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QUALIFICATIONS AND EXPERIENCE

1. My name is George Crutcher. I am a Member of the Royal Town Planning Institute

and hold a post-graduate Diploma in Urban Design from Oxford Brookes University.

2. I was employed as a planning officer in a senior capacity in Local Government for

over 30 years.

3. I left Local Government Service in 2006 and now undertake planning work in a

private capacity on a freelance basis.

SCOPE OF EVIDENCE

4. This proof of assesses the proposed development against relevant National and Local

Planning Policy and Guidance and considers whether it represents sustainable

development.

5. It identifies the adverse impacts of the proposed development would have on

Fulbourn and considers these against the benefits of up to 110 dwellings to housing

land supply.

6. It considers the characteristics of the site in the context of the timing of delivery of

completed houses.

7. It describes the role the appeal site plays in village life, the contribution it makes to

amenity and its use by residents. It explains why it should be designated a Local

Green Space.

8. The evidence will demonstrate that the adverse impacts of granting planning

permission in this case demonstrably outweigh the benefits.

THE APPEAL PROPOSAL

9. The appeal proposal is for the development of two fields at Fulbourn with up to 110

dwellings, landscape /public open space areas, one point of access and associated

infrastructure.

SITE DESCRIPTION

10. The appeal site comprises two fields and a “garden” area on the northern edge of

Fulbourn, a large village 7 kilometres east of Cambridge. The site area is 6.85



hectares. It is bounded by a railway line (north) and the built-up edge of the village

(west, south and east).

11. The fields are separated by a chalk stream, the Fulbourn, along which is an

overgrown hedgerow. They have not been cultivated or managed in recent times.

12. South of the site is a public open space, Poor Well, which is the source of the

Fulbourn.

13. Overall the site is flat and level at or about 10m above Ordnance Datum.

POLICY AND GUIDANCE

14. My main proof of evidence includes a brief review of relevant National and Local

planning policy and guidance including the NPPF, on-line NPPG; the adopted South

Cambridgeshire LDF and the emerging Local Plan.

THE CASE FOR FULBOURN PARISH

15. Applications for planning permission must be determined in accordance with the

development plan unless material considerations indicate otherwise.

16. If there was a five-year supply of housing in South Cambridgeshire this application

would be refused because it conflicts with the Development Plan.

17. Without a five-year supply permission should be granted unless the benefits of doing

so would be significantly and demonstrably outweighed by adverse impacts.

BENEFITS

18. The benefits of the proposal comprise up to 110 additional dwellings including up to

33 affordable dwellings. Numbers are uncertain because of abnormal costs involved

in preparing the site for development - a consequence of the low level of the site,

high water table, and incidence of surface water flooding and the need to mitigate

the effects of the development on wildlife and biodiversity.

19. The benefit of the additional market and affordable homes needs to be considered

against overall need for and supply of housing in “Greater Cambridge” (Cambridge

City and South Cambridgeshire District). The two areas are within the same Housing

Market Area and South Cambridgeshire wraps around Cambridge City. Most of its

settlements are within ten miles of the city centre. Need for and supply of housing in



the two areas is closely linked. What happens in one area has implications for the

other in terms of meeting need.

20. The OAN is 19,337 dwellings for South Cambridgeshire and 14,000 for Cambridge

City (975 and 700/year). The most recent housing trajectories for the two areas

predict five year completion rates (2015/16-2019/20) of 5,634 in South

Cambridgeshire and 6,159 in Cambridge City (1,125 and 1,230 dwellings per annum

respectively). The benefit of up to 110 dwellings on the appeal site has to be

considered in the context of those figures.

21. For affordable housing the benefits are uncertain. Numbers depend upon financial

viability which, in turn, depends upon development costs - abnormal in this case. The

number of affordable units which it is viable to provide may be lower than the 33

offered by the applicant.

22. This needs to be seen against the 3,378 households on the South Cambridgeshire

Housing Register (March 2013) and the OAN for affordable housing to 2031 of

11,838 units identified in the SHMA.

23. Also relevant when assessing benefits is the contribution to five-year housing supply.

This depends not only on the number of dwellings, but on how many can be built in

the five years following grant of permission. This application is in outline. Approval of

reserved matters and discharge of conditions could eat significantly into the five-

year period.

24. Further, exceptional site preparation work would have to be carried out to deal with

run-on, run-off and surface water flooding before construction of roads and houses

could be commenced.

25. Given the above it would be unwise to assume that 110 dwellings could be

completed within the five-year period.

26. There appear to be no other identifiable benefits of the scheme

27. In summary, benefits of the proposal are limited to the addition of up to 110 units,

of which up to 33 could be affordable.

