
AGENDA ITEM NO.  11  
Application Number:  F/YR13/0088/F 
Minor  
Parish/Ward:  Whittlesey Town Council 
Date Received:  5 February 2013 
Expiry Date:  2 April 2013 
Applicant:  Mr S Fradley 
Agent:  Mr J Dickie 
 
Proposal:  Variation of Condition 8 of planning permission F/YR12/0552/F 

(Erection of 2x 2-storey 3-bed and 2x3-storey 3-bed dwellings and 
2.0 metre high close boarded fencing involving demolition of 
existing public house) in relation to the amendment in the design of 
the dwellings. 

Location:  The Oatsheaf Inn, 70 West End, Whittlesey. 
 
Site Area/Density:  0.07 ha 
 
Reason before Committee:  This proposal is before the Planning Committee due 
to the application being called in by Councillor D Stebbing.  The reason is 
because of representations against the application being made by local 
residents. 
 
1. EXECUTIVE SUMMARY/RECOMMENDATION  

 
 Full planning permission was previously granted under delegated powers for the 

demolition of the existing pub and the replacement with a block of 4 terraced 
houses – 2 no. 2-storey 3-bed houses and 2 no. 2-storey 3-bed houses – which 
was approved on 20.11.2012 (F/YR12/0552/F). 
 
Permission is now sought to change the design of the dwellings, in the form of a 
minor material amendment to the approved scheme. 
 
The changes between the originally approved scheme for this site and those 
proposed in the minor amendment are considered to be very limited in terms of 
changes to the design and layout of the site and impact on neighbouring 
amenities.  In addition there have been no significant changes to national or local 
policy that would warrant a re-assessment of the acceptability of this proposal. 
 
Consequently for the reasons set out above, the minor material amendment is 
still considered  to comply with Policies H3, H16 and E8 of the Fenland District 
Wide Development Plan and Policies CS3, CS4, CS15 and CS16 of the draft 
Fenland Core Strategy – Submission Version (Feb 2013).  

  
2. HISTORY 

Of relevance to this proposal is: 
 

2.1 
 
 
 
 
 

F/YR13/0025/NO 
 
 
 
 
 

Non-material amendment to house 
designs  
 
 
 
 

Withdrawn 
04.02.2013  
 
 
 
 



2.2 
 
 
 
 

F/YR12/0552/F 
 
 
 
 
 

Erection of 2 x 2-storey 3-bed and 
2 x 3-storey 3-bed dwellings and 
2.0 metre high close boarded 
fencing involving demolition of 
existing public house 

Granted 20.11.2012 
 
 
 
 

3. PLANNING POLICIES 
 

3.1 National Planning Policy Framework: 
Paragraph 2: Planning law requires that applications for planning permission 
must be determined in accordance with the development plan. 
 
Paragraph 14: Presumption in favour of sustainable development. 
 
Paragraph 17(4): Seek to ensure high quality design and a good standard of 
amenity for all existing and future occupants (repeated and expanded on in 
paragraphs 56 to 56). 
 
Paragraph 32: Decisions should take account that a safe and suitable access to 
the site can be achieved for all people.  
 
Paragraph 64: Permission should be refused for development of poor design that 
fails to take the opportunities available for improving the character and quality of 
an area and the way it functions. 
 

3.2 Draft Fenland Core Strategy – Proposed Submission Feb 2013: 
CS3: Spatial Strategy & Settlement Hierarchy and the Countryside 
 
CS4: Housing 
 
CS15: Creation of a More Sustainable Transport Network in Fenland 
 
CS16: Delivering High Quality Environments 
 

3.3 Fenland District Wide Local Plan: 
H3:  Development Area Boundaries/Protection of Character and 
Amenity/Highway Safety 
 
E8:  Landscape and amenity protection 
 
TR3: Car Parking 
 

4. CONSULTATIONS 
 

4.1 Parish/Town Council The Town Council have no objection and 
therefore recommend approval. 
 

4.2 
 
 
 
 
 

Cambs CC Highways Awaited 
 



4.3 Local Residents: 3 letters of objection received from local 
residents raising the following concerns: 
- strongly object to the new height and size 
of the dormer windows in the rear of both 
centre houses 
- these would allow full views downwards 
into the living area, bedroom and garden 
- attempt to get more space and higher 
price for the dwelling seem to be to our 
disadvantage 
- the new development is already higher 
than the original pub building 
- our previous objections were completely 
ignored. The amended plans are even 
worse and will further impact on neighbours 
- building height has been raised even 
further 
- if this is passed what will stop further 
amendments making all 4 houses 3-storey 
in height in the future 
- loss of privacy as the occupants will be 
able to look directly into our bedroom, 
kitchen and conservatory 
- insufficient time given for residents to 
object to current proposal 
- proposal is now sited closer to my property
- loss of enjoyment of rear garden which is 
currently very private. 
-scale appearance and design of the 
building is not in keeping with neighbouring 
dwellings.  

