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1 Introduction  

1.1 This document seeks to provide a summary of the neighbour consultee comments received via 

East Cambridgeshire District Council’s public access system to date (Monday 06 July 2020), the 

development team's response to these comments and how these have been used to amend the 

proposal.  

2 The Consultation Process 

2.1 Two site notices were erected by the case officer, Angela Briggs, on Thursday 11 June 2020, one 

located on Brick Lane and the other located on Sutton Road, both in public view, please see 

Appendix A of this document. The council has consulted 25 neighbours by letter, these were sent 

Monday 01 June 2020, according to East Cambridgeshire District Council’s website, please see 

Appendix B of this document. A neighbouring property is considered to be any property which 

shares a common boundary or lies opposite or close to the application site, where in the opinion 

of the case officer, Angela Briggs, the occupants of the property could be materially affected by 

the proposal. 

2.2 The proposed development constitutes a ‘Major’ planning application and therefore has been 

advertised in the Cambridge Evening News, the advert was published on Thursday 04 June 2020. 

2.3 The consultation period for an application lasts 21 days; however, if, as a result of consultation 

responses, new information is required, or if the council receive amended plans, it may be 

necessary to re-consult for a further 14 days. It should be noted that due to the current pandemic 

(Covid-19) the case officer agreed, at the request of Mepal Parish Council, to extend the 

consultation period up to and including Thursday 16 July 2020. 

2.4 In addition to the council’s consultation above, Mepal Parish Council distributed a consultation 

leaflet to all of the residents within the Mepal parish, please see Appendix D of this document. 

3 Summary of Responses  

3.1 This section provides a summary of neighbour consultee comments, the design team’s response 

to those comments and how the proposal has been amended. 
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Table 1: Neighbour Comments and Responses 

Summary of Neighbour Comment Design Team Response 

“Concern over noise impact on inhabitants on the 
proposed site, as it is near to the A142.  Any 
application would need to be accompanied by a 
relevant noise assessment.” 
 

A noise impact assessment has been undertaken by cass allen, which has informed the design. A 
copy of the noise impact assessment can be located under the application documents on East 
Cambridgeshire District Council’s public access system. 
 
The layout has been designed to have non-habitable rooms facing the A142 or at least dual aspect 
rooms to allow overnight ventilation from the facade facing away from the principal noise source 
(A142). 

“Will an acoustic barrier be built to ease noise levels 
for residents and has consideration been given to 
supplying triple glazing for properties backing the 
A142?” 
 

In light of Environmental Health’s and near neighbour comments received during the consultation 
process, an acoustic barrier will be introduced to the western boundary to help mitigate noise from the 
A142. 
 
The acoustic barrier is likely to consist of a 1.6m acoustic fence sat on top of a 1.7m bund. Soft 
landscaping including climbing plants will be introduced to mask the acoustic fence and help to provide 
additional wildlife habitats. 
 
The design team has explored introducing triple glazing to homes located opposite the western 
boundary of the site, however, at this stage triple glazing is not necessary. 
 

“The proposed site is in a prominent position on the 
edge of the village and highly visible in the 
landscape, therefore, not enhancing the sensitive 
edge of the village.” 
 
 

The site is positioned lower than the A142 and Sutton Road, therefore, the proposed new homes are 
likely to be predominately masked by the existing tree and vegetation belt along the southern and 
western boundaries. The tree and vegetation belt along these boundaries are to be retained as part 
of the proposal. 
 
Any views above the tree and vegetation belt is likely to show the rooftops of the proposed new homes, 
these views are similar to the existing views of the rooftops of Chestnut Way and therefore the 
proposed new homes will assimilate into the wider surroundings. 
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Summary of Neighbour Comment Design Team Response 

“It is unclear as to how the green space 
immediately adjacent to Sutton Road will be 
landscaped. Is this where the LEAP playground will 
be?” 
 

While the design team felt that the central location for the open space was a good design solution, 
amendments have been made to reflect the comments of the planning officer.  
 
