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Applicant:

Mr Paul Farenden

Agent:
Mr Shane Reeve
Arcitek Building Design Ltd

Woadmans Arms, 343 High Road, Newton-In-The-Isle, Wisbech PE13 5HS
Erect 4 x dwellings (2-storey 3-bed) and the formation of 3 x new accesses
involving the demolition of existing public house
Officer recommendation: Grant
Reason for Committee: Number of representations contrary to Officer
recommendation
1.

EXECUTIVE SUMMARY
1.1.

The application proposes the construction of four dwellings on the
application site, which is currently the site of the disused Woadman’s
Arms public house.

1.2.

The public house has been closed since 2017, and the application is
accompanied by a statement indicating how it was marketed for sale
following that closure. The statement is satisfactory in terms of
confirming the public house use is no longer viable.

1.3.

The site is considered as an infill plot within a Small Village , and
development of this nature is considered acceptable in principle under
the terms of the settlement hierarchy of the development plan,
representing the reasonable and effective re-use of a brownfield site.

1.4.

The specific impacts of the scheme are considered to be acceptable,
following amendments made to the proposals to ensure a satisfactory
for of vehicular access from the dwellings to the highway.

1.5.

It is therefore recommended to grant planning permission for the
development.

2.

SITE DESCRIPTION

2.1.

The application site is located in the western part of the village of Newton in the
Isle, a settlement identified as a Small Village within the settlement hierarchy of
policy LP3 of the Fenland Local Plan (2014).

2.2.

The site currently hosts the Woadman’s Arms, a disused public house and its
ancillary facilities (garden, car park). The public house is stated within the
application particulars as having ceased trading in November 2017.

2.3.

The buildings on site comprise the main public house, a dark orange brick
building of two storeys with external chimney stacks to both side elevations, and

a natural slate hipped roof. The original building has been extended both to its
rear (west) and to its side (north) elevations in a variety of styles, with some of
these additions introducing render to the property as an external finish.
2.4.

The car park was accessed to the north of the building, although this is now
fenced off, and the garden area previously located immediately to the rear of the
building has been cleared of vegetation. Signage has been removed from the
building and the front ground floor windows have been blocked up.

2.5.

The application site lies within a residential area of the settlement, with a range of
properties located to its east and north along High Road, and a more planned
form of residential development to its south and west accessed via Fen Road
and Westfield Road.

2.6.

The application site lies within flood zone 1, the zone of lowest flood risk.

3.

PROPOSAL

3.1.

The proposal is for the replacement of the existing disused public house building
with 4 new 2-storey dwellings fronting onto High Road and with private gardens
to the rear. These would all be 3-bedroom properties, with the 2 plots
constructed on the southern half of the land being a semi-detached pair
designed to reflect the appearance of the existing public house building from the
street scene, with two detached dwellings located on the northern half of the
site.

3.2.

Each property would be provided with its own access off High Road, although
Plots 3 and 4 would have a shared access point, and an access to the rear of
the site would be provided to comply with a covenant on the land, replicating the
current arrangement, albeit no access can practically be achieved at present.
Parking is to be provided on the basis of 2 spaces per property to ensure
compliance with Appendix A of the Fenland Local Plan (2014).

3.3.

Full plans and associated documents for this application can be found at:
https://www.publicaccess.fenland.gov.uk/publicaccess/applicationDetails.do?acti
veTab=documents&keyVal=QJLFFPHE06P00

4.

SITE PLANNING HISTORY

4.1.

There is no relevant site planning history.

5.

CONSULTATIONS

5.1.

Newton-in-the-Isle Parish Council
"Parking unsatisfactory with no turning points, leading straight onto main highway
between two blind corners with a 40mph speed limit in place. Houses should be
set further back on site to enable safer access.
Four houses deemed over development of the site.
Replica of public house as semi-detached not in keeping with the two detached
houses on plans, these were more in keeping with surrounding area, no
advantage for the public house to be replicated. Design for houses on site should
be similar.