 
5. 

 
SITE DESCRIPTION 
 

5.1 
 
 
 

The site is located within a predominantly residential area on the north side of 
West End and is bounded on three sides by residential properties.  The site was 
until recently occupied by a vacant public house (which has now been 
demolished) with a car parking area to the rear.   
 
A public footpath linking West End to Irving Close runs alongside the western 
site boundary. A line of conifer trees runs along the northern boundary. 
 
The area is characterized by a range of mainly 2-storey dwellings on either side 
of West End.  To the rear of the site there are some 2-storey dwellings and 
bungalows in Irvine Burgess Close, whose rear gardens adjoin the site. 
 
The site lies within Flood Zone 1 
 
The site area measures 0.07 hectares. 
 
 
 
 



6. PLANNING ASSESSMENT 
 

6.1 Background 
Full planning permission was previously granted under delegated powers for the 
demolition of the existing pub and the replacement with a block of 4 terraced 
houses – 2 no. 2-storey 3-bed houses and 2 no. 2-storey 3-bed houses – which 
was approved on 20.11.2012 (F/YR12/0552/F). 
The approved scheme comprised a terrace containing 4 dwellings with an overall 
building footprint measuring 17.4m x 10.8m.  The two end dwellings measured 
4.5m to the eaves and the two centre ones measure 5.2m.  The terraces were 
designed with a hipped roof at each end and a central ridge, with the highest 
point 9.0m above ground level.  
 
The end dwellings (Plots 1 and 4) are 2-storey in height and in the approved 
scheme, the two central dwellings had a room in the roof with a dormer window 
facing towards the rear.  An access from West End is provided and 8 parking 
spaces are shown in the rear courtyard. 
 
Permission is now sought to change the design of the dwellings, in the form of a 
minor material amendment to the approved scheme, following a detailed 
consideration of the construction of the building by structural engineers.   
 
The main features of the minor material amendment which differ from that 
previously approved, are set out below. 

• Removal of render from projecting buttresses and replacement with 
contrasting brickwork detail 

• The central frontage is brought forward by a further 150mm to break up 
the massing of the front elevation and provide a natural shadow line 

• Replacement of pitched roof to rear elevation with a high performance flat 
roof. 

• The introduction of a larger render panel on the front elevation 
 

6.2 Principle and Policy Implications 
 The site comprises ‘previously-developed’ land which is located within the ‘built-

up’ limits of Whittlesey.  This is identified in Policy CS3 as a Market Town in the 
Fenland Core Strategy (Proposed Submission 2013), where the majority of the 
district’s new housing development should take place.  Therefore new housing 
development is acceptable in this location subject to the consideration of detailed 
design and layout issues. 
 
The scheme already benefits from a recent planning permission for a scheme 
which has very similar characteristics to the current proposal.  
 
The Communities and Local Government guidance document ‘Greater flexibility 
for planning permissions’ (2009), sets the mechanism for dealing with 
amendments to previously approved development schemes under s.73 of the 
Town & Country Planning Act 1990.  In this case a minor material amendment 
comprises:- 
an amendment whose scale and nature results in a development which is not 
substantially different from the one which has been approved.  
 
 
 



A minor material amendment to a scheme can only be applied for if there is a 
suitable planning condition that can be modified.  In this instance condition 8 of 
F/YR12/0553/F contains a plan schedule, and the applicant is seeking to 
substitute the existing approved plans with a series of amended plans. 
 
The above guidance also sets out how Local Planning Authorities (LPAs) should 
approach the consideration of applications for minor material amendments:- 
The development which the application under s.73 seeks to amend will by 
definition have been judged to be acceptable in principle at an earlier date. 
These applications should be determined in accordance with s.38(6) of the 
Planning & Compulsory Purchase Act 2004, but LPA’s should, in making their 
decisions, focus their attention on national or local policies or other material 
considerations which may have changed significantly since the original grant of 
permission as well as the changes sought. 
 