ADVERSE IMPACTS

28. These relate to the affect the development would have on a number of matters.

VILLAGE CHARACTER AND SETTING



29. The character of Fulbourn derives from its location Fen Edge location. The area

which adjoins the appeal site retains the historic pattern of such villages with built

development on the higher, drier, chalk ground to the south and the lower lying,

undeveloped Fen to the north. It also derives from the association with water supply

for the village and beyond. The appeal site forms the open, natural setting for that

part of the village and makes an important contribution to its particular character,

amenities and attractiveness.

30. The loss to development of the fields would be a serious matter representing a

significant adverse impact of the appeal proposals.

FULBOURN CONSERVATION AREA

31. Part of the appeal site - the garden - is within the Conservation Area (CA). Adjoining

parts were designated for their historically significant association with water supply.

The buildings, structures and open elements of this association are the focus of this

part of the CA. Their location is not random. It is where the chalk strata meet the

chalky marl below and springs emerge. The appeal site is an important part of the

setting of the CA and its built and natural features. It contributes greatly to its

character. Built development would undermine the character and significance of the

CA.

LANDSCAPE AND VISUAL IMPACT

32. The open, natural character of the appeal site is an important element in the

attractiveness of the wider landscape and townscape of this part of Fulbourn. It

currently allows views to be had across it to the built edge of Fulbourn, the CA and

the railway embankment, both from within the site and beyond it. The fields can also

be seen from the village. They have amenity and recreational value.

33. Development would destroy the landscape character of the area, the landscape

setting of this part of Fulbourn and the CA. It would make important views

impossible.

BIODIVERSITY AND WILDLIFE



34. The Phase 1 Habitat Survey and the species specific studies reveal the wildlife and

biodiversity importance of the site. This is reinforced by observations and records of

local residents and other material.

35. Many of the species and habitats have BAP Priority status. The two meadows

support semi-improved grassland indicator species of County Wildlife Site quality.

Five breeding bird species on site are of Conservation Concern including Corn

Bunting. The chalk stream is a BAP Priority and globally scarce habitat.

36. Habitats and species on site are under threat from the proposed development. The

submitted reports recommend mitigation measures. Their effectiveness and how

they could be accommodated are unclear. They seem not to be allowed for in the

illustrative layout.

37. The site has the potential for increased biodiversity value if appropriately managed.

This potential could not be realised if development took place.

38. Overall the proposals would have a significant adverse impact on wildlife and

biodiversity.

INFORMAL RECREATION AND EDUCATIONAL OPPORTUNITIES

39. Opportunities for residents to walk into countryside in this part of Fulbourn are

limited. Countryside beyond the appeal site is not easily accessed and offers an

unrewarding experience. The appeal site is readily accessible, with a wealth of

wildlife and countryside features. It has been used by walkers for many years. It

provides valued opportunities for informal recreation in natural, attractive

surroundings, near where people live, in an area where such opportunities are

scarce. This would be lost if development was permitted.

40. Open space is proposed within the development, and in the Victorian garden, but

the experience offered will not be comparable to that of walking the fields as they

are now.

41. The loss of valued opportunities for informal recreation which would result from the

proposed development represents a significant adverse impact.

42. Development of the fields would also result in the loss of an important educational

resource for the nearby Steiner School, another significant adverse impact of the

proposed development.



43. The above assessments demonstrate the significant adverse impacts which would

result from the proposed development on a number of matters of importance

acknowledged in the NPPF.

PROPOSED LOCAL GREEN SPACE DESIGNATION

44. Parts of the Appeal site are proposed for designation as a Local Green Space (LGS) in

the SSCLP 2013 in accordance with paragraphs 76-77 of the NPPF.

45. The appellant has objected to the proposed designation.

46. The NPPF sets criteria for LGS designation. The space should: not be extensive; be

close, and of particular local significance to the community it serves, for its beauty,

historic significance, recreational value, tranquillity and richness of its wildlife.

47. The area proposed for LGS designation meets these criteria. Designation would be

consistent with local planning for sustainable development in the area. The Local

Plan identifies sufficient land to meet needs.

48. LGS can only be designated when a Local or Neighbourhood Plan is prepared. Grant

of planning permission now would undermine the plan-led system by preventing

proper consideration of the LGS proposal at Examination Inspector and, thereby,

prejudice the plan-making process and pre-determine decisions about the location

of new development.

CONCLUSION

49. In the light of all of the above it can be seen that in terms of the test for decision

takers set out at paragraph 14 of the NPPF planning permission should not be

granted for the proposed development because the adverse impacts of doing so

would significantly and demonstrably outweigh the benefits when assessed against

the policies in the NPPF as a whole and specific policies within it.


