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                                                                                                           AGENDA ITEM NO 8   

 
1.0 RECOMMENDATION 

 
1.1 Members are recommended to REFUSE the application for the following reason: 
 

1. The proposed development, by virtue of its massing, scale and layout, is 
considered to be out of keeping with the prevailing development pattern established 
along Houghtons Lane. The development would have a substandard relationship 
with the adjacent properties and surrounding agricultural land and be likely to 
adversely affect the character and appearance of the locality. The positioning of the 
large double garage to the front of the dwelling would be contrary to the 
recommendations of the Design Guide SPD and contravene the established pattern 
of built form in the area.  As a consequence, the proposal's massing, scale and 
layout would be harmful to local visual amenity and would thereby be contrary to 
Policies ENV1 and ENV2 of the adopted East Cambridgeshire Local Plan and 
Policies LP22 and LP28 of the Submitted Local Plan, as well as relevant guidance 
set out in the adopted Design Guide SPD 2012.  
 

2.0 SUMMARY OF APPLICATION 
 

2.1 The application seeks full planning consent for the construction of 1no. two-storey 
dwelling. The dwelling would be set back from Houghton’s Lane, with a height of 
8.8m and a width of 15m. The proposal would have an attached one-and-a-half 
storey garage resulting in an L-shaped dwelling with a total depth along the eastern 
elevation of 23.3m. 

MAIN CASE 

Reference No: 17/02147/FUL 

  

Proposal: Proposed detached two storey dwelling with integral 
garage 

  

Site Address: Site East Of Appleyard Farm Houghtons Lane Isleham 
Cambridgeshire   

  

Applicant: Mr & Mrs D Beckett 

  

Case Officer:  Oli Haydon, Planning Officer 

  

Parish: Isleham 

  

Ward: Isleham 

 Ward Councillor/s: Councillor Derrick Beckett 

 
Date Received: 8 December 2017 Expiry Date: 9th March 2018  

 [S253] 
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2.2 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. 
 

2.3 The application has been called before Planning Committee in line with the 
requirements of The Constitution.   
 

3.0 PLANNING HISTORY 
 
3.1  

4.0 THE SITE AND ITS ENVIRONMENT 
 
4.1 The site is located outside the development envelope for Isleham, adjacent to the 

yard belonging to 1 Houghtons Lane. The site is at the easternmost extent of 
Isleham and currently comprises open farmland with the agricultural buildings 
associated with Appleyard Farm located to the south and west. The farm is not 
currently in use as it is under the ownership of the retired applicant and resident of 
the neighbouring Number 1.  
 

4.2 Planning permission was granted for a detached dwelling (15/01121/FUL) on the 
application site and planning permission was also granted for two detached 
dwellings on the site of the adjacent agricultural sheds (17/00550/OUT). Opposite 
the site is open agricultural land, bordered by roadside hedgerows.  
 

5.0 RESPONSES FROM CONSULTEES 
 
5.1 Responses were received from the following consultees and these are summarised 

below.  The full responses are available on the Council's web site. 
 
Isleham Parish Council – “Due to its rural location (the site is currently on 
agricultural land on the edge of the village) that conditions relating to the 
sympathetic landscaping of the grounds including the planting of trees, indigenous 
hedgerows and open board fencing is applied to any approval.” 
 
Ward Councillors - No Comments Received 
 
Waste Strategy (ECDC) – No objections subject to informatives. 
 
Historic Environment – No objections raised subject to a condition securing a 
scheme of archaeological investigation.   
 
Local Highways Authority - The Highways Authority has no objections in principal 
to this application. The access location was approved under planning application 
number 15/01121/FUL although slightly altered this is in the same place and 
includes pedestrian visibility splays. 

15/01121/FUL Proposed four bedroom 
dwelling 

Approved  03.12.2015 

http://pa.eastcambs.gov.uk/online-applications/
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5.2 Neighbours – Six neighbouring properties were notified, a site notice was posted 

and an advert was placed in the Cambridge Evening News and no responses were 
received.  
 