The main area of public open space has been moved towards the Sutton Road (eastern boundary) 
side of the development so as to maintain a green and vegetated approach to the village.  Properties 
front the open space to provide natural surveillance as well as an active street scene to Sutton Road 
ensuring that the development welcomes visitors to Mepal rather than turning their back to Sutton 
Road.  A central pocket park has been created within the site to provide an informal meeting place 
and create a separate character area. 
 
Details of the proposed landscaping including play equipment (trim trail, embankment slide, seesaw 
and natural play equipment) can be located under the application documents on East Cambridgeshire 
District Council’s public access system. 
 

“Some green features would improve the character 
of the site and make a positive contribution to a 
well-designed scheme. Felt the green space was 
not large enough. 
 
Developable areas lack effective soft landscaping 
features / areas.  Dominated by hard landscaping 
areas. 
 
Tree planting will be on inadequate verges 
meaning they will be damaged or lost and 
consequently there will be little to no ‘green relief’. 
 
Do the hedgerows all have to be removed?” 

The proposed public open space provided on site totals approximately 4,639.59sqm and therefore 
exceeds the 3,462.30sqm required by the council’s Developer Contributions Supplementary Planning 
Document (SPD) (2013).   
 
Public open space and a pocket park, along with the retained boundary planting contributes to the 
proposed development.  
 
The soft landscaping plans produced by James Blake Associates (landscape architects) accompanies 
this application and sets out the proposed planting. Whilst the hedgerow to Brick Lane will need to be 
removed to demonstrate sufficiency visibility for highway safety, the proposal includes new native 
planting set back behind the visibility splays along Brick Lane. 
 
The site will have a 10%, or more, Biodiversity Net Gain as demonstrated by the Biodiversity Net Gain 
assessment prepared by Applied Ecology (to be submitted). 
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Summary of Neighbour Comment Design Team Response 

“Concerns over removal of trees along Brick Lane.” A tree survey accompanies the application, which confirms that the boundary group of Elm along Brick 
Lane is suffering from Dutch Elm Disease and has an anticipated lifespan of less than 10 years.  
 
Replacement native planting will be provided behind the visibility splays along Brick Lane, as detailed 
on the landscape drawings, these drawings can be located under the application documents on East 
Cambridgeshire District Council’s public access system. 
 

“Archaeology, drainage, flooding, contamination, 
renewables and biodiversity may be relevant as the 
scheme progresses. 
 
Concern over flooding as the development will 
cover in excess of 80% of the site in hardstanding, 
reducing this natural soakaway significantly.” 

The necessary technical surveys and reports have been undertaken and can be located under the 
application documents on East Cambridgeshire District Council’s public access system. 
 
A detailed Flood Risk Assessment and site-specific drainage strategy has been undertaken by Richard 
Jackson and concludes; “The drainage design has been assessed for the 1 in 1, 1 in 30 and 1 in 100 
year storm event including climate change at 40% and these calculations are in Appendix H. The 
calculations show that the water for the 1 in 100 year storm with 40% climate change can be contained 
within the designed system.”  
 
Furthermore, Anglian Water were contacted during the preparation of the application and their 
response was positive. Anglian Water’s formal consultation response is awaited. 
 

“A connectivity link from the site to the main village 
should be considered to ensure future occupiers 
can access the facilities and services in the village 
centre. 
 
There is little to no integration with current sites in 
Mepal.” 

Footways will be provided either side of the access road and along the Brick Lane frontage, which 
link, via a dropped kerb crossing to the existing footway provision on the northern side of Brick Lane, 
to the village centre and its amenities. 
 
 
The proposed development is located adjacent to the settlement boundary of Mepal, is a natural 
extension of the village and mirrors the Chestnut Way development (49 bungalows) approved in 1995. 
Furthermore, the site was allocated for residential development by East Cambridgeshire District 
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Summary of Neighbour Comment Design Team Response 

Council as an emerging allocation (MEP.H1). The design team has worked tirelessly with key 
stakeholders to create a bespoke development that integrates seamlessly into the wider village. 
 

“A S106 would need to be included to secure 
delivery of affordable units and probably waste 
management.” 
 

