally, the level of traffic generated
by the proposed development can be safely accommodated and it would not cause
significant detrimental harm to traffic movement on the public highway, as it is
generally not considered that the recreational ground it will overburden the capacity
of New Town Road. The application is therefore considered to be comply to Policy
COM?7 of the Local Plan 2015.

In relation to car parking, Officers are content that there is sufficient space within the
application site to accommodate 70 cars. While the layout of the development is
reserved for future consideration, the indicative layout demonstrates that adequate
parking and turning could be provided on site to serve the proposed recreational
ground and this is considered to comply with Policy COMS8 of the Local Plan 2015.
However, with this being a layout issue it would be for any future reserved matters
to consider and provide adequate parking spaces for motor vehicles and cycles in
order for the scheme to comply with Policy COMS8 of the Local 2015.
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Biodiversity

Paragraph 170(d) of the NPPF advises that development proposals should
minimise impacts on biodiversity and secure net gain. Additionally, the paragraph
discusses the importance of establishing coherent ecological networks that are
more resilient to current and future pressures. Paragraph 175(d) advise that
opportunities to incorporate biodiversity improvements should be encouraged,
stating that development should be supported where the primary objective is to
conserve or enhance biodiversity. Policy ENV7 of the Local Plan 2015 seeks to
maximise opportunities for creation, restoration, enhancement and connection of
natural habitats as an integral part of development proposals, seeking to deliver a
net gain in biodiversity proportionate to the scale of development. Policy ENV 7 also
states that all applications for development that may affect biodiversity and geology
interests must be accompanied by sufficient information to be determined by the
Local Planning Authority, including an ecological report, to allow potential impacts
and possible mitigation measures to be assessed fully. It also states that all
development will be required to protect the biodiversity and geological value of land
and buildings and minimise harm to or loss of environmental features, such as
trees, hedgerows, woodland, wetland and ponds. Policy ENV7 goes on to state that
“Where there is reason to suspect the presence of protected species, trees and
woodland, applications must be accompanied by a survey carried out by a qualified
individual assessing their presence and, if present, the proposal must be sensitive
to, and make provision for, their needs, in accordance with the relevant protecting
legislation”.

The Council adopted its Natural Environment SPD on the 24 September 2020 to
help make sure new development in East Cambridgeshire both protects the current
natural environment, but also creates new areas for wildlife to thrive. Furthermore,
the Natural Environment SPD also seeks for biodiversity net gain under policy NEG.
Under policy NE9 of the Natural Environment SPD, new planting must be an
integral part of the design of a development rather than as an afterthought. Native
new planting should be provided that reflects the local character and a suitable
species mix should be provided that helps to promote a wide range of biodiversity
and contribute to enhancing green infrastructure.

As layout is not being agreed, the impact upon habitats and biodiversity is difficult to
review. While the proposed recreational use in relation to the proposed football
pitches alone may have a limited impact upon biodiversity, the buildings/changing
room and parking areas may have more of substantial impact. All proposals are
required to provide mitigation measures and to lead to deliver a net gain in
biodiversity proportionate to the scale of development.

The application has been submitted with a Preliminary Ecology Appraisal Report
(November 2021, Version 4) which has concluded that

“The development will see the loss of, or a significant change in management of the
main parcel of the Site, where the sports pitches will be created. This is considered
likely to see a small loss in biodiversity value. A new access route to the north,
which will lead to a new car park area and modular changing rooms in the north of
the main parcel, will see a further loss of neutral grassland replaced with a sealed
surface. A small section of hedgerow (Hedgerow 4 to the north) will be lost to create
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access into the main parcel. A section of the woodland may also be lost to create
this access. While the majority of the habitat being lost is neutral grassland, of a
Site value only, a small area of woodland may be lost and a section of hedgerow
will be lost. Therefore, overall the development will see a loss in ecological and
biodiversity value. There is scope to provide replacement for lost woodland and
hedgerow onsite”.

The Report then proceeds to set out how the loss of biodiversity on site will be
minimised which includes the following-

“Design Stage — Mitigation

* Minimise the area of woodland lost to the new access route from the north (from
New Town Road) and hedgerow from the north and south.

Design Stage — Compensation

* Plant a new native and species-rich (at least six species) along the western
boundary of the Site.

* Increase the area of woodland within the northern parcel with additional native
tree planting.

* Allow grassland around the edges of the Site to be floristically enhanced, being
cut short, harrowed, sown with a species rich meadow mixture, and managed
with a relaxed cutting regime (with cutting undertaken c. three times a year).

Pre-construction and Construction Stage — Mitigation

* Root and tree/hedgerow protection measures (in line with the British Standard
for trees in relation to construction BS 5837:2012) must be installed in the pre-
construction phase and maintained throughout the construction phase”.

A brief summary of the recommended biodiversity enhancements for the Site in the
Report are detailed in the table below. For more detail on these enhancements,
including recommended specifications, please refer to the species-specific sections
of the Preliminary Ecology Appraisal Report (November 2021, Version 4). The
Report states that “it is considered that these measures, undertaken in conjunction
with the Requirements detailed within this report, will ensure that the development
achieves a biodiversity net gain”.
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Group of Habitat Enhancement

General Plant small groups of fruit trees around
the Site, including along the new access
route from the south.

Bats Include three groups of three Kent-style
bat boxes mounted on retained
boundary trees

Birds- General Three traditional 32mm hole fronted
boxes, mounted c. 3-4m high on
retained trees, on the northern or
eastern aspect

Birds- Starling Four starling boxes, mounted c. 4m high
on retained trees, on the northern or
eastern aspect

Birds- Barn Owls Two barn owl boxes, mounted on a
boundary tree or pole, at least 4m high
and facing away from the Site.

Reptiles/ General Create a log pile in an undisturbed
location to the north of the Site

Figure 1- Preliminary Ecology Appraisal Report (November 2021, Version 4), page 27.

Officers sought clarity in relation to badgers as any evidence of these was not
included in the Ecology Appraisal Report (June 2021, Version 3). Page 10 states
that “Habitats on site were assessed for their suitability for badger foraging and sett
building. Any incidental evidence of the presence of badgers on site (e.g. setts,
paths, prints, foraging signs, and latrines) was also recorded”. However, was not
clear where these recording are and how the conclusions in the risk assessment
were reached for badgers.

The Agent has responded to the comments and submitted and updated version of
the Preliminary Ecology Appraisal Report on the 17" November 2021 (Revision 4).
The Agent stated

“Page 10 is the methodology for assessing a site for badgers (Section 2, Methods of
Assessment, 2.2 PEA Site Survey) — The was assessment was carried out in that:
“Habitats on site were assessed for their suitability for badger foraging and seftt
building. Any incidental evidence of the presence of badgers on site (e.g. sefts,
paths, prints, foraging signs, and latrines) was also recorded.” — None were
recorded. Badger are then noted in the Ecological Risk Assessment on Page 6,
“Considered but screened out due to a lack of suitable, connecting, or linked habitat
combined with a lack of evidence onsite.” For clarity the report has been updated to
Version 4 (attached) to include a badger section, confirming no records from the last
10 years (2 records from 2001 with no information or accurate location), that no
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evidence was present on, or adjacent to the Site (which was assessed in full during
the Site Survey, and assessments of ponds for newts). The development is of low
risk to badger due to the nature of the works and the species is unlikely to be
present onsite. There is no requirement for further survey or mitigation”.