 
6.0 The Planning Policy Context 
 
6.1 East Cambridgeshire Local Plan 2015 

 
GROWTH 2 Locational strategy 
GROWTH 3 Infrastructure requirements 
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 
ENV 14 Sites of archaeological interest 
COM 7 Transport impact 
COM 8 Parking provision 
 

6.2 Supplementary Planning Documents 
 
Design Guide 
Developer Contributions and Planning Obligations 
Flood and Water 
Contaminated Land - Guidance on submitted Planning Application on land that may 
be contaminated 
 

6.3 National Planning Policy Framework 2012 
 
6 Delivering a wide choice of high quality homes 
7 Requiring good design 
11 Conserving and enhancing the natural environment 
 

6.4 Submitted Local Plan 2017 
 
LP22 Achieving Design Excellence 
LP28 Landscape, Treescape and Built Environment Character, including 

Cathedral Views 
LP17 Creating a Sustainable, Efficient and Resilient Transport Network 
LP3  The Settlement Hierarchy and the Countryside 
LP1  A presumption in Favour of Sustainable Development 
LP25 Managing Water Resources and Flood Risk 
LP30 Conserving and Enhancing Biodiversity and Geodiversity 
LP26 Pollution and Land Contamination 
LP16 Infrastructure to Support Growth 

 
 

7.0 PLANNING COMMENTS 
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7.1 The main considerations in relation to this application are the principle of 

development, the visual impact on the rural character of the area, residential 
amenity, transport impact and ecological impact. 

 
7.2 Principle of Development 

 
7.2.1 Although the site is located outside the development envelope for Isleham, it is 

considered that, by virtue of the extant full permission (15/01121/FUL), that the 
principle of development has been established.  

 
7.2.2 This previous determination was made when the Council could not demonstrate a 

5-year housing supply. At a meeting of Full Council held on 5th October 2017, 
Members considered an updated report on the latest draft of the emerging 
replacement Local Plan (the ‘Proposed Submission Local Plan’) accompanied by a 
Five Year Housing Land Supply Report. This report was agreed by Council, which 
has established that East Cambridgeshire District now has a five year housing land 
supply; currently calculated to be 6.94 years. Despite this, the application attracts 
significant weight in support of the scheme by virtue of the extant permission 
currently on the site. 

 
7.3 Residential Amenity 

 
7.3.1 The application seeks consent for a detached two-storey dwelling with attached 

one-and-a-half storey garage. The dwelling would be 8.8m in height and 15m in 
width. The proposed dwelling would be L-shaped with a total depth along the 
eastern elevation of 23.3m. 

 
7.3.2 The dwelling would be located approximately 50m from the existing dwelling at 1 

Houghton’s Lane and approximately 25m from the proposed side elevation of the 
recently approved neighbouring dwellings (17/00550/OUT). The proposed dwelling 
has two side facing windows, one in the main area of the dwelling, serving a 
bathroom; and the other in the first-floor of the garage, serving a bedroom. 

 
7.3.3 Without details of the appearance of the dwellings in the neighbouring plot, the 

impact on privacy cannot be fully assessed at this stage. However, by virtue of the 
separation distances alone and the lack of any prevalence of side-facing windows, it 
is considered that the proposed dwelling would have a minimal overlooking impact 
on nearby residents and would not appear overbearing.  

 
7.3.4 The site has sufficient space to accommodate a dwellings with an acceptable level of 

private amenity space as set out in the SPD Design Guide.  
 
7.3.5 On balance, the proposal is broadly in accordance with the residential amenity aspect 

of 2015 Local Plan Policy ENV2, LP22 of the Submitted Local Plan 2017 and the 
NPPF Paragraph 7. 

 
7.4 Visual Amenity 

 
7.4.1 In addition to the requirements of the NPPF for proposals such as this to enhance 

their immediate setting and be sensitive to the area, Policy ENV1 of the East 
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Cambridgeshire Local Plan 2015 and LP28 of the Submitted Local Plan 2017 
requires proposals in the countryside to protect, conserve and enhance the pattern 
of distinctive historic and traditional landscape features and the settlement edge. 
2015 Local Plan Policy ENV2 and 2017 Submitted Local Plan Policy LP22 require 
the design of development to complement and enhance local distinctiveness and 
character along with preserve, enhance the character, appearance and quality of an 
area.  