Original pre-application suggested two bungalows to be built.
Query regarding covenant on access through from Westfield Road to back of one
property.
No necessity for an extra access to one property from Westfield Road, when all
properties have a front access from the High Road.
No consultation when the public house was first put on the market, enabling local
residents the opportunity to investigate the purchase of the property. The public
house had been in the family for many years, the landlady retired due to ill health
and not through the public house being unviable as stated."
5.2.

Cambridgeshire County Council Highways Authority
Following amendments to footways, access crossovers and visibility splays made
in light of additional highway investigation undertaken during the course of the
application:
No objection subject to conditions regarding provision of accesses, parking and
visibility splays, and the removal of permitted development rights for the erection
of gates across the accesses.

5.3.

North Level Internal Drainage Board
No comments

5.4.

Environment & Health Services (FDC)
No objection.
Recommend unsuspected contamination condition.

5.5.

Councillor S Clark
“I am concerned that the site is not big enough for 4 houses. The parking
arrangement will require vehicles to reverse in our out on to a busy road on to two
blind bends I feel that the Woadmans Arms is a plane building and not worth
copying.
The application does not mention the mobile home that is on sight now.
I am concerned about the access in to Westfield Rd as this could be used by
construction traffic if this is passed.
Visibility from the drive ways at each end of the sight is inadequate.plots 1 and 2
have no front garden front doors opening on to main Rd”

5.6.

Councillor M J Humphrey
"I note a comment that the pub closed due to lack of trade when in fact the
premises was tenanted by the same family for many years, at least 60, with the
previous tenants parents and only closed when Wendy was not well enough to
continue.
I remain unconvinced the property was marketed well, the report says no local
advertising, surely local village pubs normally go to local people. I also take issue
with the price, this should have been available to local interested parties for an
affordable price to maintain it as a village pub."

5.7.

FDC Economic Growth & Assets
The marketing campaign and the summary of interest received is proportionate. 3
months marketing would perhaps be a bit light but they had it on a number of

channels for 6 months and you can see the response they got. Given that there
was over 2 year previous marketing exercises for pub use too when the tenants
were trying to sell their lease on and had no takers would suggest poor demand
for pub use (although that might depend on the lease terms at the time).
5.8.

Local Residents/Interested Parties
12 objections have been received in relation to the proposal from properties on
Fen Road, Rectory Road, Westfield Road, High Road (all Newton-In-The-Isle)
and Tydd St Giles.
The responses highlight the following issues:
• Don’t want to see Westfield Road opened up to access from the east. This
will affect the safety of children playing on Westfield Road.
• Pub closed due to the incapacity of the tenant and no opportunity was given
to seek a new tenant or purchaser.
• Misguided to refer to the appearance of the pub in the proposed semidetached dwellings, it was neither attractive nor historically important.
• Greater impact on 24 Fen Road than existing building
• Highway safety
• Overdevelopment
• Currently a mobile home on the site, which is used for goods vehicle parking
• Nothing structurally wrong with the pub, which has historic value
• No front gardens
• Property design is poor
• Overlooking of neighbouring dwellings
• Access to rear was for agricultural access to fields, which have since been
developed
• Semi-detached dwellings are both taller and deeper than existing building

6.

STATUTORY DUTY

6.1.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires a
planning application to be determined in accordance with the Development Plan
unless material planning considerations indicate otherwise. The Development
Plan for the purposes of this application comprises the adopted Fenland Local
Plan (2014).

7.