To provide a biodiversity gain, a condition will be imposed requiring biodiversity
improvements. Particularly the recommendations from the Preliminary Ecology
Appraisal Report on the 17" November 2021 (Revision 4). The request for
biodiversity improvements is guided by the local plan policies which seek to deliver
a net gain in biodiversity, proportionate to the scale of development proposed, by
creating, restoring and enhancing habitats and enhancing them for the benefit of
species. The proposed development therefore complies with Policy ENV7 of the
East Cambridgeshire Local Plan 2015, and Policy NE6 of the Natural Environment
SPD.

Trees

In relation to trees, the Trees Officers have reviewed the proposals and have
advised that any access from New Town Road should ideally use as much of the
existing track that provides access to the pumping station, this would significantly
reduce to amount of tree lost to enable this development as illustrated on the plan
below. They also advised that conditioning a soft landscaping scheme to include
suitable mitigation planting and screening to aid the integration of this development
into the surrounding landscape and reduce noise and light pollution will be
advantageous. The Applicant has stated in their submission that a tree planting
scheme and/or any screening requirements will be carried out at the
recommendations of ECDC Tree Officer. As such, it is considered that the
requirements of Policy ENV7 of the Local Plan 2015 in relation to trees can
complied with subject to relevant conditions.

Planning Balance

The Outline Planning Application route was chosen by the applicant while they
undertake public consultation and to agree the scheme with the Cambridge Football
Association. The Outline Application seeks planning permission for the change of
use of the application site from agricultural to recreational land for the provision of 3
new football pitches, access road and parking to provide for the increased demand
within the village. There is no denying the need for the proposed development and
there is support from the Councils Community and Leisure Services and Sport
England. Comments were not received from the Cambridgeshire Football
Association.

The application site is well related to the defined settlement envelope and is
considered to be within a sustainable location. Furthermore, the proposed
development would not cause any significant detrimental impacts to visual amenity
however this would be further assessed as Reserved Matters Stage.
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Policy COM7 states that development proposals shall be capable of
accommodating the level/type of traffic generated without detriment to the local
highway network and the amenity, character or appearance of the locality. Policy
COM4 of the Local Plan 2015 states that proposals for new community facilities
should not have a significant adverse impact (itself or cumulatively) in terms of the
scale or nature of traffic generated or upon residential amenity. On careful review of
the details submitted by the Agent and the various comments received from County
Highways the level of traffic generated by the proposed development can be safely
accommodated and it would not cause significant detrimental harm to traffic
movement on the public highway, as it is generally not considered that the
recreational ground it will overburden the capacity of New Town Road. The
application is therefore considered to be comply to Policy COM7 of the Local Plan
2015. On balance, the proposed development is broadly considered to comply with
the aims of Policy COM4 of the Local Plan 2015 in terms of the scale or nature of
traffic generated or upon residential amenity.

Finally, the proposed application site may contain protected species. The
application has been submitted with a Preliminary Ecology Appraisal Report
(November 2021, Version 4). The application is therefore considered to comply with
Policies ENV1, ENV2 and ENV7 of the East Cambridgeshire Local Plan 2015 and
the Natural Environments SPD, as it has demonstrated how biodiversity impacts will
be mitigated and a net gain secured.

The proposal is therefore recommended for approval.

APPENDICES

Appendix 1 — Recommended Conditions
Appendix 2 — Previous committee report

Background Documents Location Contact Officer(s)

20/00880/0UT Emma Barral Emma Barral

Room No. 011 Planning Officer
The Grange 01353 665555
Ely emma.barral@eastcambs.gov.uk

National Planning Policy Framework -
https://www.gov.uk/government/uploads/system/uploads/attachment data/file/6077/2116950.

pdf

East Cambridgeshire Local Plan 2015 -
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-

%20front%20cover%20and%20inside%20front%20cover.pdf
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APPENDIX 1 - 20/00880/0UM Conditions

1

Development shall be carried out in accordance with the drawings and documents listed
below

Plan Reference Version No Date Received
501 9th July 2020
Preliminary Ecological Appraisal Report 4 17th November 2021

Reason: To define the scope and extent of this permission.

Approval of the details of the Appearance; Landscaping; Scale; Access; and Layout;
(hereinafter called "the reserved matters") shall be obtained from the Local Planning
Authority in writing before any development is commenced, and shall be carried out as
approved. Application for approval of the reserved matters shall be made within 2 years
of the date of this permission.

Reason: The application is for outline permission only and gives insufficient details of
the proposed development, and to comply with Section 92 of the Town and Country
Planning Act 1990.

The development hereby permitted shall be commenced within 2 years of the date of
the approval of the last of the reserved matters.

Reason: To comply with Section 92 of the Town and Country Planning Act 1990, as
amended.

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported to the Local Planning
Authority within 48 hours. No further works shall take place until an investigation and
risk assessment has been undertaken and submitted to and approved in writing by the
Local Planning Authority. Where remediation is necessary, a remediation scheme must
be submitted to and approved in writing by the Local Planning Authority. The necessary
remediation works shall be undertaken, and following completion of measures identified
in the approved remediation scheme a verification report must be prepared, and
approved in writing by the Local Planning Authority.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors, in
accordance with policy ENV9 of the East Cambridgeshire Local Plan 2015.

No development shall take place until a scheme to dispose of foul and surface water
has been submitted to and approved in writing by the Local Planning Authority. The
scheme(s) shall be implemented prior to completion of the works.

Reason: To prevent the increased risk of flooding and to improve and protect water
quality, in accordance with policies ENV2 and ENV8 of the East Cambridgeshire Local
Plan 2015. The condition is pre-commencement as it would be unreasonable to require
applicants to undertake this work prior to consent being granted.
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Construction times and deliveries, with the exception of fit-out, shall be limited to the
following hours: 07:30 - 18:00 each day Monday-Friday, 07:30 - 13:00 on Saturdays and
none on Sundays or Public Holidays.

Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance
with policy ENV2 of the East Cambridgeshire Local Plan 2015.

The ecological mitigation measures as indicated in the Preliminary Ecology Appraisal
Report (November 2021, Version 4) and submitted as part of this application shall be
undertaken in accordance with that specified measures indicated in this document and
in accordance with any site licence requirements that may be required. The
enhancements shall be installed prior to first use and therefore permanently retained n
perpetuity.

Reason: To protect and enhance species in accordance with policies ENV1, ENV2 and
ENV7 of the East Cambridgeshire Local Plan 2015.

Prior to the commencement of use, the applicant will apply for and fund a Traffic
Regulation Order to restrict waiting and loading at all times along New Town Road from
the junction with the A1123 for a distance of not less than 20m on both sides of the
carriageway.

Reason: In the interests of highway safety, in accordance with policies COM7 and
COMS8 of the East Cambridgeshire Local Plan 2015.

No external floodlighting to be installed without prior written approval from the Local
Planning Authority.

Reason: To safeguard the residential amenity of neighbouring occupiers, in accordance
with policy ENV2 of the East Cambridgeshire Local Plan 2015.