 
7.4.2 The site is subject to an extent planning permission for a detached dwelling 

(15/01121/FUL). The visual impact of residential built form on this plot has therefore 
been considered acceptable. However, the approved dwelling has a height of 7.9m, 
a width of 9.6m and a depth of 12m with a detached garage to the rear. The 
proposed dwelling would be 8.8m in height, 15m in width and 23.3m in depth. 
Furthermore, the attached garage, 6.9m in height would be located to the front of 
the dwelling. 

 
7.4.3 The previous approval on the site considered the design to “relate sympathetically 

to the surrounding area” and relate well to nearby built form. It is considered 
however that the massing, scale and layout of the proposal would appear out-of-
keeping with the surrounding vernacular. The dwelling would bear no resemblance 
to the modest permitted dwellings adjacent or the cottage at 1 Houghton’s Lane. 
The scheme would dominate the wider street-scene and be visible from surrounding 
vantage points due to the open nature of the field in which it is sited. The bulk of 
built form, stretching 23m in length would represent an unwelcome built incursion 
into this sensitive and open rural setting. 

 
7.4.4 The proposal seeks to construct the attached double garage beyond the front 

elevation of the dwelling. The 2012 Design Guide SPD states that “Garages should 
ideally be positioned to the side and rear of the dwelling. It will rarely be acceptable 
to construct a garage between the front elevation and the highway”. The wider area 
provides no supporting context for the location of garages to the front of dwellings 
and it’s considered that the application fails to comply with this guidance. 
Amendments were requested to have the garage relocated but they were not 
forthcoming and it’s considered that the construction of a garage to the front of the 
dwelling in a prominent and open location would contravene the established pattern 
of built form in the area.  

 
7.4.5 In conclusion the proposal's massing, scale and layout would be harmful to local 

visual amenity and would thereby be contrary to Policies ENV1 and ENV2 of the 
adopted East Cambridgeshire Local Plan and Policies LP22 and LP28 of the 
Submitted Local Plan, as well as relevant guidance set out in the adopted Design 
Guide SPD 2012.  

 
7.5 Highways 

 
7.5.1 The Local Highways Authority have raised no issues with the proposed access, 

previously approved in 2015 and there is sufficient parking and turning within the 
application site.  

 
7.6 Other Material Matters 
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7.6.1 The site comprises mown grassland with minimal biodiversity potential. In order to 
protect and enhance species in accordance with policies ENV1, ENV2 and ENV7 of 
the East Cambridgeshire Local Plan 2015 and LP28, LP22 and LP30 of the 
Submitted Local Plan 2017, a condition should be placed on any approval to ensure 
that measures to enhance the biodiversity in the vicinity are installed prior to 
occupation of the development. 

 
7.6.2 The site is not located within an area at high risk of flooding and any permission 

granted will be subject to a condition requiring a detailed drainage strategy to be 
submitted and approved by the Local Planning Authority.   

 
7.6.3 Amendments were provided to bring to ridge height of the main part of the dwelling 

down by 0.75m; these amendments were redacted by the applicant in light of the 
Officer’s recommendation. 

 
7.7 Planning Balance 

 
7.7.1 The visual impact of the proposal in terms of its layout, massing and scale would have 

an unacceptable relationship both with the adjacent development and the 
surrounding unspoilt rural landscape. The positioning of the large double garage to 
the front of the main element of the dwelling is contrary to the guidelines of the 
Design Guide SPD 2012 and would appear out of character with the established 
pattern of development along Houghton’s Lane.  
 

7.7.2 On balance it is considered that the adverse impacts significantly and demonstrably 
outweigh the benefits of the development and the proposal therefore contravenes 
Policies ENV1 and ENV2 of the adopted East Cambridgeshire Local Plan and 
Policies LP22 and LP28 of the Submitted Local Plan, as well as relevant guidance 
set out in the adopted Design Guide SPD 2012. The application is therefore 
recommended for refusal.  
 

 

Background Documents Location Contact Officer(s) 
 
17/02147/FUL 
 
 
15/01121/FUL 
 
 

 
Oli Haydon 
Room No. 011 
The Grange 
Ely 

 
Oli Haydon 
Planning Officer 
01353 665555 
oli.haydon@eastca
mbs.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  
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-%20front%20cover%20and%20inside%20front%20cover.pdf
http://www.eastcambs.gov.uk/sites/default/files/Local%20Plan%20April%202015%20-%20front%20cover%20and%20inside%20front%20cover.pdf