POLICY FRAMEWORK
National Planning Policy Framework (NPPF)
Para 2: NPPF is a material consideration in planning decisions.
Para 7: Purpose of the planning system is to contribute to the achievement of
sustainable development
Para 78: Housing should be located where it will enhance or maintain the vitality
of rural communities.
Para 117: Promote effective use of land
Para 118: Opportunities and benefits of the reuse of land
Para 119: Be proactive about bringing forward redevelopment sites
Para 121: Take a positive approach to alternative land uses
Para 127: Well-designed development
Para 130: Permission should be refused for development of poor design that fails
to take opportunities for improving the character and quality of an area.
National Planning Practice Guidance (NPPG)
Determining a Planning Application

National Design Guide 2019
Context
Identity
Built Form
Uses
Homes and Buildings
Resources
Lifespan
Fenland Local Plan 2014
LP1 – A Presumption in Favour of Sustainable Development
LP2 – Facilitating Health and Wellbeing of Fenland Residents
LP3 – Spatial Strategy, the Settlement Hierarchy and the Countryside
LP4 – Housing
LP6 – Employment, Tourism, Community Facilities and Retail
LP12 – Rural Areas Development Policy
LP15 – Facilitating the Creation of a More Sustainable Transport Network in
Fenland
LP16 – Delivering and Protecting High Quality Environments across the District
8.

KEY ISSUES
•
Principle of Development
•
Highway Safety
•
Residential Amenity
•
Appearance
•
Other Matters

9.

BACKGROUND

9.1.

A pre-application enquiry was submitted in September of 2020 regarding the
premises, however this enquiry related to the conversion of the existing building
on the site and is therefore not considered material to the consideration of the
current application.

10.

ASSESSMENT

Principle of Development
10.1. There are two aspects of the proposal to consider in respect of the principle of
the development of the site. The first of these is the acceptability or otherwise of
residential development within the settlement of Newton-in-the-Isle in
accordance with policy LP3 of the Fenland Local Plan (2014), and the second is
the need to justify the loss of the existing public house, which would be
considered to be a community facility with regard to policy LP6 of the Fenland
Local Plan (2014).
10.2.

10.3.

Residential Development
Policy LP3 of the Fenland Local Plan identifies Newton-in-the-Isle as a Small
Village, where development is to be considered on its own merits, but will usually
be limited in scale to residential infilling or a small business opportunity.
In this instance, it is clear that due to the residential properties surrounding the
site, the development of the application site would be considered as an infill
scheme, The site is brownfield in nature and the number of dwellings proposed is
considered to represent the effective re-use of the site. Consequently, the
proposal is considered, in principle, to accord with Policy LP3.

Loss of an existing community facility
10.4. Policy LP6 of the Fenland Local Plan sets out the strategy in relation to
employment, tourism, community facilities and retail. The policy requires that
any proposal resulting in the loss of a community facility demonstrates that the
use is no longer viable or provides an alternative facility at least equivalent to
that being lost.
10.5. In this instance, the application is accompanied by evidence of a marketing
exercise undertaken once the property ceased trading as a public house for a
period in excess of six months, and the contact received in relation to the
premises during that exercise. The document also notes an earlier period of
marketing in excess of two years for lease where no offers were received.
10.6. Comments received in relation to the scheme state that the premises should
have been marketed to the local community, and at a price below that which
was indicated. The marketing statement accompanying the application confirms
that the building was fitted with a ‘for sale’ board, and notes that local press
adverts were not used for reasons of cost effectiveness. It is concluded that had
a local party been interested in the purchase of the premises then an offer could
have been made during the period the building was for sale. The marketing
statement indicates that none of the offers made met the asking price, and as
such it is not considered that this point is material to the consideration of the
application.
10.7. Given the information provided, and the comments of the Economic Growth and
Assets Team, it is concluded that the marketing of the proposal for continued
commercial use was sufficient to establish that the use in question was not
viable, and as such the application meets with the requirements of policy LP6 of
the Fenland Local Plan (2014).
Highway Safety
10.8. Policy LP15 of the Fenland Local Plan (2014) requires development to provide a
well-designed, safe and convenient access for all, giving priority to the needs of
pedestrians, cyclists, people with impaired mobility and users of public transport.
10.9. Appendix A of the Fenland Local Plan sets out the parking standards associated
with development proposals, noting that for properties of up to three bedrooms,
two parking spaces are required, and for properties of four bedrooms or more,
provision of three spaces is required.
10.10. Plots 1 and 2 would have separate vehicular accesses and driveway parking for
up to two vehicles, satisfying the requirements of Appendix A, as would Plots 3
and 4, albeit these properties would have a shared access
10.11. The Highway Safety matter relates to the proposed vehicular accesses onto High
Road. Objections have been raised by responses received from both the
Highways Authority and members of the public in relation to the proposal
regarding the access to High Road provided for each of the dwellings and the
potential impact that would have on highway safety from vehicles manoeuvring
into/out of their parking provision.
10.12. In order to fully understand the implications of the proposal on the highway
network, the applicant was requested at the behest of the Highways Authority to