No development shall take place unless and until:

a. A detailed assessment of ground conditions of the land proposed for the new
playing field land shall be undertaken (including drainage and topography) to
identify constraints which could affect playing field quality; and

b. Based on the results of this assessment to be carried out pursuant to (a) above of
this condition, a detailed scheme to ensure that the playing fields will be provided to
an acceptable quality (including appropriate drainage where necessary) shall be
submitted to and approved in writing by the Local Planning Authority after
consultation with Sport England.

The works shall be carried out in accordance with the approved scheme within a
timescale to be first approved in writing by the Local Planning Authority after
consultation with Sport England.

Reason: To ensure that site surveys are undertaken for new or replacement playing
fields and that any ground condition constraints can be and are mitigated to ensure
provision of an adequate quality playing field and to accord with Policy COM4 of the
Local Plan 2015.
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The playing field shall be used for outdoor sport and recreation and for no other purpose
(including without limitation any other purpose in Class D2 Use Classes Order 2005, or
in any provision equivalent to that Class in any statutory instrument revoking and re-
enacting that Order with or without modification).

Reason: To protect the playing field from loss and/or damage, to maintain the quality of
and secure the safe use of sports pitch/es and to accord with Policy COM4 of the Local
Plan 2015.

Prior to the bringing into use of the playing fields a Management and Maintenance
Scheme for the facility including management responsibilities, a maintenance schedule
and a mechanism for review shall be submitted to and approved in writing by the Local
Planning Authority after consultation with Sport England.

Reason: To ensure that new facilities are capable of being managed and maintained to
deliver a facility which is fit for purpose, sustainable and to ensure sufficient benefit of
the development to sport (National Planning Policy Framework (NPPF) para 97) and to
accord with Policy COM4 of the Local Plan 2015.
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AGENDA ITEM NO. 5

MAIN CASE
Reference No: 20/00880/0UT
Proposal: Change of use from agricultural land to recreational land to
create a new recreational ground for the parish to include
pitches, parking, changing rooms, access and associated
works
Site Address: OS Land Parcel 7216 Bury Lane Haddenham
Cambridgeshire
Applicant: Haddenham Parish Council
Case Officer: Emma Barral Planning Officer
Parish: Haddenham
Ward: Haddenham
Ward Councillor/s: Gareth Wilson
Date Received: 20 August 2020 Expiry Date: 11 December 2020
[V120]
1. RECOMMENDATION
1.1 Members are recommended to REFUSE the application for the following reasons:

e Policy COM7 states that development proposals shall be capable of
accommodating the level/type of traffic generated without detriment to the
local highway network and the amenity, character or appearance of the
locality. Policy COM4 states that new community facilities should not have a
significant adverse impact (itself or cumulatively) in terms of the scale or
nature of traffic generated. The level of traffic generated by the proposed
development cannot be safely accommodated and it would cause significant
detrimental harm to traffic movement on the public highway, as there is a
high probability that it will overburden the capacity of New Town Road. The
application is therefore considered to be contrary to Policy COM4 and COM7
of the Local Plan 2015, due to detrimental harm to the highway network.

e Policy ENV7 of the East Cambridgeshire Local Plan 2015 states that all
development proposals will be required to protect biodiversity and geological
value of land and buildings and minimise harm to or loss of environmental
features such as trees, hedgerows, woodland, wetland and ponds. Policy
ENV 7 also states that all applications for development that may affect
biodiversity and geology interests must be accompanied by sufficient
information to be determined by the Local Planning Authority, including an
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ecological report, to allow potential impacts and possible mitigation measures
to be assessed fully. The proposed application site may contain protected
species. However, no ecology report has been submitted with the application
and therefore the ecological impacts of the proposed development cannot be
fully assessed. The application is therefore considered to be contrary to
Policies ENV1, ENV2 and ENV7 of the East Cambridgeshire Local Plan 2015
and the Natural Environments SPD, as it has not demonstrated how
biodiversity impacts will be mitigated and a net gain secured.

SUMMARY OF APPLICATION

The application submitted seeks Outline Planning Consent (with all matters
reserved) for the change of use from agricultural land to recreational land to create
a new recreational ground for the Haddenham Parish Council (applicant) to include
football pitches, parking, changing rooms, access and associated works. The
applicant has described the proposed development as the first phase of a wider
recreational scheme within the parcel of land in question (red line plan) which will
initially provide an additional 3 Football Pitches with access and parking for 30 cars.

Haddenham Parish Council have indicated that they are initially looking at providing
three 84 metres (275 feet) by 58 metres (190 feet) football pitches (which could be
reconfigured to a full size football pitch measuring 104 metres (341 feet) by 70
metres (229 feet) plus two 49 metres (160 feet) by 66 metre (216 feet) smaller
pitches) but they are in discussion with the Cambridge Football Foundation
regarding the actual configuration they would support. A car parking area and
changing room would also be proposed. However, please note that the block plan
submitted is indicative as the matters of access, layout, appearance, scale and
landscaping are currently not being considered.

The Applicants statement provides that “The Parish Council has agreement to
purchase approximately 6.5 Acres (2.6 hectares) of the 11.6-acre (4.5 hectares)
field (OS parcel no 7216). There are potentially two options for vehicular access; via
New Town Road off the A1123 through Pocket Park, which is owned by the Parish
Council. A gated opening would be made between the site and Pocket Park
although it is envisaged the hedge would remain intact as a barrier/screen between
the Recreational Area and the houses in New Town Road. The second option would
be via Bury Lane and into the field through an existing gate access. It is intended
that consultation will be carried out with residents as to the preferred access once
outline permission has been granted”.

Haddenham Parish Council advised Officers that after receiving pre-application
advice they would undertake consultations (an event) with the local community,
given the number of concerns raised around the time of their first application (LPA
Ref 20/00152/FUL). However, this has not been undertaken this year given the
COVID 19 pandemic this year and the need to socially distance. Hence, the
application is submitted as an Outline Planning Application to establish the principle
of development to allow more specific details to be agreed at a later date through a
Reserved Matters Application.
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The application has been called to Planning Committee by Councillor Wilson
because he has been asked by Haddenham Parish Council to do so. Councillor
Wilson has commented that he feels that “the Highways objection is based on a
misunderstanding of the use by our children’s football teams. As this project is
already part of East Cambs Sporting Strategy and we are already fairly sure of a
Football Foundation grant of up to £750,000 to help pay for football pitches and
pavilion on the only flat field that we have been able to find after a three year search
in Haddenham. Haddenham has 13 youth teams but only three pitches”.

The full planning application, plans and documents submitted by the Applicant can
be viewed online via East Cambridgeshire District Council’s Public Access online
service, via the following link http://pa.eastcambs.gov.uk/online-applicationsl/.
Alternatively a paper copy is available to view at the East Cambridgeshire
District Council offices, in the application file.

PLANNING HISTORY

A previous application was submitted under LPA Ref 20/00152/FUL; however, this
application was withdrawn on the 8™ April 2020 with Haddenham Parish Council
advising that they would re-submit at a later date once the necessary public
consultation had taken place and when they had more detailed documentation to
support the application.