A draft Heads of Terms has been prepared and accompanies the application. The document can be 
located under the application documents on East Cambridgeshire District Council’s public access 
system. 

“Perhaps it should be developed slowly over 5 
years? 
 
There has been no Working Plan or Phasing Plan 
produced.” 
 

The site is likely to be constructed over a period of two years with new residents moving in on a phased 
approach helping to slowly integrate the new residents into the village. 
 
The exact construction timings, plan and phasing will be known once a contractor has been appointed. 
A construction traffic management plan (CTMP) will likely be required to make sure the construction 
phase of the development does not negatively affect local residents. 
 

“The development of 100% affordable housing is in 
conflict with East Cambridgeshire Policy HOU3 as 
it exceeds 30%. 

The 30% figure stated in Policy HOU3 of the adopted Local Plan is the minimum amount of affordable 
housing required for developments of more than 10 dwellings in the north of the district.  
 
Furthermore, Policy HOU3 relates to sites for open market housing whereas the proposal is for 
affordable housing and to the benefit of the community. 
 

“Could you advise on the number of residents who 
wish to move within Mepal to a larger home, smaller 
home or to a shared ownership? 
 
Are local youngsters and families going to get first 
refusal on these properties? 
 

Havebury will be required to enter into a Nominations Agreement with East Cambridgeshire District 
Council, which will set out how the homes are allocated, i.e. requirement for a local connection.  
Havebury would use the choice-based lettings system, which is common to most local authorities that 
Havebury work with, to source tenants for the rented homes. Shared Ownership applicants need to 
be registered on the Help to Buy website and will undergo assessments before they are allocated a 
new home to buy under shared ownership. 
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Summary of Neighbour Comment Design Team Response 

This will be used as a dumping ground for residents 
not wanted in other areas.” 

Havebury will be required to enter into a Nominations Agreement with East Cambridgeshire District 
Council, which will set out how the homes are allocated, i.e. requirement for a local connection.   
 
The addition of 55 new homes and their associated disposable income to the village will both help 
support local services and facilities, while providing local people an opportunity to secure a new home 
in the village in perpetuity. 
 

“How were the figures of preference to living in 
Mepal gathered?” 

At the time of preparing the planning application (June 2019) there were 530 applicants on East 
Cambridgeshire’s housing register, 94 of which either had a local connection or a preference for a 
new home in Mepal. Whilst the proposed development does not deal with the total need for affordable 
housing in Mepal it will address a good proportion. 
 
The housing tenure mix is a response to the identified housing need in the locality as dictated by the 
Housing Specialist Strategy and Enabling Officer. 
 

“Concerns over 100% social.  Why not be for first 
time buyers or key workers? Would like to see a 
mix of tenure (30% social, 50% buy to let, 20% 
private) not 100% social. Another asked why 100% 
affordable against 50% ECDC policy.  Why are flats 
being provided?” 
 
 
 

The application is for 55 new homes (100% affordable housing) with a mixed tenure split between 
shared ownership and rented, with Havebury retaining and managing the properties, open space and 
shared surfaces.  
 
The continued involvement of Havebury in the site will ensure its long-term maintenance and a 
commitment to building a safe and welcoming community that integrates well with the village.   
 
There are no flats being proposed. The site plan detailing the breakdown of the housing mix can be 
located under the application documents on East Cambridgeshire District Council’s public access 
system. 
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Summary of Neighbour Comment Design Team Response 

“The company stand to make millions so why can’t 
they spend extra to keep residents of Brick Lane 
happy?” 

The applicant, The Havebury Housing Partnership, is a not for profit organisation and therefore any 
profit that is made is reinvested into existing and future affordable housing. 
 
The residents of Brick Lane, as well as the wider village, will have access to the public open space, 
trim trail and natural play equipment. 
 

“Would like to see a roundabout or traffic lights at 
junction on A142 or the entrance to the site coming 
directly off the A142. 
 
Consider access to the proposed site by a mini-
roundabout on Sutton Road.” 
 

