East Suffolk House, Riduna Park, Station Road,
Melton, Woodbridge, Suffolk, IP12 1RT
Members:

Planning
Advisory
Panel North

Councillor Paul Ashdown
Councillor Jenny Ceresa
Councillor Graham Elliott
Councillor Tony Fryatt
Councillor Debbie McCallum
Philip Ridley (Head of Planning and Coastal
Management)

The Head of Planning and Coastal Management has convened a meeting of the
Planning Advisory Panel North on Tuesday, 7 April 2020 at 9:30 am
The purpose of the meeting is to enable the Head of Planning and Coastal
Management to consult on the determination of the applications listed below,
pursuant to the authority delegated to him temporarily, in Section E of Part 2 of
the East Suffolk Council's Constitution.
Due to the restrictions imposed during the COVID-19 pandemic, this
consultative meeting will take place remotely via Skype/Conference call.
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Planning Advisory Panel North (7 April 2020)
Item 4 - DC/20/0417/FUL - Construction of a rear two storey extension and
front porch, 30A Fair Close, Beccles, Suffolk, NR34 9QR

DC/20/0417/FUL
Construction of a rear two storey extension and front porch
30A Fair Close, Beccles, Suffolk, NR34 9QR
Area Team:

North
Case Officer Chris Green
The application is at the Planning Advisory Panel because the ‘Minded to’ decision
of the Planning Officer is contrary to the Beccles Town Council recommendation to
approve (“with concerns”).
Beccles Town Council
“The committee were concerned about the impact of the porch on the streetscape,
but resolved to approve the application with concerns regarding this matter.
Approved with concerns
The committee wished to note their concerns that other properties along Fair Close
have an arched doorway and this is a consistent architectural facade along the
streetscape. This feature will be lost with the construction of a porch in the proposed
design”.
Ward Members: Cllrs Elliott, Brambley-Crawshaw and Topping.
No comments received
Statutory Consultees:
None consulted
Non- Statutory Consultees
None consulted
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Third Party Consultees
None received
Officer comments
Site description
Within the Beccles extended conservation area. Number 30 is a double fronted buff
brick mid to late Victorian terraced property. This has been subdivided with a new
entrance porch provided to the east end that overlaps number 28 with a staggered
ownership line. Adjacent to this to the east is the more modern terraced house
that reflects some of the proportions and detailing of adjacent Victorian houses.
This (number 28) has a gap before the next property.
The proposal site frontage features a rubbed double depth semi-circular brick arch
over the entrance door and rubbed flat arches over the window openings. This
pattern of front entrance opening is common to all the houses in the terrace to this
point where it rises westward up the hill. All the original windows have been
replaced by upvc top hung windows with dummy leaded lights and the original front
door has gone. The slate roof remains.
The original building has been cut in two to produce number 30 and this site
number 30A. To the rear and south, number 30 (east of 30A) features a double
storey flat roofed extension to the full width of that residence and of similar depth
to that now proposed, with blind flank wall. To the west side there is a single storey
outshot on the east boundary of 32.
Proposal
The ground floor rear extension is currently full width and around 8m deep. The
proposal is to build over this entirely by one storey and extend this further by 2m to
cantilever over the existing ground floor element, all to be surmounted by a flat
roof. At attic level a large box dormer is proposed which because of conservation
status does not fall within the permitted development rights conferred by Part1
Class B of the General Permitted Development Order.
The proposal is to erect a front porch with a hipped roof to match that on number
30A
Planning Considerations
The proposed porch extension is intended to reflect the existing porch set to the
boundary between this property and the more recent number 28. The submitted
plans do not indicate the rather well executed arch over the door, and the loss of
this by concealment together with the repeat of a rather unattractive porch design
in alien materials that has occurred to the east will represent a harm in the
conservation area setting not considered offset by any public benefit and therefore
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contrary to both local policy WLP8.39 and NPPF paragraph 196. With a decent
internal hallway there appears limited functional reason for the porch. The other
porch appears to be of a vintage predating the extensions to the Conservation Area
made in the early 21st century.
The first floor extension and the box dormer would both be ugly alien features, out
of character with the existing building. However, while the land all falls within the
Conservation Area designation, the context at the rear of the terraces is much
diminished in aesthetic terms by existing similar extensions and ancillary buildings
and structures and as such it would not be considered reasonable to refuse planning
permission based on Conservation Area or general aesthetic considerations.
The upper floor extension that will result in a two-storey rear offshoot proposed to
the rear will not harm the residential amenity of number 30 (east of 30A) as this
already features a double storey flat roofed extension to the full width of that
residence and of similar depth to that now proposed, with blind flank wall. To the
west side however there is a single storey outshot on the east boundary of 32.
There are upper bedroom windows close to the proposal however that will lose
some light and considerable outlook as a result of impact already occurring from
other existing extension to the further west of 32. The ground floor as a result of
the interposed single storey off-shot is not considered affected. It is considered that
the harm to outlook at first floor level is to an extent that should be refused as
contrary to policy WLP8.29.
The large box dormer would, if not on Article 2(3) land normally be permitted
development. While ugly, its amenity impact from outlook, or loss of light
considerations, given the south aspect is not considered to create material harm.
Such box dormers do create overlooking of neighbour’s gardens from a high
vantage point, but not to the area at the rear of the property that is accorded the
highest sensitivity so refusal on impact on neighbouring privacy amenity in not
considered reasonable and the proposal in this regard meets the concerns of policy
WLP 8.29.
The application submission is also inadequate, in that the submitted plans do not
include elevational drawings of the side of the existing ground floor addition, the
proposed first floor extension or the box dormer. Therefore, their depth of
projection has had to be taken from the floorplans in order to undertake the above
assessment. Therefore, even if the proposed scheme were to be deemed
acceptable, the application could not be approved in its current form.
Recommendation
Refuse for the reasons outlined above.
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Planning Advisory Panel North (7 April 2020)
Item 5 - DC/20/0693/ADI - Illuminated Advertisement - Advertisements
proposed are to enhance the visibility of the practice at Veterinary Clinic,
London Road, Beccles, Suffolk, NR34 9YU

DC/20/0693/ADI
Illuminated Advertisement - Advertisements proposed are to enhance the
visibility of the practice
Veterinary Clinic, London Road, Beccles, Suffolk, NR34 9YU
Area Team: North
Case Officer Matthew Gee
The application is at the Planning Advisory Panel because the ‘Minded to’ decision
of the Planning Officer is contrary to Beccles Town Council recommendation to
Refuse.
Beccles Town Council
“After noting that some of the signs were identical to those within the previous
application DC/19/3460/ADN and determining which signs approval was being
sought for, the committee made the following decisions (with reference to the
numbering of the signs in the application):
The application was a combination of approvals and refusals as given below:
Facia Signs
1. Approved.
2. Refused - on grounds of the illumination of the signage due to this being situated
in a residential area.
3. Refused - on grounds of the illumination of the signage due to this being situated
in a residential area.
Other Signs
1. Approved
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2. Approved
3. Approved
4. Approved - Practice Opening Hours
5. Refused - Pet Health Club– not considered appropriate for this location and should
be located within the building.
6. Approved.”
Ward Members (Cllr Elliot, Cllr Brambley-Crawshaw, Cllr Topping)
No comments received.
Statutory Consultees:
SCC Highways
No objections
SCC Highways – Lighting Engineers
No objections
Non- Statutory Consultees
None undertaken
Third Party Consultees
Summary of comments from consultees
Officer comments
Site
The site is located within the settlement boundary for Beccles and comprises of a
detached two storey building used as a veterinary surgery. The site is bounded by
the A145 to the west, residential development to the north and east, and
agricultural land to the south. The site is also bounded by a high hedge along the
north, south and west boundaries of the site.
Permission was granted in November 2019 for fewer, but similarly designed signage
under application DC/19/3460/ADN
Proposals
Advertisement consent is sought for the installation of one non-illuminated sign and
two illuminated signs. The signage comprises of:
• One non-illuminated directional sign measuring 1.35m wide by 0.8m high,
• One illuminated logo sign, measuring 0.77m wide by 0.6m high, with an
illuminance level of 600Cdm2
• One illuminated title sign, measuring 6m wide by 0.43m high, with an
illuminance level of 600Cdm2
• Two non-illuminated signs at site entrance, measuring 0.75m high by 1m
wide
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•
•