THE SITE AND ITS ENVIRONMENT

The application site is located to the west of the village framework of Haddenham.
The site can be accessed from a single track off Bury Lane from Aldreth Road to the
south-east. To the north of the application site lies New Town Road which leads into
Pocket Park to the south which is adjacent to the application site. The application
site comprises an agricultural field.

It is noted that Haddenham Parish Council has an existing recreational ground
within the village framework in the centre of the village. The existing facility has 2
pitches which are shared with the cricket ground. Given the existing shortage of
pitches for the existing local teams, several have to play outside of the village in
other locations.

RESPONSES FROM CONSULTEES

A site notice was displayed at the site on the 17" September 2020 and the proposal
was advertised in the Cambridge Evening News on the 27" August 2020. Responses
were received from the following consultees and these are summarised below. The
full responses are available on the Council's website.

Environmental Health - 21 August 2020- “We have given comments on this site in
the past and | include these below for reference.

In principle | have no objections to raise for the change of use of the site but | would

request a condition which stipulates that there is no external floodlighting to be
installed without prior written approval from the LPA.
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Other comments- | have read the Design and Access Statement and it states that
“We envisage no floodlighting to the pitches on the site in this phase” but reading on
it would appear as though this is something which may be considered in the future.
In principle | have no objections to make for the change of use of the site but in any
subsequent applications for the elements mentioned in the D&AS it is likely | will be
requesting times of use as well as requesting evidence that the development will not
affect the residential amenity of nearby residential properties. Until that time | would
request a condition which stipulates that there is no external floodlighting to be
installed without prior written approval from the LPA”.

Technical Officer Access - 3 September 2020- “All signage to be clear and good
contrast. Accessible parking bays to be provided. Gravel road surface not suitable for
wheel chairs. Please provide an approach path in a suitable surface for wheelchair
supporters. Accessible toilet to be provide in the changing rooms with a ramp to the
building”.

Community & Leisure Services - 3 September 2020- “The limitations of the existing
recreation ground facilities in Haddenham have been recognised by users and
stakeholders, and the Parish Council has addressed many of the qualitative
weaknesses through improvements to the current site. They are making the most of
what they have. But there are also limitations of space there: the Parish Council
noted in its consultation response to our recent District playing pitch and outdoor
facilities review that 6 of the 11 junior football teams currently play away from the
village, and increasingly rely on the goodwill of those external host facilities. These
limitations have been recognised in our strategy, and by the FA's draft Local Football
Facilities Plan, which served both to review and build upon that work in respect of
football in particular. The proposal to create a new playing field, to supplement the
existing site, is a logical response to those limitations, and wholly consistent with
these wider strategies. And the intention to broaden the scope of use to include other
leisure activities, based on consultation with local residents, is potentially important
in ensuring that the new facility helps to increase activity levels across the local
community as a whole.

Clearly there is further work to be done in respect of the layout and design detail, and
the phasing of the development; but | would be fully supportive of the proposal at this
stage. | hope that these comments are of some assistance, but please let me know
if you wish me to clarify or elaborate upon them in any way”.

ECDC Trees Team - 17 September 2020- “No objections to the change of use on
any tree issues”.

ECDC Trees Team — 28" September- “Further to previous comments the access
from New Town Road should ideally use as much of the existing track that provides
access to the pumping station, this would significantly reduce to amount of tree lost
to enable this development as illustrated on the plan below. Conditioning a soft
landscaping scheme to include suitable mitigation planting and screening to aid the
integration of this development into the surrounding landscape and reduce noise
and light pollution will be advantageous”.
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Sport England - 28 September 2020- “The Government, within their Planning
Practice Guidance (Open Space, Sports and Recreation Facilities Section) advises
Local Planning Authorities to consult Sport England on a wide range of applications.
https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-public-
rights-of-way-and-local-green-space#open-space-sports-and-recreation-facilities.

This application falls within the scope of the above guidance as it relates to the
creation of new playing fields.

Sport England assesses this type of application in light of the National Planning Policy
Framework (NPPF) and against its own planning objectives, which are Protect - To
protect the right opportunities in the right places; Enhance - To enhance opportunities
through better use of existing provision; Provide - To provide new opportunities to
meet the needs of current and future generations. Further information on the
objectives and Sport England'’s wider planning guidance can be found on its website:
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-
sport

The Proposal and Assessment against Sport England's Objectives and the NPPF

This application seeks outline planning consent for new playing fields on 2.7 hectares
of land to the south of New Town Road, Haddenham.

The East Cambs Playing Pitch Strategy (2020) identified a need for additional sports
pitches in Haddenham, particularly for youth/mini football, and also identified the
existing pitches at Haddenham Recreation Ground as being of poor quality. Some
Haddenham teams therefore have to travel to pitches outside the village. Haddenham
Rovers Colts FC run 12 teams at mini/youth level but have to use pitches at Wilburton
Recreation Ground to meet their needs. They also use Haddenham Primary School.
The need to improve Haddenham Recreation Ground is a high priority within the PPS,
as is the need for additional pitches in Haddenham.

The application is only outline at this stage, and shows indicative pitch markings as
well as additional car parking and a small pavilion.

| have noted that there are concerns from local residents regarding this application,
with regard to additional traffic along New Town Road, and the loss of part of the
pocket park at the southern end of this road.

By providing new pitches that could help address established local playing pitch
deficiencies, the proposal would meet objective 3, and therefore Sport England
supports this application in principle, though we accept that the use of this land would
cause problems for local residents on match days.

Sport England recommends that a ground conditions assessment is undertaken by a
sports turf specialist/agronomist who can recommend a scheme for preparing the
playing fields to the required specification. The recommended scheme should then
be implemented. Detailed guidance on the issues that require consideration is set out
in Sport England's guidance 'Natural Turf for Sport', and .

A copy of this guidance can be found at:
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https://www.sportengland.org/how-we-can-help/facilities-and-planning/design-and-
cost-guidance/outdoor-surfaces

As the application is only in outline form, full details of site layout, pitch markings,
pavilion details etc would need to be approved at reserved matters stage, if the
application is approved.

Conclusion

This being the case, Sport England offers its support for this this application, as it is
considered to meet Objective 3 as set out above.

Sport England recommends, based on our assessment, that if the Council is minded
to approve the application, the following planning conditions should be imposed.

1. No development shall take place unless and until:

a. A detailed assessment of ground conditions of the land proposed for the new
playing field land shall be undertaken (including drainage and topography) to identify
constraints which could affect playing field quality; and

b. Based on the results of this assessment to be carried out pursuant to (a) above
of this condition, a detailed scheme to ensure that the playing fields will be provided
to an acceptable quality (including appropriate drainage where necessary) shall be
submitted to and approved in writing by the Local Planning Authority after consultation
with Sport England.

The works shall be carried out in accordance with the approved scheme within a
timescale to be first approved in writing by the Local Planning Authority after
consultation with Sport England.

Reason: To ensure that site surveys are undertaken for new or replacement playing
fields and that any ground condition constraints can be and are mitigated to ensure
provision of an adequate quality playing field and to accord with LP Policy **

2. The playing field/artificial grass pitch shall be used for Outdoor Sport and for no
other purpose (including without limitation any other purpose in Class D2 Use Classes
Order 2005, or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order with or without modification).