A detailed Transport Statement has been undertaken, which concludes that there is no requirement 
for a roundabout or traffic lights at the junction of Sutton Road and the A142 as the traffic issues exist 
further down the network at the BP and Lancaster Way roundabouts.  
 
Further consultation has been undertaken with the Local Highway Authority (Cambridgeshire County 
Council), at the request of Mepal Parish council, and additional speed surveys have been 
commissioned, which demonstrate that an access onto the Sutton Road, direct from the site is not 
acceptable from a highway safety perspective, please see Appendix C of this document. 
 
The suitability of the access has been reviewed by the Local Highway Authority (Cambridgeshire 
County Council) and deemed a safe and suitable access for the proposed development. 
 

“Would like to see road signs warning of speed 
limits. A 30MPH sign should be erected 
immediately after entering the village from the 
A142.” 

Speed limit signs already exist.  The Local Highway Authority (Cambridgeshire County Council) are 
generally resistant to unnecessary clutter in the highway but it is ultimately their decision. A separate 
request could be made of the Local Highway Authority (Cambridgeshire County Council). 

“It is larger than the NPPF proposed size of an 
exception site of 1 hectare or less or no more than 
5% of the existing settlement for an exception site. 
This site is 2.7 hectares and in excess of that 5%.” 

The footnote referred to is footnote 33 which falls under Paragraph 71 of the National Planning Policy 
Framework (NPPF) 2019. Footnote 33 is relevant to ‘Entry-Level Exception Sites’ and not ‘Rural 
Exception Sites’. The proposed development is deemed to be a ‘Rural Exception Site’ and therefore 
the criteria under footnote 33 does not apply. 
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Summary of Neighbour Comment Design Team Response 

“Concerns over Brick Lane exit causing bottleneck 
situation, safety issues and width of road.” 
 
 
  

The suitability of the access has been reviewed by the Local Highway Authority (Cambridgeshire 
County Council) and deemed a safe and suitable access for the proposed development.  
The topographical survey is accurate to approximately 0.3mm, furthermore the width of Brick Lane 
has been deemed acceptable, in highway terms, to take the negligible increase in vehicle movements 
generated by the proposed development. 
 
As previously discussed, at the request of Mepal Parish Council Havebury has explored the option of 
an access from Sutton Road, however, this would not be supported by the Local Highway Authority 
(Cambridgeshire Count Council) as it was deemed unsafe, please see Appendix C of this document. 
 

“Concerns that the bus service is limited causing 
isolation.” 

The bus service exists and the modest increase in Mepal residents created by the proposed 
development represents an opportunity to create greater usage of the service which may lead to an 
improved service for the enjoyment of all Mepal residents. 
 

“Extra housing causes extra traffic especially with 
70 new properties being built in Sutton especially 
turning onto A142 and also the ‘rat run’ through 
Witcham.” 

The additional homes will generate a negligible increase in vehicle movements in the area and this, 
along with the committed development locally, has been assessed by the Local Highway Authority 
(Cambridgeshire County Council) and deemed to be in accordance with the aims and objectives of 
Local and National Transport Planning Policy and would not have a severe impact on the local 
transport network. 
 

“With 12% increase in houses will there be extra 
resources for the GP surgery and primary school?” 
 
 

As part of the consultation process there is an opportunity for the NHS trust to request funding if 
required. 
 
Cambridgeshire County Council Growth and Development Team have been consulted as part of the 
consultation process and responded requesting financial contributions in respect of education and 
library, these contributions will be secured as part of a Section 106 agreement. 
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Summary of Neighbour Comment Design Team Response 

The formal response from Cambridgeshire County Council Growth and Development Team can be 
located under the application documents on East Cambridgeshire District Council’s public access 
system. 
 

“Concerns over tenure of 4/5 bedroom houses – 
are these really necessary? 
East Cambs Local Plan and Sutton Plan Policy 
NP7 identifies the need for two bedroomed 
dwellings as well as the needs of an ageing 
population looking to downsize into homes suitable 
for lifetime occupation’ There are not enough 1-bed 
bungalows for elderly people wanting to downsize. 
This development is for 55 houses, 27 of which are 
3-5 bed.” 
 