Two non-illuminated signs at front entrance, measuring 0.23m high by
1.12m wide
Two non-illuminated signs at front entrance, measuring 0.6m high by 1.55m
wide

Planning Considerations
The proposed design of the signage is considered to simple, uncluttered, and is not
considered to result in significant harm to character and appearance of the building.
Several the proposed sings will also replace existing signage around the site. In
addition, the level of luminance and proposed design is not considered to have
significant impact on the character and appearance of the surrounding area or street
scene.
SCC Highways do not consider that the proposed luminance level of the signage
would result in excessive light spill into the highway, and therefore the safety impact
to highways users is considered acceptable. In addition, given the screening around
the site, positioning of the signage, and the distance to neighbours is considered to
result in minimal light spillage out from the site. As such it is considered unlikely that
the proposed signage would significantly impact on the amenity of neighbouring
residents.
It is therefore recommended that planning permission be granted.
Recommendation
Approve subject to appropriate conditions
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Planning Advisory Panel North (7 April 2020)
Item 6 – DC/19/2839/FUL - Application for 20 new dwellings and change of
use of one existing dwelling (The Vicarage) into a communal social hub at
Glebe Meadow, Darsham Road, Westeton
DC/19/2839/FUL
Application for 20 new dwellings and change of use of one existing dwelling (The
Vicarage) into a communal social hub at Glebe Meadow, Darsham Road, Westeton
Area Team:

Case Officer

South
Liz Beighton

The application is at the Planning Advisory Panel because the ‘Minded to’ decision
of the Planning Officer is contrary to the Westleton Parish Council
recommendation to support the application.
Westleton Parish Council
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Westleton Parish Council also submitted a copy of their most recent representations
to the Local Plan process. A copy of that representation is included as Appendix 1.
Ward Members (Cllr Brooks)
no comments received
Statutory Consultees:
Historic England – please see appended response raising concerns to both the harm
to the setting of heritage assets namely the conservation area and St Peters Church
(Attached as Appendix 2)
SCC Archaeology – recommend conditions
Natural England – reference made to RAMS mitigation
Suffolk Wildlife Trust – object on insufficient information regarding compensation of
loss to protected habitats
ESC Head of Environmental Services – recommend conditions
SCC Flooding – objection on grounds of insufficient information to confirm that there
is a suitable drainage strategy
Non- Statutory Consultees
Suffolk Preservation Society – raise concerns over the impact to heritage assets
Third Party Consultees
There have been 9 representations of Objection received raising the following
material planning considerations:
- Principle:
o This is inappropriate development, and the principle is contrary to
planning policy as part of the site is outside the village boundary.
o During the public consultation 3 years ago in relation to the village
boundary there was broad support for the land to be outside the
boundary.
- Visual Amenity and Historic Environment
o The proposal is inappropriate in a Conservation Area.
o Believe that they are trying to get too many dwellings on this site,
resulting in cramming within the site and properties being close to
the existing neighbouring dwellings.
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-

o An estate of 20 modern houses crammed into a small plot of ancient
land next to a thatched medieval church is completely inappropriate,
and fail to complement the character of the area.
o Landscape Impact – the buildings would be clearly visible across the
field from Wash Lane and the roads from Yoxford and Darsham.
o The proposed houses would be higher than the cottages in Darsham
Road and overshadow the adjacent Listed church.
o Loss of Open Space and resulting harm to the character of the area,
o This would be an over development of the site.
o The archaeological investigations are incomplete.
o According to the results of a recent Archaeological survey, a Bronze
Age cremation site was discovered within the Glebe land. This
highlights the historical significance of the site which is adjacent to
the churchyard where a Bronze Age urn was previously discovered.
Also aware of archaeological deposits of other ages being found in
the locality.
Ecology
o The development would be harmful to protected species on the site,
and an offence would be likely if the construction proceeded. The
surveyors confirmed that a large population of slow worms inhabits
the site, that eDNA results for newts were positive and that bats
were active in the area. Many other species have been recorded in
the area.
o Plans to remove the trees and hedgerows, and replace them with
hedgerow are eco vandalism. They would result in a loss of habitat.
o Concerns about the impact of external lighting upon ecology.
Social and community impacts
o The creation of the vicarage as a social centre for the development
will create an inward looking community within the village, which is
at odds with the money recently spent on the village hall to create a
social hub for the village.
o Many older people live independently from choice with networks
from within their very close neighbourhood. Putting them together
in one site in one village which is not disability enabled is unnatural
and will place the burden of care on a few and lead to increased
social isolation.
Housing Tenure
o The proposals would not be affordable. Believe the development is
aimed at wealth able bodied individuals, when the real need is for
sheltered accommodation and low cost housing aimed at young
families and elderly people who may require assisted living. The
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-

-

-

proposed demographic appears to be the people who can generally
afford the accommodation that is already available.
o Dismayed that only a small percentage of these buildings would be
available for social housing. 80-85% would be open market, far in
excess of the third permitted by policy.
o Believe the homes that may be vacated by those downsizing to this
development, would not be bought by local families and workers but
by families and older people planning to retire here as second
homes.
o Question the need for these homes, and the suitability of the
housing needs survey, as it focused on collecting view on the
concept of co-housing and potential future needs for elderly people
with a response rate of only 26% (114 out of 424 questionnaires) not
being a fair representation of endorsement from the local
community. Also suggest the questions asked were leading.
Highway Safety and Parking
o The road is narrow, so there are concerns regarding the additional
traffic and parking requirements.
o Parking and driving on this small road with no pavements has been a
long term problem. Many occupiers would have two cars and
support traffic of family, cleaners, gardeners, home delivery trucks,
events at the church and village hall, the pubs, will be chaotic and
dangerous.
o The developers have withdrawn their invitation to the parish council
to collaborate on parking on the proposed site.
Residential Amenity
o There would be a loss of privacy to adjacent properties through
direct views from the scheme into their gardens.
o Concern there would be a loss of light to adjoining properties.
o There would be increased noise and other pollution from traffic
within the site to the rear of existing dwellings.
o Concerns about the impact of external lighting upon the existing
neighbours.
o Concerns about the position of bins and a proposed ground source
heat pump in relation to the boundary with the neighbours, resulting
in noise and vibration and foul smells.
Other matters
o There is a need for clear transparency in terms of the funding and
profits. There are no details on how this scheme would actually work
in practice, and no mention was made of the high annual service
charges covering the cost of running extensive communal services.
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o The buildings are not bungalows as suggested in the Design and
Access Statement , as they would have accommodation on more
than one floor with stairs.
o The scheme will introduce urbanisation, noise, light and traffic
exhaust pollution.
o Suggest that anyone interested in investing in the scheme must be a
‘high net worth’ individual (“net incomes in excess of £100k pa, or
net assets in excess
of £250k beyond your pension fund assets and your main private
residence”).
o Foul sewage is already under strain.
o Alternative sites in Westleton have already being identified by the
Local Authority, which proposed via policies in the new local plan
which include a requirement for dwellings to meet the needs of
older people.
The above representations of objection also raise a number of items that are not
material to the determination of the application and therefore can not be
considered in the determination of the application. These include the consultation
process of Westleton Parish Council with the community, and the suggestion that
the applicants have sent emails to those in the village pleading for people to
support the scheme.
There have been 35 representations of Support (including from the land owner, the
County Councillor and members of the Community Interest Company who have
submitted the application) received raising the following material planning
considerations:
- Visual Amenity and Historic Environment
o The site is a private long neglected garden, therefore concerns
regarding open space and conservation are misplaced.
o Believe the buildings, whilst modern would be a counterpoint to the
existing architecture and therefore would not be detrimental to the
visual aesthetics of the church, churchyard or audibly. The noise
impacts from the elderly residents will surely be minimal. The area is
well wooded with existing mature vegetation between the site and
the church.
o Once established the homes will fit in well, echoing the groups of
housing along various lanes in the village. The houses are sensitively
designed and the proposal shows good use of the area around them
for green spaces, recreation and wildlife.
- Social and community Impacts
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-