The previous permission was granted in November 2012 and was considered to 
be in accordance with the NPPF as well as guidance contained in Policies H3 of 
the saved Fenland Local Plan (1993) and Policies CS14 of the emerging 
Fenland Core Strategy (2012). 
 
The only policy change has been the publication of the Fenland Core Strategy 
Proposed Submission in February 2013.  In this Policy CS14 relating to design 
matters became Policy CS16.  Therefore there have been no substantive 
changes to policy since the granting of the original planning permission in 
November 2012. 
 
In terms of other material planning considerations that may have changed, these 
are considered below. 
 

 Layout & Design  
 The key features of the originally approved development were as follows: 

- the proposal involves the construction of a new building on roughly the same 
position on the site as the existing pub building – but set slightly back from 
the site frontage to enable appropriate visibility at the site access. 

- A contemporary building design and front boundary detail  
- The roof design was amended so that the reduced height eaves for Plots 1 

and 4 sit much better in the street-scene, when seen against the adjoining 
dwelling. 

- The car parking is located at the rear – screened by boundary fencing and 
the existing conifer hedge.  

- Tree planting is to be provided in rear parking area to soften appearance – 
suitable species to be agreed via landscaping condition 

 
The layout of the site and positioning of the building shown in the minor material 
amendment remains broadly the same as that previously approved. 
 
The main changes to the building design – the slightly larger linked rear dormer 
windows (each measuring 1.7m x 1.2m compared to1.25m x 0.85m on the 
original scheme), the introduction of dormer windows to the front roof slope and 
the minor changes to the design of the elevations – are considered to be 
acceptable.  The height to the ridge of the proposed building remains the same.  
 
 



The amendment also include additional details relating to materials – Seaford 
Blend (red) bricks for the main elevations, with Smooth Grey bricks for the 
quoins, cills piers and soldier courses as well as the main walling with the roof 
constructed in double pantile (anthracite) and saddleback coping on the parapet 
gables.  A landscaping scheme has also been provided.  Both matters are 
considered to be acceptable. 
 

 Amenity 
 Concern continues to be expressed by adjoining residents about the potential 

overlooking from the two dormer windows in the rear roof slope at second floor 
level.  These windows were positioned at a distance of 19m from the rear site 
boundary and 28.5m from the rear elevation of No. 9d Irving Close, in the 
previously approved scheme.  This relationship was considered to be acceptable 
in terms of the protection of the amenities of nearby dwellings by virtue of the 
separation distance, when the previous application was approved. 
 
Although the scheme submitted in relation to the minor material amendment 
contains slightly larger dormer windows, the distance to the rear boundary is still 
significant.  To alley any possible fears from adjoining residents the applicant has 
offered to obscure glaze the lower halves of the windows (to a height of 1.7m 
above the floor level), to prevent any possible downward views from these 
windows into neighbouring dwellings and gardens to the rear. 
 
This matter is the subject of an additional planning condition. 
 

 Access 
 The site layout plans for the originally approved scheme were amended to meet 

Cambs CC Highway design requirements for an acceptable site access, which 
incorporates 1.5m x 1.5m pedestrian visibility splays.   
 
8 parking spaces are provided which meets FDC’s adopted parking standards 
 
No changes to the approved scheme are proposed in the minor material 
amendment application  
 

7. CONCLUSION 
 
7.1 

 
The changes between the originally approved scheme for this site and those 
proposed in the minor amendment are considered to be very limited in terms of 
changes to the design and layout of the site and impact on neighbouring 
amenities.  In addition there have been no significant changes to national or local 
policy that would warrant a re-assessment of the acceptability of this proposal. 
 
Consequently for the reasons set out above, the minor material amendment is 
still considered  to comply with Policies H3, H16 and E8 of the Fenland District 
Wide Development Plan and Policies CS3, CS4, CS15 and CS16 of the draft 
Fenland Core Strategy – Submission Version (Feb 2013). 
 

8. RECOMMENDATION 
 
Approve subject to the following conditions:  
 



1. The development permitted shall be begun before the expiration of 3 years 
from the date of this permission. 
 
Reason - To ensure compliance with Section 51 of the Planning and 
Compulsory Purchase Act 2004. 
 