provide additional information to demonstrate that the proposed access
arrangement would be acceptable, including a speed survey of the traffic along
the section of High Road serving the development. This evidence was provided,
and the site layout amended to ensure that appropriate sight stopping distances
were able to be provided to serve the development (the two properties on the
northern half of the site now have a shared access point to enable this).
10.13. The highways authority has subsequently confirmed that they no longer have an
objection to the proposal from a highway safety perspective.
10.14. There is therefore no justification for the refusal of the scheme on this basis, and
the proposal is considered overall to satisfy the requirements of policy LP15 of
the Fenland Local Plan (2014).
Residential Amenity
10.15. Policy LP2 of the Fenland Local Plan (2014) requires development proposals to
promote high levels of residential amenity, and policy LP16 requires
development proposals to demonstrate that they do not adversely impact on the
amenity of neighbouring users whilst providing sufficient amenity space for the
proposal, with the guideline for non-flat development being one third of the plot
area.
Residential amenity of prospective occupiers
10.16. The development is required to provide high levels of residential amenity to its
prospective occupants under policy LP16. In that respect, each dwelling is
provided with ample rear garden space (rear gardens are shown as being
between 12 and 14.5m deep) according with the requirements of Policy LP16 in
respect of rear garden sizes, and the combination of separation distances from
any neighbouring windows, the nature of those windows and the orientation of
the dwellings in relation to those neighbouring properties means that the
proposals would not result in unacceptable levels of privacy or residential
amenity.
10.17. Each of the dwellings has ample space to store bins for waste collections, and
access to an adopted highway immediately to their fronts from where collections
can take place.
Residential amenity of neighbours
10.18. Policy LP16 also requires that applications do not result in unacceptable impacts
on neighbouring levels of amenity from a range of sources.
10.19. The existing premises on the site is a public house, albeit currently closed for
business. This business when in operation would have the potential to result in
significant disturbance to the occupiers of neighbouring dwellings, particularly in
light of the potential for noise generation late at night and in close proximity to
those dwellings. The removal of this potential source of disturbance would have
a positive impact on the amenity levels of all the surrounding properties.
10.20. In this regard, the nature of the proposal as residential dwellings would not give
rise to concerns over residential amenity of the neighbours, particularly when
compared to the potential for disturbance caused to neighbouring dwellings by
the existing use in such close proximity.