o There would be social/community benefits of enabling older people
to stay connected with their friends and the community, helping the
village to develop its already strong sense of community. The
vicarage would provide a hub for community activity, helping to
reduce social isolation and give a good quality of life.
o The site is close to the heart of the village, with easy access to the
church, the village hall, the shop, the bookshops, the pubs, and the
green.
o Believe the residents of co-housing schemes remain healthier longer
putting less pressure on health services, and such schemes have
inbuilt social care reducing intervention from local authorities.
Housing Tenure
o The 1.5 storey dwellings will be suitable for those with limited
mobility.
o There is a great need for this specialist housing in the area as all
other housing plans are to benefit all including those wishing to buy
as second homes or holiday lets.
o It would provide age appropriate bungalows for older local people,
with intrinsic social support in the form of a co-housing community.
Recent housing surveys have shown that there is an urgent need for
the provision of age appropriate accommodation for older people. It
is proposed that the purchase of the homes would be limited to
people who live in the district and are over 65. The homes would
alleviate concerns of older people such as security, emergency
assistance and transport.
o It will bring affordable and social housing to the village.
o Believe this will free up other homes in the area which could be
taken up by younger people and families, as older people downsize.
o It will enable people who have left Westleton for work or other
reasons to return to the village of their childhood in their old age.
Housing Construction
o The homes would be physically efficient, and low maintenance. They
would be constructed using sustainable materials, to 85% passive
house standards, with extensive roof areas of Solar PV.
Highway Safety and Parking
Other Matters.
o Acknowledge that there would be disruption during the construction
phase, and visual imposition upon neighbours and the loss of current
wildlife.
o Acknowledge that not everyone will be able to afford the new
homes.
o Believe if this scheme is refused, the village would be less able to
resist the proposed allocation to the southern side of the village.
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The above representations of support also raise a number of items that are not
material to the determination of the application and therefore can not be
considered in the determination of the application. These include the length of
time those commenting on the application have lived in the village/area and the
characters of the applicants.
Officer comments
The Case Against the Development
Whilst the sentiment of the applicant is laudable, officers are firmly of the view that
the site selected for the proposed development is unacceptable and alternative
locations should be explored which do not yield the level of harm identified.
The following issues are in the officer’s mind significant and would be suggested
reasons for refusal:
1. Harm to designated heritage assets of St Peter’s Church and Lavender
Cottage
2. Loss of important open space identified in the CA appraisal and the resulting
harm to the defined heritage asset
3. The site is located outside the settlement boundary and does not meet the
exceptions to allow housing identified in para 79 of the NPPF or Policy DM3
of the Local Plan.
4. Insufficient information has been provided to satisfy the Local Lead Flood
Authority that suitable drainage of the site can be achieved
5. Objection from the Councils Arboriculturist over the future pressure to fell
trees
6. The scheme represents poor layout and design which does not respect its
setting or character of the area and is contrary to design guidance in the NPPF
7. There is no suitable mechanism through an appropriate legal agreement to
ensure that the dwellings remain for local people (as was the intention) and
as such, with the very open cascade proposed, amount to new market
dwelling. No affordable housing is proposed on grounds of viability. As such
there is no public benefit arising from this development.
8. Inappropriate mix of housing to satisfy Policy SP3 of the Local Plan.
It is important to note that detailed pre-application guidance was provided to the
applicants following a site inspection. The formal advise raised a number of key
concerns. Unfortunately despite such significant concerns an application was
submitted with limited deviation and therefore the concerns of officers remains and
is consistent with that previously provided.
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Officers acknowledge the intention and ambition of the CIC and would be amenable
to working with the team in terms of finding a suitable site in the district / area to
realise these ambitions. An alternative would be for the CIC to investigate one of the
allocated sites to proceed with this development which are sites considered suitable
for this level of development to the council.
The limited benefits of the scheme do not outweigh the significant harms identified
to the proposal, most importantly impact on heritage asserts and being contrary to
the existing and emerging local plan (and NPPF). The harms are supported not just
by officers but also statutory consultees who hold expertise in such matters.
Site Description
The application site lies partly in and partly outside the defined settlement boundary
of Westleton as defined in the Local Plan (2013). The emerging local plan, which has
been through examination and consultation with the Parish Council does not
propose to alter the settlement boundary therefore resulting in the site remaining
outside the boundary. Two sites have been identified for residential development
(SPLP12.70 and SCLP12.69) which between them would deliver approximately 35
dwellings.
The whole of the site is located within the Conservation Area (June 2010) and the
whole of the site is identified as an important open/green/tree space.
The site forms the setting of two heritage assets – St Peter’s Church (Grade 2*) and
Lavender Cottage (Grade 2).
Proposals
The application is for 20 new dwellings and the change of use of the existing dwelling
to provide a communal social hub.
According to the Housing Policy Statement submitted with the application, the
scheme would provide 20 two bedroom dwellings which are described as being selfbuild properties. The Design and Access Statement states that the dwellings will all
be wheelchair accessible at ground floor level and would be targeted to the over 65s
as a co-housing scheme.
Planning Policy
S38(6) of the Planning and Compensation Act states that decisions should be made
in accordance with the Development Plan unless material considerations indicate
otherwise.
S66(1) Planning (Listed Building and Conservation Areas) Act 1990
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National Planning Policy Framework 2019
Core Strategy and Development Management Policies Development Plan Document
(2013)
• Policy SP3 – New Homes
• Policy SP19 – Settlement Policy
• Policy SP27 – Key Service Centres
• Policy DM3 – Housing in the Countryside
Site Allocations and Area Specific Policies Development Plan Document (2017)
• SSP2 – Physical Limits Boundaries
Emerging Local Plan
• Policy SCLP3.2 – Settlement Hierarchy
• Policy SCLP3.3 – Settlement Boundaries
• Policy SCLP5.2 – Housing Development in Small Villages
• Policy SCLP5.3 – Housing in the Countryside
• Policy SCLP5.8 – Housing Mix
There is no relevant Neighbourhood Plan covering Westleton.
Planning Considerations
Planning Policy
Within the Core Strategy and Development Management Policies (2013), Westleton
is identified as a Key Service Centre under Policy SP19 ‘Settlement Policy’. Policy SP27
‘Key and Local Service Centres’ sets out the overarching approach towards
development within Key Service Centres. In relation to new housing development
criterion b states that housing development would be permitted within defined
physical limits or in the form of small allocations of a scale appropriate to the size,
location and characteristics of the particular community. Physical Limits are
identified within the Site Allocations and Area Specific Policies Development Plan
Document Policy SSP2 ‘Physical Limits Boundaries’. The Policies Map for Westleton
(in Appendix 6a) defines the Physical Limits Boundary, which identifies that the
eastern part of the application site is within the Physical Limits whilst the western
part (which would accommodate 15 of the proposed dwellings) is outside. In the
context of Policy SP27, the site is not identified as an allocation. It is therefore
relevant to consider policy related to housing development in the countryside.
Policy DM3 ‘Housing in the Countryside’ of the 2013 Core Strategy sets out the
circumstances under which housing development within the countryside would be
supported in principle, which is relevant as part of the site is outside of the Physical
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Limits and is therefore within the countryside. Policy DM3 sets out a framework
under which proposals for replacement dwellings, sub-division, conversions and
minor infilling within clusters of dwellings would be supported in principle. The
proposal is not considered represent any of these. Policy DM3 also sets out support
for affordable housing on ‘exception’ sites, however as the application is not for
affordable housing it would not fall within the type of development supported. Policy
DM3 also provides support in principle for development which would otherwise
accord with the special circumstances outlined in Paragraph 55 of the NPPF.
Paragraph 55 of the NPPF has subsequently been replaced by the equivalent
paragraph 79 in the current 2019 NPPF. The proposal is not considered to represent
any of the circumstances set out under paragraph 79.