2. All materials to be used on the walls and roof of the proposed dwellings 
and the hard and soft landscape works including any management and 
maintenance plan details shall be carried out in accordance with the 
approved details.  All planting seeding or turfing and soil preparation 
comprised in the above details of landscaping shall be carried out in the 
first planting and seeding seasons following the occupation of the 
buildings, the completion of the development, or in agreed phases 
whichever is the sooner, and any plants which within a period of five years 
from the completion of the development die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting 
season with others of similar size and species, unless the local planning 
authority gives written consent to any variation.  All landscape works shall 
be carried out in accordance with the guidance contained in British 
Standards, unless otherwise agreed in writing by the Local Planning 
Authority. 
Reason - To ensure proper implementation of the agreed building materials 
and landscape details in the interest of the amenity value of the 
development. 
 

3. Prior to the commencement of the development hereby approved a scheme 
and timetable to deal with contamination of land and/or groundwater shall 
be submitted to, and approved in writing by, the Local Planning Authority.  
The approved scheme shall then be implemented on site in accordance 
with the approved timetable. 
 
The scheme shall include all of the following measures unless the Local 
Planning Authority dispenses with any such requirement specifically and 
in writing:  
 

a) A desk-top study carried out by a competent person to identify and 
evaluate all potential sources and impacts of land and/or 
groundwater contamination relevant to the site.  This should include 
a conceptual model, and pollutant linkage assessment for the site. 
Two full copies of the desk-top study and a non-technical summary 
shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
IF during development any previously unsuspected contamination is 
discovered then the LPA must be informed immediately. A 
contingency plan for this situation must be in place and submitted 
with the desk study.  If a desk study indicates that further 
information will be required to grant permission then the applicant 
must provide, to the LPA: 

 
 
 
 



b) A site investigation and recognised risk assessment carried out by a 
competent person, to fully and effectively characterise the nature 
and extent of any land and/or groundwater contamination, and its 
implications.  The site investigation shall not be commenced until: 

 
(i) A desk-top study has been completed, satisfying the 

requirements of paragraph (a) above. 
 

(ii) The requirements of the Local Planning Authority for site 
investigations have been fully established, and 

(iii) The extent and methodology have been submitted to and 
approved in writing by the Local Planning Authority.  Two 
full copies of a report on the completed site investigation 
shall be submitted to and approved in writing by the Local 
Planning Authority. 

 
Following written LPA approval of the Site Investigation the LPA will 
require: 

 
c) A written method statement for the remediation of land and/or 

groundwater contamination affecting the site.  This shall be based 
upon the findings of the site investigation and results of the risk 
assessment.  No deviation shall be made from this scheme without 
the express written agreement of the Local Planning Authority.   

 
d) The provision of two full copies of a full completion report 

confirming the objectives, methods, results and conclusions of all 
remediation works, together with any requirements for longer-term 
monitoring and pollutant linkages, maintenance and arrangements 
for contingency action shall be submitted and approved in writing by 
the Local Planning Authority.   

 
Reason- To control pollution of land or water in the interests of the 
environment and public safety. 
 

4. Prior to the commencement of the use hereby approved the access road 
shall be constructed to a minimum width of 5.0 metres for a minimum 
distance of 15.0 metres measured from the near edge of the highway 
carriageway and thereafter maintained in perpetuity. 
 
Reason - In the interests of highway safety. 
 



5. Prior to the commencement of use hereby approved the permanent space 
shown on the plans hereby approved to be reserved on the site to enable 
vehicles to: 
 

a) enter, turn and leave the site in forward gear; 
b) park clear of the public highway; 
c) load and unload; 

 
shall be levelled, surfaced and drained and thereafter retained for no other 
purpose in perpetuity. 
 
Reason - In the interests of satisfactory development and highway safety. 
 

6. The dormer windows in the rear elevation of the development hereby 
approved shall be glazed with obscure glass and fixed shut to a height of 
1.7m above the finished floor level of the bedroom that they serve, as 
indicated on the amended plans submitted with the application, and so 
maintained in perpetuity thereafter. 
 
Reason - To safeguard the amenities currently enjoyed by the occupants of 
adjoining dwellings. 
 