Reason: To protect the [playing field/artificial grass pitch] from loss and/or damage,
to maintain the quality of and secure the safe use of sports pitch/es and to accord
with LP Policy **.

3. Prior to the bringing into use of the playing fields a Management and
Maintenance Scheme for the facility including management responsibilities, a
maintenance schedule and a mechanism for review shall be submitted to and
approved in writing by the Local Planning Authority after consultation with Sport
England.

Reason: To ensure that new facility/ies is capable of being managed and maintained
to deliver a [facility] which is fit for purpose, sustainable and to ensure sufficient
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benefit of the development to sport (National Planning Policy Framework (NPPF) para
97) and to accord with LP Policy **

If you wish to amend the wording of the recommended condition(s), or use another
mechanism in lieu of the condition(s), please discuss the details with the undersigned.
Sport England does not object to amendments to conditions, provided they achieve
the same outcome and we are involved in any amendments.

The absence of an objection to this application, in the context of the Town and
Country Planning Act, cannot be taken as formal support or consent from Sport
England or any National Governing Body of Sport to any related funding application,
or as may be required by virtue of any pre-existing funding agreement.

If this application is to be presented to a Planning Committee, we would like to be
notified in advance of the publication of any committee agendas, report(s) and
committee date(s). We would be grateful if you would advise us of the outcome of the
application by sending us a copy of the decision notice”.

Parks And Open Space - 28 October 2020- “| think all should be ok (in relation to
the ditch along Bury Lane), as | have access from the track way to maintain the ditch.
Is the POS going to the parish, if its likely to come to us, we will need access from
adopted roads to enter the POS”.

Local Highways Authority - 20 October 2020- “The highways authority has the
following comments on the proposal:

- This application is for all matters reserved. As such the access with New Town
Road and the internal arrangement is to be determined at a later date and |
therefore can only comment on the broader highways impacts

- New Town Road is a narrow residential street with no parking restrictions and high
levels on-street parking occupation. There is no current enforceable powers to
restrict parking on either side of the road and therefore the access road to this
development is in my opinion unsuitable

- ltis likely that coaches will be required to gain access to these facilities. However,
given the above New Town Road is not suitable for such vehicles. If permitted it
is likely that coaches will have to park on A1123 / West End which will obstruct
the free flow of traffic and be detrimental to highways safety

- The shown internal parking layout has no turning or parking for coaches and
therefore is not suitable for its proposed use. The access has ho measurements
so | am unable to determine if this would be suitable for all sized vehicles required

- ECDC as the parking authority and should make sure during the reserve matters
stage that there is adequate parking and turning on site for a facility all required
parking and vehicles sizes. New Town Road appears to have no additional or
limited on-street parking capacity.

On balance and given the information submitted it is my opinion that New Town Road
is not suitable for the numbers and vehicle type of use that would be required to
facilitate this development”.

Local Highways Authority — 27 October 2020- “This is an outline application with
all matters reserved so there is very little to comment on. Bury Lane was not shown
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as vehicle access? This is also just a single track un-metalled road. If this was to be
used it would have to be made up to a two way adoptable road with footways. | cannot
provide comments on everything that has not been included and that is outside of the
application and the approval sort. | don’t believe that the New Town Road is suitable
or there is enough room internally to provide the parking needed. In my opinion there
would be a negative impact on the highway if permitted. However, | can only advise
you on what | believe to be the impacts to the highway and on what has been
submitted”.

Local Highways Authority- 3 November 2020- “New Town Road is not suitable as
an access road to a sports facility of this size and the number and sizes of vehicles
that will be needed for it to function as such. Bury Lane might be ok but this application
does not seek access arrangements. This is really more of an amenity issue at this
stage as there is not enough information associated with all matters reserved access
to properly consider all of the impacts to the highways. Personally | do not think this
is the correct application type for this kind of development and a full application should
have been submitted”.

Cambridge Ramblers Association - No Comments Received
Haddenham Parish Council - No Comments Received as they are the applicant.

Ward Councillors — Councillor Wilson- “I have been asked by the Parish Council to
call in this application, because we feel that the Highways objection is based on a
misunderstanding of the use by our children’s football teams. As this project is
already part of East Cambs Sporting Strategy and we are already fairly sure of a
Football Foundation grant of up to £750,000 to help pay for football pitches and
pavilion on the only flat field that we have been able to find after a three year search
in Haddenham. Haddenham has 13 youth teams but only three pitches”.

Neighbours — A total of 49 neighbouring properties were notified and the responses
received are summarised below. A full copy of the responses are available on the
Council’s website.

31 New Town Road- Objection- Concerns for parking on New Town Road and the
number of parking spaces (30) proposed given the number that three football
matches would generate- everyone will drive. Concerns for queuing on the A1123
and space available on New Town Road. Concerns for noise and loss of privacy,
anti-social behaviour and flood lights. Concerns for the loss of pocket park,
concerns for biodiversity, planting and flooding.

6 Mill Yard- Objection- Concerns for parking on New Town Road and the number of
parking spaces (30) proposed given the number that three football matches would
generate- everyone will drive. Concerns for queuing on the A1123 and space
available on New Town Road. Concerns for noise and loss of privacy, anti-social
behaviour and flood lights. Concerns for the loss of pocket park, concerns for
biodiversity, planting and flooding (same letter as 31 New Town Road).

17 New Town Road- Objection- Concerns for access. No public consultation event

has taken place from the Parish Council. Concerns for biodiversity, emergency
serves having access, anti-social behaviour, noise pollution, light pollution (flood
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lights). Concerns for highway safety along the A1123 and New Town Road. Cycling
is not possible along New Town Road. Concern for the loss of pocket park as open
space.

The Ark Baby and Toddler Group, Aldreth Village Centre- Objection- Concerns for
the loss of pocket park as a green space, concerns for biodiversity. Increase in
traffic New Town Road is unsuitable for the increase in traffic this proposal will
bring. No public consultation from the Parish Council has taken place. Access
should be provided from Bury Lane to the south.

18 New Town Road- Objection- Traffic relation concerns, significant concerns for
the loss of pocket park and open space, there will be more than 30 vehicles needing
to park and New Town Road is not suitable to support to level of cars as a result of
the recreational ground on match days and training. Concerns for biodiversity loss
and loss of species.

19 West End- Objection- Concerns for land ownership. Any alteration to the
maintenance, surface or layout of Bury Lane will have serious and unacceptable
consequences on the access to as well as the safety and security of all the land
adjacent to Bury Lane. Concerns for flooding and drainage, concerns for trees,
wildlife and biodiversity at pocket park. Concerns for noise pollution.

27 New Town Road- Objection- Pocket park is an established green space used by
a lot of people, concerns for the noise impacts.

38 Aldreth Road- Objection- Concerns for historic views in Haddenham, concerns
for species in pocket park, loss of habitat. Bury land junction is unsuitable for
amount of traffic, light pollution from flood lights, antisocial behaviour, noise
pollution in evening.

11 New Town Road- Objection- Concerns for the loss of pocket park and wildlife,
increase in traffic to a small road, concerns for access.