Policy SP3 ‘New Homes’ of the 2013 Core Strategy states that the strategy will be to
increase the stock of housing to provide for a full range of size, type and tenure of
accommodation to meet the needs of the existing and future population. The Policy
goes on to state that this includes providing housing that will encourage and enable
younger people to remain in the district, but also addresses the needs of what is a
currently ageing population. Paragraph 3.49 explains that the general starting point
will be that housing developments of 5 or more units would be expected to provide
a mix of house types and tenures. Notwithstanding that the principle of the proposal
would be contrary to policy in this location, in this context it is noted that the
application proposes 20 two bedroom dwellings, rather than a mix as expected by
the policy.
Under Policy DM2 ‘Affordable Housing on Residential Sites’, and later revisions to
the National Planning Policy Framework in respect of thresholds for provision of
affordable housing, a development of ten dwellings or more would be expected to
provide 1 in 3 units as affordable units on-site. It is noted that an Economic Viability
Assessment has been submitted which concludes that provision of affordable
housing would not be viable, however it is expected that this will be assessed in
determining the application. Notwithstanding that the principle of the proposal
would be contrary to policy in this location, the lack of affordable housing would
represent a conflict with policy DM2.
The emerging Suffolk Coastal Local Plan has reached an advanced stage of its
preparation, with the Final Draft Local Plan (January 2019) having been submitted
for Examination in March 2019. The Examination is currently underway with hearing
sessions having recently been carried out in August and September 2019. In this
respect it should be noted that the weight to be attached to the emerging policies is
reduced due to outstanding representations.
Within the emerging Local Plan, Westleton is identified as a Small Village (Policy
SCLP3.2 ‘Settlement Hierarchy’). The strategy for the new Local Plan (set out under
Policy SCLP3.1 ‘Strategy for Growth in Suffolk Coastal District’) includes for
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appropriate growth in rural areas that will help to support and sustain existing
communities. The Council has sought to allocate appropriate sites in Large Villages
and Small Villages to take forward this element of the strategy and to contribute
towards meeting the housing need for the district over the plan period.
Policy SCLP3.3 of the Final Draft Local Plan sets out that Settlement Boundaries are
defined on the Policies Map and that land outside of Settlement Boundaries is
defined as Countryside. Whilst there are outstanding representations to this Policy,
which would reduce the amount of weight that can be applied currently (albeit that
these do not relate specifically to Westleton), on the Policies Map the Settlement
Boundary for Westleton remains as in the Site Allocations and Areas Specific Policies
(2017) in relation to the land covered by this site, which would remain partly within
and partly outside of the Settlement Boundary.
Policy SCLP5.3 ‘Housing Development in the Countryside’ of the Final Draft Local Plan
sets out the circumstances under which housing development outside of Settlement
Boundaries would be supported in principle. The proposal is not considered to
represent any of the circumstances presented by Policy SCLP5.3. Similar to adopted
Policy DM3, the policy refers to the circumstances set out in the NPPF, which have
been discussed above.
The emerging Local Plan has been informed by a Strategic Housing Market
Assessment (SHMA) which identifies the needs for housing to meet the needs of
different groups. This sits within the context of the NPPF paragraph 61 which sets
out the groups that should be reflected in needs assessments and planning policies.
The conclusions of the SHMA are described in the supporting text to Policy SCLP5.8
‘Housing Mix’ in the Final Draft Local Plan. The supporting text to Policy SCLP5.8
recognises that there is a need to ensure that the right size, type and tenure mix of
housing is delivered, including to meet the needs of older people. Policy SCLP5.8
states that proposals for 5 or more dwellings should provide for a mix of housing
based upon the outputs of the SHMA set out in table 5.1, and should provide at least
40% as one or two bedroom units. For proposals of ten or more dwellings, at least
50% of dwellings should meet the requirements for accessible and adaptable
dwellings under Part M4(2) of the Building Regulations. The policy also sets out
support for sheltered and extra care housing where this incorporates a mix of
tenures and sizes to meet an identified need. The above policy would apply alongside
policies related to the principle of housing as described above, and would provide
opportunities for housing to meet the needs of older people to be provided through
the delivery of the Local Plan.
The emerging Local Plan also includes Policy SCLP5.9 ‘Self Build and Custom Build
Housing’ which sets out support for self-build and custom build dwellings where
these are in compliance with other policies in the Plan. Whilst it is not clear through
the documentation submitted how the proposals would be constructed as self-build
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units, this policy would need to be viewed in the context of the proposal being
contrary to other policies related to the principle of housing development.
Whilst not directly relevant to the consideration of this application, the Final Draft
Local Plan sets out two allocations for Westleton, under Policy SCLP12.69 ‘Land West
of the B1125’, Westleton and Policy SCLP12.70 ‘Land at Cherry Lee, Darsham Road,
Westleton’.
These allocations are for the delivery of approximately 20 and 15 dwellings,
respectively. Criterion a) of Policy SCLP12.69 would expect that development would
provide a mix of dwellings to include dwellings to meet the needs of older people,
and both allocations would be expected to comply with Policy SCLP5.8 ‘Housing Mix’.
There are outstanding representations related to these allocations, which would
limit the amount of weight which can be attached to them, under paragraph 48 of
the NPPF and some of these representations refer to the potential for the site subject
to this application to come forward and associated cumulative impacts of growth. In
this respect it should be noted that the Inspector conducting the Examination has
stated that he will not be considering the merits or otherwise of ‘omission sites’ (as
set out in his Guidance Note) and that, for information, the site subject of this
application has not specifically been promoted for allocation through the Local Plan
process.
The applicant has stated in their submitted Design and Access Statement that the
site is a more popular local option than the site situated on the southern edge of the
village (SCLP12.69) which is also outside the settlement boundary and currently used
for agricultural purposes.
There is no evidence to support this claim,
notwithstanding such, it is important to note that the 12.69 site is proposed for
allocation.
In terms of the policy position the proposal would be contrary to both adopted and
emerging planning policy through representing development of housing in the
countryside that does not accord with adopted or emerging policy or with the
National Planning Policy Framework, as set out above. The adopted and emerging
Local Plans set out policies and allocations to meet District wide needs for housing,
and the Council can demonstrate a 7.03 year supply of land for housing (for the
former Suffolk Coastal district area) as set out in the Statement of Housing Land
Supply (August 2019). The Council’s planning policy team have reviewed the
application and have raised these objections.
It is further noted, notwithstanding that the principle of the proposal is contrary to
policy, that the mix of housing proposed does not meet the requirements of adopted
Policy SP3 ‘New Homes’ (or emerging Policy SCLP5.8 ‘Housing Mix’) in that it doesn’t
provide a mix of house types, noting that all the proposed units would be two
bedroom. Further, the proposal does not meet the requirements of Policy DM2
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‘Affordable Housing on Residential Development’ (or emerging policy SCLP5.10) in
that no affordable housing provision is proposed as part of the development.
It should be noted that this response has focused on the principle of the proposed
development and the provisions of housing policies in this respect, and does not
provide comment beyond these policies.