7. Approved Plans. 
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Proposed Residential Development at
The Oatsheaf,

70,  West End,  Whitlessey,  Peterborough

Drawing Title :  Elevations

Client : Stephen Fradley
Date December 2012

Scale 1 to 100

Drawing No JDA/2012/125/WD.003B
Rev A  Feb 2013  Rendered panel introduced

to front elevation following comments
from the LPA Case Officer

Rear dormer glazing amended following
LPA comments

all rainwater goods to be 
OSMA Square section

John Dickie Associates
Manor Barn,
Wilsthorpe,
Stamford,

Lincs
Pe9 4pe

Tel 01778 560811
Fax 01778 561167

E.mail  jda@ndirect.co.uk

parapet gable with 
saddleback coping 

FRONT ELEVATION

Flat roofed dormer windows

SIDE ELEVATION (WEST)

light red'terracotta facing 
brick for main wall areas tba
with LPA

grey coloured contrasting
facing bricks to match as closely
as possible the artificial stone
copings

SIDE ELEVATION (EAST)

Matching tile hanging on timber frame

Building Regulation Drawing

All external doors are to have flush accessible thresholds all
to comply with Part M

Proprietary crushable cills to be used of a type to be agreed
with B and Y by the main contractor.

The external surface area from the garage/parking areas to
the principal entrances will be formed in a surface material
to be agreed with BCO  -  level and firm to allow for
the use of wheelchairs.

REAR ELEVATION

Matching tile hanging on timber frame

Flat roofed 
dormer windows

all glazing in critical locations to comply with both part n and the relevant 
requirements of 
BS 6206 : 1981.  applies to any glazing below 800mm above floor level,  all 
glazing below 1500mm in doors,
any glazing below 1500mm in panels within 300mm of doors.

door types to be chosen by client.

patio doors are to be fitted with louvre vents to give not less than 10,000 sqmm 
and to be double glazed.

glazing shall comply with BS 952 and free from any 
defects and installed wholly in accordance with BS CP 152.
provide approved draught seals to all new windows

Flat roofed 
dormer windows

all windows are to be double glazed - to BS 5713 (25mm air gap in all cases with
argon gas) use soft low E glass throughout  -  max 'u' value 2.0

windows to all rooms are to provide at least 5% floor area ventilation.
choice of windows to be agreed with client

provide background ventilators to all habitable rooms -  use trickle
ventilators to windows to achieve a total area of not less than 8000 sq mm per room.

three course cavity trays
at all flat roof abutments
with external cavity walling
linked to 150mm lead flashing
upstand  -  same detail for
the parapet walling/pitched
roof abutment.

obscured glazing

obscured glazing

Code four leadwork
to the small dormer 
'cheeks'

guttering and downpipes are to be square upvc by osma ltd with brackets at 900mm crs.
allow for thermal and building movement when fixing and jointing.  fix in complete
accordance with the manufacturers instructions.  overlap any joints in direction
of fall.   ensure that roofing underlay is dressed into guttering.
position high points of gutter as close as practical to the roof and low points not
more than 50mm below the roof.

carry out all drain testing in accordance with Building Control requirements.

soakaways are to be located nlt 5m from any building.

internal and external ironmongery  to be agreed with client.

three course cavity tray at
flat roof abutment
with external cavity walling
linked to 150mm lead flashing
upstand  

porch canopy structures to be
formed with 100 x 50mm SC4 grade
joists at 400mm centres.
25mm Marine Ply decking on firring
pieces laid to fall to guttering.
Soffit to be formed in white PVCU
T & G boarding with recessed lighting.
The 150 x 150mm timber posts are to be 
fixed into the brickwork piers with galvanised
steel 'shoes' bolted into the brickwork.
The header beams that support the joists 
between the posts are to be 2no 100 x 50mm
timber sections bolted together at 400mm
centres with 12mm MS bolts with double sided
toothed plate connectors and 50mm diameter
plate washers.  Connect to posts with stainless
steel or galvanised steel framing anchors.
White PVCU fascia boards.

Condition 2 details :
Roof tiles are to be Marley Mendip Interlocking Double Pantile in 
Anthracite
Facing brick types  are proposed to be Seaford Blend by All About 
Bricksfor the main walling with the quoins,  cills,  piers and soldier 
courses to be formed in Smooth Grey by All About Bricks

all rainwater goods to be 
OSMA Square section

indicates a Sandtex Ivory Stone 
masonry painted rendered panel 
on blockwork outer skin

lower section of glazing is 
to be fixed obscured glass
cill level of the clear openable
glazing to be set at 1700mm
above finished floor level
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