30 New Town Road- Objection- Concerns for biodiversity, surface water, concerns
for the loss of pocket park. Concerns for increase in traffic, level of parking
proposed, highway safety and no cycle facilities. Council have chosen pocket park
access rather than upgrading Bury Lane due to the costs. No public consultation
event to get residents views on access options.

32 New Town Road- Objection- Loss of privacy, congestion, loss of trees, loss of
wildlife, loss of pocket park.

50 High Street- Objection- Concerns for disruption to wildlife and many species
including bats and badgers- no details in the planning submission in relation to
biodiversity and net gain. Concerns for surface water drainage and flooding.

6 Tunbridge Lane- Objection- Newtown Road is a narrow, quiet cul-de-sac, with
many cars already parking on the street — as there is not space width-ways for a car
outside each house, we often have to park outside other peoples’ houses, and the
access can be greatly hindered when delivery vehicles, refuse collection lorries or
emergency service vehicles are needed. Concerns for loss of pocket park and
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wildlife. 30 car parking spaces if not sufficient for the number of pitches, access
arrangements are unclear. Should alternative access not be made, all construction
vehicles will have to access the recreational area through Newtown Road — this
road is simply not suitable for such heavy traffic.

27 New Town Road- Objection- Concerns for the loss of pocket park, the proposal
does not comply with COMA4 of the Local Plan 2015. This not an accessible location,
a significant level of traffic will be generated, no Transport Impact Assessment has
been submitted, New Town Road is not suitable to the increase in traffic,
inadequate parking facilities will put pressure on New Town Road. The proposals
will have a huge impact on the character and appearance of the area. No public
consultation has been carried out. Concerns for biodiversity, trees and habitats. The
application is not supported by sufficient evidence. “This planning application should
be refused as it is contrary to Policies COM3, COM4, ENV1, ENV2, ENV7, COM7
and COMS of the ECDC Local Plan due to the inadequate road access,
unacceptable impact upon traffic safety and parking issues, adverse and significant
change of landscape character of the edge of the settlement and the loss of Pocket
Park which is an important village open space. Additionally, increased noise,
disturbance, loss of privacy, and emissions will all affect my enjoyment of my
property adversely. These issues will all worsen further if future development as
envisioned is proceeded with. These impacts cannot be mitigated against by
planning conditions given the nature of the development. The Pocket Park is a well
established village green space, and should be considered as such with regard to
losing it to become access for the recreational ground. Not only does the park have
an important social role for residents, it also contains many wildlife habitats and
species, some of which are protected or endangered. There are also significant
environmental impacts to consider both in the loss of at least a large section of the
park, and the change in use of the field from agricultural to recreational land. In my
view, no exceptional circumstances have been submitted which warrant a loss of
our Pocket Park”.

6 Hinton Way- Objection- New Town Road is not suitable nor is Bury Lane. No
public consultation has been undertaken by the Parish Council.

43 West End- Objection- The land is not suitable for football pitches, safety of
access and along New Town Road. Concerns for the loss of pocket park, concerns
for biodiversity and wildlife.

43 Aldreth Road- Supportive- Fully support the need for the facility and the essential
need for the Colts Football Club which supports 200 children in the village, sport is
essential for health and mental wellbeing.

9 Metcalf Way- Supportive- Should encourage sport and healthy activities, the
facility will be an asset to the community.

29a Lode Way- Supportive- Haddenham Rove has around 200 children participating
and 75 volunteers, benefits of football for children, there is a need for the facility.

44 Duck Lane- Supportive- The proposal will provide a much needed facility.

The Planning Policy Context
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East Cambridgeshire Local Plan 2015

GROWTH 2 Locational strategy

GROWTH 5 Presumption in favour of sustainable development
ENV 1 Landscape and settlement character

ENV 2 Design

ENV 7 Biodiversity and geology

ENV 8 Flood risk

ENV 9 Pollution

COM 14 New community facilities

COM 7 Transport impact

COM 8 Parking provision

Supplementary Planning Documents

Design Guide

Flood and Water
Natural Environments
Contamination

National Planning Policy Framework 2019

8 Promoting healthy and safe communities

9 Promoting sustainable transport

11 Making effective use of land

12 Achieving well designed places

14 Meeting the challenge of climate change, flooding and coastal change
15 Conserving and enhancing the natural environment

PLANNING COMMENTS

The main planning considerations relate to the principle of development, the impact
upon character and appearance of the area, residential amenity, highways safety
and parking provision, flood risk, drainage and biodiversity.

Principle of Development

The need for the scheme has been clearly demonstrated by the applicant.
Haddenham has a Youth Football Academy with 11 teams and an adult club with 2
Men’s teams. They share the two current pitches on the Parish’s existing recreation
ground. The recreation ground is also shared with the cricket club and this creates
additional issues due to overlapping seasons. Despite the football clubs utilising
Haddenham’s Primary School pitch, 6 out of the 11 Academy teams have to source
pitches in other villages and Haddenham Parish Council have advised that is
becoming increasingly difficult year on year with increasing demand. Haddenham
Parish Council is therefore keen to ensure that memberships do not drop as a result
of the lack of space and facilities within the village.

In terms of the principle of development, Policy COM4 of the Local Plan 2015 is
relevant and states as follows:
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Proposals for new or improved community facilities should be located within
settlement boundaries wherever possible. In exceptional circumstances facilities
may be permitted in the countryside, where there is a lack of suitable and available
land within settlements, or where a rural location is required.

Proposals for all new or improved community facilities should:

o Be well located and accessible to its catchment population (including by
foot and cycle).

o Not have a significant adverse impact (itself or cumulatively) in terms of
the scale or nature of traffic generated.

o Not have a significant adverse impact on the character of the locality, or
the amenity of nearby properties.

o Demonstrate that opportunities to maximise shared use have been
explored; and

. Be designed to facilitate future adaptation for alternative community uses

or shared use.

While the site is not located within the settlement boundary of Haddenham, it is
clear that there are no other suitable or available sites within the development
envelope of Haddenham that would be able to facilitate the proposed recreational
ground and football pitches. It is also considered that the site would be well located
to its catchment population given that there is existing access from Bury Lane and
the site is located directly to the south of Pocket Park. Therefore, the most
appropriate foot and cycle links are from New Town Road leading into Pocket Park
to access the site. Therefore, in relation to the first requirement of Policy COM4 of
the Local Plan 2015, the facility would be well located.

In terms of traffic generation, Haddenham Parish Council have noted that the
football pitches will be used Saturdays and Sundays during the football season and
evenings for training when daylight permits and occasionally during the week for
other activities such as “walking” football or exercise classes and other clubs for
example Archery. During the pre-application stages County Highways commented
in relation to the proposals that advised that “the proposal will create a significant
demand for parking which unless sufficient dedicated parking is provided is likely to
be displaced onto adjacent streets. While this may not have safety issues, it is likely
to have a detrimental impact on the amenity of adjacent streets”. The matter of
highways safety, access and car parking is addressed further below.