Heritage Considerations
The Vicarage grounds are described as an important green, open treed space in the
Conservation Area Appraisal and all three elements of this description will be
markedly compromised with both direct loss and potential embedded tree damage.
This proposal will bring the developed edge of the village adjacent to open
countryside with the only suggested visual impact mitigation in the form of a hedge
to be kept at 1m. height along the western site boundary. This is a sensitive edge to
the settlement as it fronts open countryside that slopes away down to Wash Lane
which is a public right of way.
Unless adequate mitigation for these anticipated impacts can be demonstrated,
there is an objection to landscape character and harm and loss of trees.
The application site forms the grounds of the Grade 2* listed church and is also within
the Conservation Area. Historic England (HE) advise that developing the site would
remove this open area, occupy the historic setting of the vicarage and introduce new
building which would be visible from the churchyard in the winter and in views of the
church at the village edge. HE consider that developing the site has the potential to
harm the historic significance of both church and conservation area and would not
preserve those elements of setting that make a positive contribution to the heritage
assets and better reveal their significance in terms of paragraph 193 of the NPPF.
The council has therefore weighed up the public benefits of the proposal as the NPPF
requires, but given the other significant harms identified with the proposal, remain
of the view that the harm identified to the heritage assets is not outweighed by any
limited benefit. You will note that HE raise concerns over the application.
The former vicarage is identified as a building that makes a positive contribution to
the Westleton conservation area in our adopted appraisal (revised 2019). The
appraisal suggests that the two-storey building is likely of two phases which has
credence – in our view, C18th and C19th. The building contributes importantly to the
village due to its historical connection to the parish church and its attractive
architectural attributes which include its ‘composition of contrasts’, as the appraisal
puts it, its reasonable scale and the Italianate character of the later phase. It has no
identified designer.
The vicarage garden as its surroundings do contribute importantly to the significance
of the vicarage and this will be substantially altered by the current proposal and to
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its detriment. The repurposing of the vicarage as a kind of ‘common house’, as styled
in the application, that includes communal facilities, residents’ guest’s
accommodation and manager’s rooms is appropriate and will facilitate the repair of
the building which is welcome. The proposed layout will better reveal the
significance of the vicarage by facilitating public views to it from Darsham Road and
this is welcome.
The proposal will cause less than substantial harm to the designated heritage asset
that is the Westleton conservation area. That is because the area of land proposed
for development is identified in our adopted conservation area appraisal as
Important Open/Green/Tree Space i.e. the vicarage gardens and the glebe land. This
means that the space makes a positive contribution to the character and appearance
of the conservation area in its undeveloped form. The gardens also form an
important open space within this part of the village when considered in conjunction
with the churchyard to St Peter’s.
Development, in principle, will undermine that contribution and cause harm to the
conservation area. The principle of development in this regard is therefore
unacceptable.
This application will fail the statutory duty to pay special attention to the desirability
of preserving or enhancing the Westleton conservation area; and will cause less than
substantial harm to the designated heritage asset that is the Westleton conservation
area. The test at paragraph 196 of the NPPF is duly engaged and we do not believe,
as stated previously, that the public benefits of the proposal against the less than
substantial harm.
The total loss of the historic glebe land and setting to the vicarage will result in harm
to the significance of the church from development within its setting. The seasonal
screening between the vicarage site and the churchyard will offer inadequate visual
mitigation between the site albeit that the site layout intentionally places the open
space adjacent the boundary with the churchyard to retain some degree of visual
and spatial continuity.
The built form will come close to this boundary in two places partly consisting of
residential gardens and I do question whether the impact of residential activities
including garden use and vehicle noise will adversely impact on the peaceful
experience of the churchyard that can presently be enjoyed, to its detriment.
The proposal will fail the statutory duty to have special regard to the desirability of
preserving the setting of listed buildings; and will cause less than substantial harm to
the significance of St Peter’s Church. The test at paragraph 196 of the NPPF is duly
engaged and you will need to weigh the public benefits of the proposal against the
less than substantial harm.
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The NPPF at paragraph 193 states that, when considering the impact of a proposed
development on the significance of a designated heritage asset (this applies to the
conservation area and the listed church), great weight should be given to the asset’s
conservation. The more important the asset – the church is listed at Grade II* and is
within the top 8% of all listed buildings – the greater the weight should be. Paragraph
194 goes on to state that any harm to the significance of a designated heritage asset
should require clear and convincing justification. Further, paragraph 200 states that
LPAs should look for opportunities for new development within conservation areas
and the setting of heritage assets to enhance or better reveal their significance.
Proposals that preserve those elements of the setting that make a positive
contribution to the asset should be treated favourably. In our view, the converse,
therefore, applies, and the harm caused to the significance of the church by the
development of 20 new dwellings within that part of the setting – the Vicarage
garden and glebe land – that makes a positive contribution to the church should be
resisted.