10.21. Concern has been raised over a loss of privacy to the neighbouring properties,
however in this regard the rear windows of plots 1 & 2 are approximately 12m
from the shared boundary to the west, which is considered to be satisfactory.
10.22. To the south of the application site lies 24 Fen Road, a residential dwelling that is
currently overlooked from the first floor of the public house at a distance of
approximately 6m. The proposal would see this relationship changed, with a
bedroom window proposed on the southern elevation of plot 1. This window
more directly overlooks the sub-station premises, however would still have an
impact in terms of the privacy of the dwelling to the south. It would be possible
however to protect the amenity of the neighbouring dwelling through design
alterations to this proposed window, and therefore a condition is included to
require amended details to be agreed prior to construction of the first floor of this
plot.
10.23. The impact of the scheme on the neighbouring properties in relation to
overshadowing and dominance of those dwellings is also relevant to the
acceptability of the application. In this regard, the majority of impacts are of
limited weight due to the orientation of the proposed dwellings in relation to the
surrounding dwellings, and the existing buildings on the land that are to be
replaced.
10.24. The proposed dwellings would be located closer to the boundary of the property
to the south, bringing the built development in closer proximity to the
neighbouring garden. It would still be separated by the width of the proposed
driveway from the boundary however (3.2m) and would not result in a
significantly different relationship to the existing scenario. The proposed
buildings are also located on the north boundary of the neighbouring property
and therefore would not impact in terms of overshadowing.
10.25. Revised consultation is currently being undertaken in respect of the property
immediately to the south and the impact of the proposal on that dwelling due to
changes made to the siting of the dwellings on plots 1 & 2 to facilitate
acceptable driveway widths. Any further comments received in this respect will
be reported to Members at the meeting.
10.26. The dwellings to the west are separated from the proposed buildings by a much
larger distance as noted above, and so the proposals would not have an
overbearing or dominant effect on those properties.
10.27. To the north, the neighbouring dwelling is separated from the development by its
own ancillary outbuildings and as such will not be materially affected by the
presence of the proposed dwelling on plot 4.
10.28. Overall therefore, the amenity levels of the scheme are considered to be
acceptable, and do not justify refusal of the application.
Appearance
10.29. Policy LP16 of the Fenland Local Plan (2014) requires development proposals to
deliver and protect high quality environments throughout the district. Proposals
must demonstrate they make a positive contribution to the local distinctiveness
and character of the area, enhancing their local setting and both responding to
and improving the character of the local built environment whilst not adversely
impacting on the street scene, settlement pattern or landscape character of the
surrounding area.

10.30. As previously stated, the proposal is designed so as to mimic certain aspects of
the existing public house, in particular through its hipped roof, external chimneys
and its brick construction. The application form states that bricks to match the
existing public house will be used. The two detached dwellings will be part brick
and part render (first floor), which is a material in use in both more modern and
traditional properties within the vicinity of the application site, including in places
on the dwelling immediately to the north (the remainder of this property is white
painted brick/stone).
10.31. The ridge height of the semi-detached dwellings is raised above that of the
existing public house, however it remains proportionate to other properties in the
area within its context, and the proposed dwellings are well-spaced within the
street scene to avoid the development having an overbearing impact. The
detached properties have a higher ridge (approximately 1m), however due to
their hipped design the additional height is not a dominant feature in the street
scene. The properties are set back slightly from the existing highway so as to
ensure they do not have an unacceptable relationship with the street in
comparison to the existing dwelling further along High Road to the north.
Other Matters
10.32. Several other matters were raised in the consideration of the application,
including the structural integrity of the existing building and the current use of
the site following the pub’s closure. These however are not matters material to
the consideration of the application submitted at this time.
10.33. Also considered is the access point shown on the plans to Westfield Road at the
rear of the development site, indicated on the drawings as being required by a
covenant in respect of the land.
10.34. It is noted in this regard that the application layout shows the retention of the
existing boundary treatment (1.8m closeboard fence) surrounding the
application site, and that the land immediately to the west to which the access
relates is occupied at present by a mature tree and a picnic bench and is not
with the ownership of the applicant . On that basis, the indicated access would
not be able to provide practical vehicular access onto Westfield Road and is
simply to satisfy the requirement of a covenant on the land. This is similar to the
previous/current situation in respect of the access, which was present within the
car park of the public house during its operation.
11.

CONCLUSIONS

11.1. The application proposes a residential infill scheme on land identified as being
within flood zone 1. The Highways Authority have confirmed there are no
outstanding safety issues in respect of the proposal, and the specific impacts of
the buildings proposed have been assessed and do not justify the refusal of the
application on the grounds of visual or residential amenity impact.
11.2. There are no other material considerations that justify the refusal of the scheme
contrary to the relevant policies of the development plan
12.