In relation to the impact upon the character and appearance of the locality and
neighbour amenity, this would depend on the extent of development above the
change of use of the land in isolation- which given that the application is for Outline
Planning Consent, these details are indicative. Nonetheless, given the distances
retained to the settlement boundary and New Town Road to the north of the
application site, it does not appear that the proposed football pitches would result in
significant harm to visual amenity. Moreover, given the distances retained to
neighbouring dwellinghouses, the proposed development does not appear to result
in harm to neighbour amenity. However, these matters are fully addressed below.
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7.7 It is considered that the proposed development would not conflict with the last two
points of the policy wording. As expressed above, while several of the requirements
of Policy COM4 are met in relation to the location of the proposed recreational
ground, others are not and therefore the principle of the development is not
considered to be acceptable in relation to the scale and nature of traffic generated.

7.8 Visual Amenity

7.9 In terms of visual amenity, Policy ENV2 of the Local Plan 2015 requires proposals
to ensure that location, layout, scale, form, massing, materials and colour relate
sympathetically to the surrounding area and each other. The full details of the visual
appearance, layout and scale have not been included within the application and
would need to be assessed at reserved matters stage.

7.10 In terms of visual amenity, the application site is located within the open countryside
and is surrounded by agricultural fields. Given this openness within the surrounding
landscape any large buildings may result in visual harm to the countryside setting.
The size, scale and location of the proposed changing room is not known; however
a modestly sized building would not result in significant harm to visual amenity.
Moreover, the provision of three footballs pitches alone are not considered to result
in a significant degree of harm to visual amenity. The proposal is set back from the
road well away from housing and the existing properties in New Town Road are
screened from the development by the large mature hedge on the Boundary of
Pocket Park with the new site.

7.11 Any lighting would need to be carefully assessed, however the applicant has
expressed that they do not envisage floodlighting to the pitches on the site in this
phase. Moreover, the applicant has expressed that they will provide 3m high
(probably weld mesh or similar fencing) to the boundary with the rest of the field and
as necessary behind goals and other areas as necessary to stop balls leaving the
pitch/grounds. However, with detailed matters not being considered and the extent
of the proposals unclear, it is difficult to fully access the visual impact of fences
within the application site.

7.12 The proposed change of use of the land in isolation from agricultural land to
recreational land would not be significantly harmful to the rural character and
appearance of the area. Therefore, the proposed recreational ground in this location
could generally conform to the aims and objectives of Policy ENV2 of the Local Plan
2015 on these points alone and there is certainly enough space within the site for
the desired use.

7.13 Residential Amenity

7.14 Policy ENV2 of the East Cambridgeshire District Council’s Local Plan 2015 states
that proposals should ensure that there are no significantly detrimental effects on
the residential amenity of nearby occupiers. There is more than sufficient distance
between the indicative recreational ground layout and the neighbouring occupiers at
Aldreth Road to the east and New Town Road to the north of the application site.
These distances are considered sufficient to prevent overlooking or overshadowing
impacts to neighbouring occupiers and it has been demonstrated that there is
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sufficient room within the application site to achieve an acceptable layout for a
recreational ground. The full impact of the proposed dwelling on the residential
amenity of nearby occupiers would be assessed at reserved matters stage once all
of the details are submitted.

7.15 The applicant has stated in their submission that they do not envisage floodlighting
to the pitches on the site in this phase. However, this could be provided as part of a
Reserved Matters Application or Discharge of Condition submission. The
introduction of flood lighting may be detrimental to the character and appearance of
the area and to residential amenity to the southern dwellings on New Town Road.

7.16 Environmental Health have not objected in relation to noise pollution. As such it
would be unreasonable to object to the development on the issue of potential noise
pollution to residents as a result of the proposed recreation ground. However, with
so many unknowns this may affect the future layout of the proposed scheme if the
application was to be approved. In terms of the impact to residential amenity as a
result of traffic generation, these matters a further discussed below.

7.17 Highway Safety and Car Parking

7.18 The proposed means of access is reserved for future consideration. However, in
order to access whether the principle of the development is acceptable, the
proposed development must comply with Policy COM4 of the Local Plan 2015
which states that proposals for new community facilities should not have a
significant adverse impact (itself or cumulatively) in terms of the scale or nature of
traffic generated or upon residential amenity.

7.19 Policy COM7 of the Local Plan 2015 requires applications to provide safe and
convenient access to the highway network and provide a comprehensive network of
routes, giving priority for walking and cycling. Furthermore, Policy COM7 states that
development proposals shall be capable of accommodating the level/type of traffic
generated without detriment to the local highway network and the amenity,
character or appearance of the locality.

7.20 During the earlier pre-application discussion, Officers informally consulted County
Highways in relation to the proposed development and they raised concern in
relation to parking provision and the amenity of local residents given the influx if
vehicles in the surrounding streets. Any discussions between Haddenham Parish
Council and County Highways since the pre-application advice was issued and the
submission of the current application are not known to Officers.

7.21 As expressed in the earlier part of this report, the applicants have provided options
within their red line plan in relation to access arrangements to serve the recreational
ground. There are potentially two options for vehicular access; via New Town Road
off the A1123 through Pocket Park, or the second option would be via Bury Lane
and into the field through an existing gate access. The applicants have stated that
“it is intended that consultation will be carried out with residents as to the preferred
access once outline permission has been granted”. As such, it is not clear whether
both accesses are proposed to be used to serve the site.
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7.22 On consultation with County Highways several concerns have been raised in
relation to broader highway safety matters, as specific details relating to access are
currently not being considered. Their objections relate primarily to New Town Road
not being suitable for the numbers and vehicle type of use that would be required to
facilitate this development. While the applicant has expressed that no coaches
would need to access the facility, County Highways have maintained their
objections to the proposed development. As such, County Highways consider that
New Town Road is not suitable as an access road to a sports facility of this size and
the number and sizes of vehicles that will be needed for it to function. While County
Highways expressed that Bury Lane might be a feasible option, this option was not
preferable at pre-application stage by Highways or Officers given that this is a single
track. Moreover, the applicant has expressed that Bury Lane is a Private Green lane
and they would not want to upgrade it to the adoptable standard suggested by
County Highways. As expressed there are many unknowns with the current
application, with one of the main issues being the level of information provided.
Whether Pocket Park or Bury Lane will be used as the key access point is not clear,
however the significant number of third party comments relating to highway safety,
access, capacity and car parking in relation to the use of New Town Road have
been carefully reviewed and noted.

7.23 Overall, County Highways have expressed as part of their consultation that the
proposed development would be a negative impact on the highway if permitted. They
have also expressed that this is really more of a capacity and amenity issue at this
stage as there is not enough information associated with all matters reserved access
to properly consider all of the impacts to the highways. Therefore, the proposed
development is not considered to comply with the aims of Policy COM4 of the Local
Plan 2015 in terms of the scale or nature of traffic generated or upon residential
amenity. As such, Officers consider that any further intensification of use of this road
will become a serious amenity issue for residents.

7.24 As already expressed, Policy COM7 states that development proposals shall be
capable of accommodating the level/type of traffic generated without detriment to the
local highway network and the amenity, character or appearance of the locality. In
the views of the Local Highway Authority, the level of traffic generated by the
proposed development cannot be safely accommodated and it would cause
significant detrimental harm to traffic movement on the public highway, as there is a
high probability that it will overburden the capacity of New Town Road. The
application is therefore considered to be contrary to Policy COM7 of the Local Plan
2015.