Ecological Matters
The site supports a range of protected and/or UK priority species. The scheme will
result in the loss of the majority of the habitats that support these species.
Appropriate mitigation will therefore be required. The Councils ecologist has
accepted the conclusion of the surveys and proposes appropriate conditions.
It is however noted that the RAMS contribution has been received. This does not
overcome the on-site harm resulting and mitigation required to alleviate any harm.
Landscape and Arboriculture
In September of 2019 the Council’s Landscape and Arboricultural Manager
responded to the initial version of the tree survey as follows:
“In respect of this application, I was also in attendance at the pre-application site visit
with our colleagues Katherine Scott and Robert Scrimgeour, and on that occasion I
had the opportunity to assess the site and understand its existing tree and hedge
cover, and its place in the local landscape. Having now reviewed the application
details including the submitted tree survey, I must advise you that I have some
notable concerns regarding impacts arising on existing tree cover, together with
other landscape character related issues. In summary my concerns are:
*
As a point of detail the tree survey states that the site is not in a Conservation
Area, which of course it is so all trees over 75mm. DBH are protected by virtue of
Section 211 of the Town and Country Planning Act unless their notified removal is
accepted by the local planning authority. A number of trees are proposed for removal
as part of this proposal.
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*
The submitted tree report schedule of trees appears to be partially missing
from the documents I have access to in so far as the shown schedule stops at T39 and
the tree plan shows T numbers exceeding 50 together with hedges and groups. A full
understanding of the detail will not be possible without all the required information.
*
A total of 23 trees are shown for removal which is almost half the tree stock
on or immediately adjacent to the site. This includes the major mature Lime that
currently stands close to the rear of the Vicarage. I will accept that it is not in an ideal
juxtaposition with the building, and it is also close to the fine mature Plane tree and
it could be argued that there may not be room for both to exist so close to each other
in future years. A further 16 trees are described as being affected by the proposal
although this assessment was based on an early site layout that has now been
superseded. Working off the current layout plan, it is clear that a number of key trees,
whilst shown for retention, will directly affected by surrounding development within
their anticipated root zones and in the absence of any arboricultural implications and
mitigation information, I can only make a general comment on this issue. Essentially,
unless it can be demonstrated that the proposed site layout can be achieved without
causing significant harm to retained trees (through specialist construction methods)
the proposal has to be regarded as unacceptable. The Vicarage grounds are described
as an important green, open treed space in the Conservation Area Appraisal and all
three elements of this description will be markedly compromised with both direct loss
and potential embedded tree damage.
*
Noting the proposed loss of trees and potential risk to retained trees, only
indicative new planting is shown and it is not possible to make a full assessment as
to whether this will compensate for the loss of trees and scrub.
*
This proposal will bring the developed edge of the village adjacent to open
countryside with the only suggested visual impact mitigation in the form of a hedge
to be kept at 1m. height along the western site boundary. This is a sensitive edge to
the settlement as it fronts open countryside that slopes away down to Wash Lane
which is a public right of way.
In the absence of more comprehensive information relating to arboricultural impact
assessment and mitigation, and tree, hedge and scrub loss mitigation both in relation
to impact on landscape character and habitat loss (although I note a nominal list of
potential new planting has been submitted), I cannot give a more comprehensive
response. Unless adequate mitigation for these anticipated impacts can be
demonstrated, I cannot support the application.”
The revised survey document does now correctly note that the site does fall within
the Westleton Conservation Area, and the full tree schedule is now included. Specific
points of note arising from reading the report are:
Para 5.2 notes that remedial tree surgery should be carried out following completion
of construction works, and should include remedial work to any trees damaged
during construction. This is not normally the best practice sequence of events. Any
remedial tree surgery should be done prior to construction when the site is freely
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accessible. There shouldn’t be any damage to trees during construction if the correct
tree protection measures have been installed. The impact of trees on construction
should be part of the arboricultural implications assessment and any anticipated
harm to trees should be planned out of the process. This is more properly anticipated
in Para 6.1.
Geosphere Environmental’s letter of 6th January 2020 to Matt Bell (Ref: 4537,ARLtr001-RF,KML-06.01.20-V2) seems to include an update on conclusions to the
original report, as well as revised schedule of tree removals, although it is largely of
the same order of magnitude as previously submitted.
Para 4.2 includes the same proposal for post construction remedial pruning as
previous para 5.2 (see above).
Para 4.4 contains the following statement - Buildings within the root protection area
will be constructed with a lightweight timber frame using natural materials. Where
building footprints are shown to encroach into RPAs, they don’t seem to be of a
different building type to the rest of the proposed development so officers are not
at all sure how they can suddenly switch to being lightweight timber frame
construction, and officers are also not at all sure what ‘natural materials’ means in
this context. If the development is approved, this point will need a lot more
clarification of detail.
The 6th January letter/report includes a suite of plans that show the extent of tree
removals, the extent of RPAs, and an overlay with the proposed development layout.
Whilst I welcome the retention of as many trees as possible, and I note that where
removals are proposed, 13 of the total of 19 individual trees are Category C, being of
poor quality, and/or limited landscape amenity value.
Of the Category A trees shown for removal, one of these is the fine mature Lime T22
which is compromised by its proximity to the Vicarage and its neighbouring tree, the
equally fine Plane tree which is shown for retention.
The other 2 Category A trees marked for removal (a Beech and another Lime) are
also compromised by overcrowding and I accept that there reasons of good
arboricultural practice that justify their removal aside from the development
proposals. This equally applies to varying degrees to the 3 Category B trees shown
for removal.
However, officers are concerned that whilst a good number of fine quality trees are
retained, new build positions are shown to come close to these. Whilst there may
well be engineering solutions that can overcome the issue of root zone incursion,
what cannot be readily resolved is the issue of heavy shading from retained trees
and concerns from residents that will arise from issues to do with the sheer close
proximity of these trees. It is anticipated that is inevitable that development of the
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layout shown in the 6th January letter will lead to future pressure to fell or heavily
reduce these trees to the detriment of their landscape amenity value. This concern
especially applies to plots adjacent and west of the Plane tree T21, and all the plots
to the north of the southern boundary trees, many of which are mature Beech and
Lime in the churchyard. The plots will be heavily shaded and subject to substantial
seasonal leaf fall. Similarly a number to car parking spaces are shown under the
crown spread of T21 which will give rise to complaints of falling tree debris and bird
droppings.
Overall, officers accept that the trees on this site need a degree of thinning and
respacing to allow retained trees to grow on to their best advantage. And also, the
removal of a number of these trees will have a limited impact on public amenity.
However the permitting of the development as shown in the latest report will lead
to strong future pressure for more removals and this is something the Council will
have difficulty in resisting because they will have permitted the development that
led to the problems arising. Such removals will be erosive of landscape amenity in
this sensitive part of the Conservation Area and should be resisted.
The Arboricultural Method Statement appended to the January 6 th letter is broadly
acceptable, bar the issue described above concerning lightweight structures and
natural materials. This could be clarified by any post consent Condition should that
be appropriate.
The agent has reviewed the comments of the officers and respond as follows:
•
He questions how the development changes to lightweight construction over
the RPA’s - in actually fact the whole development is lightweight timber
frame construction.
•
He accepts the quantity of tree removals proposed but is concerned by the
potential future ‘pressure’ from potential residents to cut the remaining trees
down. However surely this is something that will completely be in the
council’s control and anyone buying the properties will be aware to the
surrounding trees.
•
He questions a couple of tree surgery/ pruning points and we accept his
suggestions on these.
Officers do not agree in particular with the point regarding future pruning as the
Council would be obliged to consider any application for tree works submitted and
has a duty to protect the trees, residential amenity and health and safety. Future
pressure remains a significant issue and loss of trees also would impact on the
character and appearance of the site.
As such, based on the information submitted, and indeed the harm to the
development of the site in principle, the Council does not support the loss of
protected trees on the site.
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Design Considerations
There are a number of concerns regarding the design and layout of the proposed
development. The applicant is aware of these but is not proposing any amendments
as response. The Council’s Principal Design and Conservation Officer has raised a
number of flaws and this is particularly importance given the high bar to design
(including layout and responsiveness to prevailing character) espoused in the NPPF.
These can be summarised as follows:
•
Officers would prefer a layout that includes much more of a street presence.
The existing green edge along Darsham Road could be modified to reveal more of
the Vicarage.
•
The scheme should take its place within the village streetscene opposite the
village hall and contribute positively by its presence. This could include built form up
to and at the front of the site. A narrower mews-like entrance creating a proper
village streetscene within the site leading to the vicarage could have been an
alternative. Instead, there is a lot of space between and to the side-front of Plots 12 and Plots 3-5 of indeterminate use and usefulness.
•
The layout has an overly urban character with a kind of rigid geometry that
sits ill at ease within the loose informality of the village’s character. We consider this
approach to be entirely the wrong one. This concern was raised at the preapplication stage. No attempt has been made to draw on the language of rural
typologies to master this density of development. Courtyard forms, mews,
hierarchies of dwellings, cottage scale, the village green. We are uncertain even how
the layout acknowledges the presence of the vicarage other than on the axial
entrance route. The layout does not join sufficiently to the vicarage except via
parking spaces. The overly urban form of the layout is derived from the density of
this development is entirely inappropriate for the site and the centre of the village.
•
The preferred location of this street to be rather anti-social, shoved away at
the back of the site and forming no real visual connection with the village but only
the countryside where it would appear as a very hard urban edge (not at all
appropriately).
•
The form, position and design of the rear terrace are entirely alien to the
village character of Westleton. This layout ignores the village in favour of singlemindedly exploiting rural views out of this site regardless of the impact on the rural
character of this village at its highly visible edge.
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•
The positioning of dwellings here and elsewhere across the site does not bear
much relation to the pattern of development adjoining this site or in its surroundings.
The illustrated view from Wash Lane in the DAS shows how the repetitive, uniform
effect of this extended terrace has a suburban character, where there is no variation
in scale or grouping of forms, that is alien, inappropriate and wholly unwelcome. This
proposed countryside edge – outside of the development boundary – is an example
of why this layout is unacceptable.
•
We do not agree that parking should be facilitated as a design driver of any
layout otherwise what is so very different to this scheme from any volume
housebuilder’s estate scale layout? Parking outside your front door? We thought the
co-housing concept would offer more that was different to any other development
proposal.
•
There is nothing in the layout that is unconventional, inspiring or a new way
of looking at village housing provision. The co-housing concept has led here to
anything but a relatively dense layout. The novelty appears to be more to do with
tenure arrangement which may have its own merits. How these arrangements have
influenced the design layout is difficult to see, objectively – for example, the entire
development is entirely predicated on car use, as would be any other kind of
development. The layout also appears to maximise development potential, as would
any kind of development. None of it is innovative in the way that the concept for
tenure/demographic is presented by the CIC. We are of the view that the scheme
simply represents over-development in the wrong place with nothing innovative or
outstanding in aspect of its layout design.
•
The rear street (plots 11-20) ignores the presence of the vicarage and has
insufficient relation to it.
•
In terms of parking, perhaps this can be pepper-potted throughout any
layout.
•
The northern edge is organised on the basis of gardens and buildings backing
onto those that exist already and this is a sensible strategy in terms of reflecting built
form and context in this part of the site. The western edge is very poorly designed in
that it is fully populated edge-to-edge by unrelieved built form.
•
Could a connection into the adjoining churchyard would have helped
overcome the sense that this development is disconnected from its neighbours.
•
The volume of this development represents a large number of dwellings in
the contrasting style presented here for Westleton.
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Whilst it is acknowledged that the individual design of the dwellings is to a high
standard, this aspect does not outweigh the other design faults of the scheme we
have identified.