RECOMMENDATION
Grant

The proposed conditions are as follows;
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. Notwithstanding the hereby approved plans, prior to any construction
taking place above ground floor level of plot 1, amended details of the
proposed first-floor south facing bedroom window of that plot shall be
submitted to and approved in writing by the Local Planning Authority. The
window shall be designed so as to protect the privacy of the residents of
the adjoining dwelling to the south (24 Fen Road). The development shall
not be carried out other than in strict accordance with the agreed details.
Reason: To ensure that the dwellings approved do not have an
unacceptable impact on the privacy and amenity of the adjoining
properties, in accordance with the requirements of policy LP16 of the
Fenland Local Plan (2014).
3. Prior to first occupation of the development hereby permitted, the High
Road footway and vehicular accesses will be laid out and constructed in
accordance with submitted plan 170435/GA01.
Reason: In the interests of satisfactory access.
4. Prior to the first occupation of the development hereby permitted the
proposed on-site parking shall be laid out in accordance with the approved
plan and thereafter retained for that specific use.
Reason - To ensure the permanent availability of the parking /
manoeuvring area, in the interests of highway safety.
5. Notwithstanding the provision of Class A of Schedule 2, Part 2 of the Town
and Country Planning (General Permitted Development) Order 2015, (or
any order revoking, amending or re-enacting that order) no gates shall be
erected across the approved accesses.
Reason: In the interests of highway safety.
6. Prior to first occupation of the development hereby approved, visibility
splays shall be provided as shown on the approved plan (VS02 Sheet 1 &
2) and shall be maintained thereafter free from any obstruction exceeding
0.6m above the level of the adjacent highway carriageway.
Reason - In the interests of highway safety.
7. No development other than groundworks and foundations shall take place
until full details of the materials to be used in the development hereby
approved for the walls and roof are submitted to and approved in writing by
the Local Planning Authority. The details submitted for approval shall
include the name of the manufacturer, the product type, colour and
reference number.
The development shall then be carried out in
accordance with the approved details and retained in perpetuity thereafter.
Reason: To safeguard the visual amenities of the area in accordance with
Policy LP16 of the Fenland Local Plan, adopted May 2014.
8. If, during development, contamination not previously identified is found to
be present at the site then no further development (unless otherwise
agreed in writing with the Local Planning Authority) shall be carried out until

the developer has submitted, and obtained written approval from the Local
Planning Authority detailing how this unsuspected contamination shall be
dealt with. The development shall then be carried out in full accordance
with the approved remediation strategy.
Reason: To control pollution of land and controlled waters in the interests
of the environment and public safety in accordance with the National
Planning Policy Framework, in particular paragraphs 178 and 179, and
Policy LP16 of the Fenland Local Plan 2014.
9. Details of the location, height, design and materials of all screen walls and
fences shall be submitted to and approved in writing by the Local Planning
Authority before commencement of the relevant parts of the work. The
approved scheme shall be implemented concurrently with the erection of
the dwelling(s) fully in accordance with the agreed details prior to
occupation and thereafter retained in perpetuity.
Reason: To ensure that the appearance of the development is satisfactory
and that it contributes to the visual character and amenity of the area, and
to ensure that the private areas of the development are afforded an
acceptable measure of privacy in accordance with Policies LP2 and LP16
of the Fenland Local Plan, adopted May 2014.
10. No development other than the demolition of the existing building shall
commence on the site until details of existing ground levels (in relation to
an existing datum point), proposed finished floor levels, floor slab levels
and cross sections of the development shall be submitted to and approved
in writing by the Local Planning Authority. The development shall not be
carried out other than in strict accordance with the levels shown on the
approved drawing(s).
Reason: To ensure that the precise height of the development can be
considered in relation to adjoining dwellings to protect and safeguard the
amenities of the adjoining occupiers in accordance with Policies LP2 and
LP16 of the Fenland Local Plan 2014.
11. The development hereby permitted shall be carried out in accordance with
the following approved plans and documents
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