7.25 In relation to car parking, Officers are content that there is sufficient space within the
application site to accommodate 30 cars. While the layout of the development is
reserved for future consideration, the indicative layout demonstrates that adequate
parking and turning could be provided on site to serve the proposed recreational
ground and this is considered to comply with Policy COM8 of the Local Plan 2015.
However, with this being a layout issue it would be for any future reserved matters
to consider and provide adequate parking spaces for motor vehicles and cycles in
order for the scheme to comply with Policy COMS8 of the Local 2015.

7.26 Flood Risk and Drainage
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7.27 The site is located in Flood Zone 1 where the principle of development is
considered acceptable in terms of Flood Risk. A scheme for the disposal of foul and
surface water drainage can be secured by condition to ensure that a suitable
scheme is proposed which prevents the increased risk of flooding and improves and
protects water quality, in accordance with policies ENV2 and ENV8 of the East
Cambridgeshire Local Plan 2015.

7.28 Biodiversity

7.29 Paragraph 170(d) of the NPPF advises that development proposals should
minimise impacts on biodiversity and secure net gain. Additionally, the paragraph
discusses the importance of establishing coherent ecological networks that are
more resilient to current and future pressures. Paragraph 175(d) advise that
opportunities to incorporate biodiversity improvements should be encouraged,
stating that development should be supported where the primary objective is to
conserve or enhance biodiversity. Policy ENV7 of the Local Plan 2015 seeks to
maximise opportunities for creation, restoration, enhancement and connection of
natural habitats as an integral part of development proposals, seeking to deliver a
net gain in biodiversity proportionate to the scale of development. Policy ENV 7 also
states that all applications for development that may affect biodiversity and geology
interests must be accompanied by sufficient information to be determined by the
Local Planning Authority, including an ecological report, to allow potential impacts
and possible mitigation measures to be assessed fully. It also states that all
development will be required to protect the biodiversity and geological value of land
and buildings and minimise harm to or loss of environmental features, such as
trees, hedgerows, woodland, wetland and ponds. Policy ENV7 goes on to state that
Where there is reason to suspect the presence of protected species, trees and
woodland, applications must be accompanied by a survey carried out by a qualified
individual assessing their presence and, if present, the proposal must be sensitive
to, and make provision for, their needs, in accordance with the relevant protecting
legislation.

7.30 The Council adopted its Natural Environment SPD on the 24" September 2020 to
help make sure new development in East Cambridgeshire both protects the current
natural environment, but also creates new areas for wildlife to thrive. Furthermore,
the Natural Environment SPD also seeks for biodiversity net gain under policy NE6.
Under policy NE9 of the Natural Environment SPD, new planting must be an
integral part of the design of a development rather than as an afterthought. Native
new planting should be provided that reflects the local character and a suitable
species mix should be provided that helps to promote a wide range of biodiversity
and contribute to enhancing green infrastructure.

7.31 As layout is not being agreed, the impact upon habitats and biodiversity is difficult to
review. As noted above, there are significant unknowns given that this is an Outline
Planning Application. While the proposed recreational use in relation to the proposed
football pitches alone may have a limited impact upon biodiversity, the
buildings/changing room and parking areas may have more of substantial impact.
While Officers have visited the site and did not see any substantial biodiversity issues,
the number of third party comments associated with the loss of habitats, species and
biodiversity have been reviewed and acknowledged. It has been reported that the
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application site is high in ecological potential and potentially in the presence of
protected species. Therefore, the ecological impacts of the proposed development
cannot be fully assessed as no ecology survey has been provided with the
application. Without such surveys it is not possible for the concerns raised to be
overcome and without this level of information it is unknown if the proposed
development will have a determinantal impact on biodiversity in the local area. All
proposals are required to provide mitigation measures and to lead to deliver a net
gain in biodiversity proportionate to the scale of development.

The proposal therefore fails to adequately demonstrate that there would not be any
significant harm caused to ecology, contrary to policies ENV1 and ENV7 of the East
Cambridgeshire Local Plan 2015 and the Natural Environments SPD.

Trees

In relation to trees, the Trees Officers have reviewed the proposals and have
advised that any access from New Town Road should ideally use as much of the
existing track that provides access to the pumping station, this would significantly
reduce to amount of tree lost to enable this development as illustrated on the plan
below. They also advised that conditioning a soft landscaping scheme to include
suitable mitigation planting and screening to aid the integration of this development
into the surrounding landscape and reduce noise and light pollution will be
advantageous. The Applicant has stated in their submission that a tree planting
scheme and/or any screening requirements will be carried out at the
recommendations of ECDC Tree Officer. As such, it is considered that the
requirements of Policy ENV7 of the Local Plan 2015 in relation to trees can
complied with subject to relevant conditions.

Planning Balance

The Outline Planning Application route was chosen by the applicant while they
undertake public consultation and to agree the scheme with the Cambridge Football
Association. The Outline Application seeks planning permission for the change of
use of the application site from agricultural to recreational land for the provision of 3
new football pitches, access road and parking to provide for the increased demand
within the village. There is no denying the need for the proposed development and
there is support from the Councils Community and Leisure Services and Sport
England. Comments were not received from the Cambridgeshire Football
Association.

The application site is well related to the defined settlement envelope and is
considered to be within a sustainable location. Furthermore, the proposed
development would not cause any significant detrimental impacts to visual amenity
however this would be further assessed as Reserved Matters Stage.

However, on balance, it is considered that these benefits do not outweigh the
significant and demonstrable harm which would be caused in relation to capacity
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and amenity issues of the public highway along New Town Road. Policy COM7
states that development proposals shall be capable of accommodating the
level/type of traffic generated without detriment to the local highway network and the
amenity, character or appearance of the locality. Policy COM4 of the Local Plan
2015 states that proposals for new community facilities should not have a significant
adverse impact (itself or cumulatively) in terms of the scale or nature of traffic
generated or upon residential amenity.

7.39 The level of traffic generated by the proposed development cannot be safely
accommodated and would cause significant detrimental harm to traffic movement on
the public highway, as there is a high probability that it will overburden the capacity
of New Town Road. The application is therefore considered to be contrary to Policy
COM4 and COM?7 of the Local Plan 2015.

7.40 Finally, the proposed application site may contain protected species. However, no
ecology report has been submitted with the application and therefore the ecological
impacts of the proposed development cannot be fully assessed. The application is
therefore considered to be contrary to Policies ENV1, ENV2 and ENV7 of the East
Cambridgeshire Local Plan 2015 and the Natural Environments SPD, as it has not
demonstrated how biodiversity impacts will be mitigated and a net gain secured.

7.41 For these reasons the application is recommended for refusal.

Background Documents Location Contact Officer(s)
20/00880/0UT Emma Barral Emma Barral
Room No. 011 Planning Officer
The Grange 01353 665555
Ely emma.barral@eastc

ambs.gov.uk

National Planning Policy Framework -
https://www.qgov.uk/government/uploads/system/uploads/attachment data/file/6077/2116950.

pdf

East Cambridgeshire Local Plan 2015 -
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-
%20front%20cover%20and%20inside%20front%20cover.pdf
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