Flooding and Drainage
The County Council as Local Lead Flood Authority have formally responded advising
that insufficient information has been submitted to demonstrate that a suitable
drainage strategy on the site can be secured. In the absence of such they have
objected as it is not possible to append conditions when drainage suitability is not
certain.
Highways Matters
No objections have been raised regarding highways matters in terms of the access
and parking provision through the site.
Legal Agreement
The application has argued the very special circumstances of the proposal, namely
for over 65 year olds with local connections to the village.
A draft S106 has been shared with officers (and subsequently amended), including
CIL officers and the Councils Planning Lead Lawyer. Following review, officers note
that the cascade set out does not provide any suitable certainty that this will be
achieved and is such that in effect the site is open market dwellings both in the short
terms and in perpetuity.
The applicant is aware of these concerns but has not submitted any further revisions
to deal with such.
The application is therefore, without significant revisions and controls open market
housing in the countryside contrary to national and local planning policy.
Recommendation
Refuse for the reasons outlined above
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Appendix 1: - Comments from Westleton Parish Council received 23 August 2019
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Appendix 2: Comments from Historic England received 16 August 2019
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Planning Advisory Panel North (7 April 2020)
Item 7 – DC/20/0858/FUL - Demolition of existing garage and garden room.
Construction of two storey side extension and porch. New and extended
dormers. Render and weatherboarding to walls, replacement roof tiles - Little
Chapter, Church Field, Walberswick, IP18 6TG

DC/20/0858/FUL
Demolition of existing garage and garden room. Construction of two storey side
extension and porch. New and extended dormers. Render and weatherboarding
to walls, replacement roof tiles.
Little Chapter, Church Field, Walberswick, IP18 6TG

Area Team:

North
Case Officer Chris Green
The application is at the Planning Advisory Panel because the ‘Minded to’ decision
of the Planning Officer is contrary to the comments from Walberswick Parish
recommendation to Refuse.
Walberswick Parish Council
“Planning Consultation Response: Reference DC/20/0858/FUL
Address Little Chapter, Church Field, Walberswick, IP18 6TG
Deadline 20th February 2020
Considered at meeting dated 9th March 2020
Extension granted until N/A Extension granted by and date N/A
Opinion of the Parish Council: That the application does not comply with clauses
DM21 and DM23 of the Local Plan and should be REFUSED.
Material Considerations TO OBJECT.
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Description: Little Chapter is a chalet bungalow in Church Field, adjoining the
Conservation Area and within sight of the churchyard. The intention is to replace the
flat roofed garages and garden room at the west end of the house with a two storey
wing to provide more living accommodation and additional bedrooms. WPC
objected to the previous application to enlarge the house for the following reasons,
based on non compliance with policies DM21 and DM23 of the Local Plan:- Given its
size and orientation, the two storey extension would become the dominant element
on the site, at the expense of the existing house and its setting.- The size of the
extension and its proximity to the boundary would detract from the amenity of the
adjoining property, Bentles.- The extension would detract from the setting of the
church and the sanctity of the churchyard, overlooking the area with more recent
graves where people gather for burials- The proposed gabled dormer windows on
the north elevation were obtrusive and out of scale with the character of the house.
In addition, there was concern about the impact of extending the house across the
site at the expense of the sense of openness towards the south. The application was
refused in January 2020. A revised scheme has now been submitted which seeks to
address these issues.
2.1 The revised design incorporates a small reduction in the footprint of the
extension, a slight lowering of the ridge and an adjustment of the roof pitch. These
marginal changes will have little or no impact on the considerations referred to
above. 2.2 The junction of the existing roof and the roof over of the proposed
extension has been reconfigured to create a new gable end overlooking Bentles to
the west. The resultant pitches will close off any sense of openness towards the
south but the gable itself may seem less oppressive than the flank wall previously
proposed 2.3 The gabled dormer windows along the northern elevation have been
somewhat reduced in size but remain obtrusive and out of character with the house,
in particular when viewed from Church Field. Even more conspicuous is the room
sized dormer which has been introduced into the roof of the new extension, opposite
the open entrance to the site. Extending the ‘catslide’ dormer on the south elevation
into the roof of the new extension undermines the integrity of the original roof form.
CC'ed: Chair of Walberswick Parish Council; District Councillor representing
Walberswick Parish Council. Administrator for Planning Advisory Group.”