The housing tenure mix is a response to the identified housing need in the locality as dictated by the 
Housing Specialist Strategy and Enabling Officer. 
 
The Housing Specialist Strategy and Enabling Officer did not identify a need for 1-bedroom bungalows 
in this area. The proposal will provide five 2-bedroom and five 3-bedroom bungalows.  In addition, the 
proposal will deliver six 1-bedroom houses. 
 
The housing mix provides one 5-bedroom house, this home is a direct and specific request in order to 
provide an existing Mepal resident a larger home to accommodate their family. 

“More parking spaces needed on site. 
 
I understand that there is a covenant restricting 
parking on the site, which will force parking out into 
the village and the small roads.” 
   

The number of car and cycle parking spaces provided on site is in accordance with the council’s 
parking standards of two car parking spaces per home along with one visitor car parking space per 
four homes. The proposal will provide two cycle parking spaces within secure garden sheds. 
 
There is no covenant restricting parking on site, the site plan makes provision for all car parking to be 
off the highway network. Havebury will seek to retain and manage the properties, open space and 
shared surfaces. The continued involvement of Havebury in the site will ensure its long-term 
maintenance and a commitment to building a safe and welcoming community that integrates well with 
the village. 
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Summary of Neighbour Comment Design Team Response 

“Sewerage plant already at capacity.”  Anglian Water were consulted as part of the preparation of the application and their initial response 
was positive.  The Flood Risk Assessment and Drainage Strategy, that accompanies the application, 
proposes to connect the foul flows into the existing foul pumping station located approximately 40m 
north of the site.  Anglian Water have been formally consulted by the case officer and their response 
is awaited.  
 

“Request for a cycle route between Mepal and 
Sutton to access local amenities.” 

The scale of the development proposed would not justify the provision of a cycle route between Mepal 
and Sutton as any contributions need to be fairly and reasonably related to the development proposed. 
 
It is advised to contact Mepal Parish Council and share your request for a cycle link with them, they 
in turn can explore funding and the feasibility of a cycle link between Mepal and Sutton. 
 

“Local shops. Mepal has one local store and limited 
post office facilities. Full shopping is only available 
in Chatteris and Ely, both 6 miles away.” 
 

The local facilities and services exist and the modest increase in Mepal residents created by the 
proposed development represents an opportunity to create greater usage of these facilities and 
services which may lead to improved facilities and services for the enjoyment of all Mepal residents. 
 
A Co-Operative store is currently being constructed on the Mepal side of Sutton just a short distance 
from the proposed site. 
 

“Unfair of the developers to proceed with this during 
Covid-19 as there is an inability to have a public 
discussion. Residents have not been able to voice 
their concerns face to face.” 
 

The unprecedented situation of Covid-19 was entirely beyond the control of any organisation. Whilst 
this may have prevented a public gathering, for the safety of all concerned, there are many channels 
by which feedback and questions can and have been put forward. All comments have been welcomed 
and carefully considered. 
 
A public exhibition was held on Monday 23 September 2019 and approximately 110 Mepal residents 
attended the event and provided feedback which has informed the submitted design. 
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Summary of Neighbour Comment Design Team Response 

It should be noted that the land owners and applicant, Havebury, are under contractual obligation and 
therefore had little choice over the timing of the submission of the application. 
 

“Electricity substation – how high would this be? 
Would it be aesthetically pleasing? Will it generate 
additional noise?” 
 

The proposed electricity substation will be single storey, 2.55m to the eaves and 3.6m to the ridge and 
constructed using facing brickwork and roofing tiles to match the nearby homes. The substation is 
located a safe and suitable distance from nearby homes. 
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Appendices 

Appendix A: Photographs of Site Notices 

 Brick Lane, Mepal 
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Sutton Road, Mepal 
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Appendix C: Email from the Local Highway Authority (Cambridgeshire County 

Council) confirming their objection to an access off Sutton Road 
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