Ward Member (Cllr David Beavan)
No comments from ward member
Statutory Consultees:
SCC Archaeology
No comments from consultee
Non- Statutory Consultees
Design and Conservation
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Internal Planning Services consultee, comments incorporated in to officers
comments section of this report.
Third Party Consultees
Summary of comments from consultees
Immediate neighbour objection: former Architect and Planner.
This remains the same proposal as that refused. The plan form remains unchanged.
The design further encloses the full width of the site.
The first-floor accommodation has been incorporated within the roof plane, yet the
number of protrusions through this plane create a 2-storey house in terms of mass
and appearance.
The extent of these protrusions is detrimental to the existing property
There will be impact on neighbouring properties and the setting of a Grade 1 Listed
Building.
Officer comments
Site description
"Little chapter" is a modern larger detached building within a street of similarly
proportioned individually designed modern buildings. It is a chalet bungalow with a
higher roof to accommodate the attic rooms of 45-degree approximate pitch and
ridge parallel to the frontage. It is within the "Heritage Coast" and the designated
Area of Outstanding Natural Beauty. This site is outside the defined conservation
area, but this designation does follow the rear curtilage boundary.
The church is a Grade I listed building, albeit of fragmentary remains with unroofed
nave and chancel and the functioning church within the south aisle. The church is
locates to the south-west of the site and is separated from the application site by
the curtilage of ‘The Old Rectory’.
To the west the adjacent neighbour "Bentles" is a single storey bungalow with a low
pitch roof of around 30-degree pitch with the ridge set at right angles to the
frontage. The foremost part of this dwelling aligns with the front of "Little Chapter".
"Little Chapter" features a single storey flat roofed side extension adjacent to
"Bentles". The distance from "Bentles" to its curtilage boundary scales 6.7m.
To the east there is another bungalow "Hunters Moon" of lower pitch roof again
around 30 degrees and with ridge parallel to the frontage. This property has a
footprint set slightly rearwards in relation to "Little Chapter".
The previous application DC/19/4505/FUL sought consent for a taller side extension
with a two-storey front projection. It was refused 3 January 2020 for the following
reasons:
“The proposed two storey extension by virtue of its form, scale and roof pitch
fails to respect the scale and character of the existing dwelling, appearing as
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an alien discordant addition to the detriment of visual amenity. Its excessive
scale together with the enlarged dormers significantly changes the size and
design of the original dwelling such that it is no longer the dominant feature
on site. The proposals are thus considered contrary to policy DM21 of the
East Suffolk Council - Suffolk Coastal District Local Plan Core Strategy and
Development Management Policies which states "alterations and extensions
to existing buildings should normally respect the plan form, period, style,
architectural characteristics and, where appropriate, the type and standard
of detailing and finishes of the original building....., the extension shall be
visually 'recessive' and its size and design shall be such that the original
building will remain the more dominant feature on the site"
Proposal
The proposal is to erect a two-storey side extension next to "Bentles" on the
footprint of the existing flat roofed extension with a roof of the same pitch with a
reduced ridge at the front set over. The proposal would feature a large front
dormer and a rearward two-storey extension of 2m depth and the same eaves level
and roof pitch. To the rear, the existing cat slide dormer is proposed to be
continued to merge into the main roof. The extended Little Chapter is proposed to
be the same width and footprint as that previously proposed, no wider.

Planning considerations
Section 38(6) of the Planning and Compulsory Purchase Act requires that, if regard is
to be had to the development plan for the purpose of any determination to be
made under the Planning Acts, determination must be made in accordance with the
plan unless material considerations indicate otherwise.
Principle and Sustainable Development:
The site is sustainably located within to settlement boundaries for Walberswick. The
proposals are for extensions and alterations to an existing dwelling, which are
usually supported subject to the consideration of relevant planning policies and
material planning considerations as set out below.
Visual Amenity, street scene and landscape:
Extensions to properties are usually expected to be subservient. East Suffolk
adopted Suffolk Coastal District policy DM21 Design Aesthetics: states:
"……alterations and extensions to existing buildings should normally respect
the plan form, period, style, architectural characteristics and, where
appropriate, the type and standard of detailing and finishes of the original
building....., the extension shall be visually 'recessive' and its size and design
shall be such that the original building will remain the more dominant
feature on the site……"
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This is also reflected in Supplementary Planning Guidance 16 (house alterations and
extensions) (SPG16).
The drawings here submitted reduce the ridge height of the two-storey part by
300mm from the original ridge. The current proposal utilises the same eaves line at
the rear and the same roof pitch, so the proposal now looks from the rear to be a
natural extension of the existing property. While the resulting composition seen
from the front creates a larger area of roof seen in the street-scene, this is not out
of context with the larger housing to be found in this private access route. It is
considered suitably articulated by the slightly lower roof of the extension and the
complete suppression of the previous two storey front extension to become a larger
dormer, set back from the eaves line and with a ridge set below the line of the other
larger front dormer over the entrance that already exists.
SPG16 also provides guidance on the size, form and position of dormer windows.
Whilst the larger of the dormers proposed on the front roofslope do not entirely
accord with this guidance due to their scale and massing, they are set down from
the ridge and the resulting visual appearance is not sufficiently detrimental to the
appearance of the building to warrant refusal of the scheme.
The design policy in the emergent local plan for the former Suffolk Coastal section
of East Suffolk slightly alters the wording but it is considered retains the same
thrust: Policy SCLP11.1: Design Quality states proposals should:
"….Respond to local context and the form of surrounding buildings in relation
to the following criteria: i. the overall scale and character should clearly
demonstrate consideration of the component parts of the buildings and the
development as a whole in relation to its surroundings".
This concept of overall whole in relation to component parts tends to require
visually recessive extensions and is considered that it frames the concept of what is
acceptable in terms of the overall resulting composition.

Replacing the roof with red tiles is a departure from immediate context, but not
sufficient alone to dictate refusal.
Heritage Considerations:
Little Chapter is just outside the Walberswick conservation area. To the south-west
of this dwelling is the Grade I listed St Andrew's Church which dates back to the
15th century. The churchyard is flanked on its west and north sides by
20th century houses and Little Chapter is visible from the church. The demolition of
the existing single storey attached double garage and construction a 1.5 storey
extension on a similar footprint will result in a slight increase in the amount of built
form that is visible from the church, but the extension would be the same height as
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the existing building and is considered not to be any more prominent in views than
the existing building or its neighbours. It is therefore considered that this proposal
would not cause harm to the setting of the listed church. Advice from Historic
England did not object to the previous more imposing proposal.
The setting of the heritage assets would be preserved, and therefore the scheme
accords with the requirements of the Listed Buildings and Conservation Areas Act
(1990).
Residential Amenity
East Suffolk (Suffolk Coastal) Policy DM23 considers design in terms of amenity
impact with regard to privacy and overlooking; outlook; access to daylight and
sunlight; noise and disturbance; the resulting physical relationship with other
properties; light spillage, air quality and other forms of pollution; and safety and
security.
The separation distances from Bentiles and direction of outlook from the proposal
and the presence of only one obscure glazed first floor flank window serving a
bathroom is considered not to create material harm to privacy, outlook or light in
the current proposal.
Balconies can be regarded as potentially intrusive, but that shown appears is a nonprojecting Juliette type, with no external floor area and therefore no greater impact
than a window with this orientation.
There might be some loss of direct sunlight to neighbour's gardens at certain times
of the year, but this is not considered sufficient to be materially harmful in planning
terms. The proposal is considered compliant with the policy.
Highway Safety and Parking Provision:
The loss of the double garage does represent a technical loss of parking space,
however the forecourt and garden to the front and the existing driveway allow good
space for turning and the three spaces required by the Suffolk County Council
Highways standard. The proposal is therefore considered compliant in this regard
with Development Management Policy DM19 - Parking Standards of the Adopted
East Suffolk (Suffolk Coastal Area) Local Plan Policies.
Flood Risk / SUDS/ Protected Aquifers:
This proposal is in Flood Zone 1, the low risk zone and there is record of very
limited standing surface water in the rear garden. The site is not within a "source
protection zone"
The proposal does not significantly alter land permeability so no requirement for
Sustainable Drainage (SUDs) requires imposition.
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Biodiversity and Geodiversity:
This site is within domestic garden land where there is no record of protected flora
or fauna.
Trees and hedgerows:
There are no trees with Tree Preservation Orders in the vicinity of this site and no
protected hedgerows.
Given the sites location within the built settlement the proposal is not considered to
have a material adverse impact on the wider AONB landscape which Strategic Policy
SP15 of the East Suffolk Council - Suffolk Coastal District Local Plan seeks to protect.
Conclusion
The proposal is considered to be of appropriate scale and uses forms appropriate to
the host building.
The scheme is also considered appropriate in terms of the relationship with the
heritage assets (the Church and the Conservation Area), in terms of the amenity of
adjoining residents and off-street parking provision/highway safety.

Recommendation
Approve subject to conditions
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