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Introduction & Site Assessment

The application site lies on the western edge of the small willage of Wixoe, to the south of
Watethall Eoad, forming the north-western most portion of the wider residential curtilage
associated with the modemn detached two-storey dwelling house and substantial associated
residential curtilage of Hows House.

The willage of Wooe 15 designated as being within  the countryaside for the purposes of the
development plan, albeit the settlement cleatly forms a significant  “cluster’ of some &0
dwellings, centred arcund the Grade I* Listed Church of 5t Leonards, which itself les
approxmmately 300 metres to the east of the site frontage, further along Watethall Eoad

The application site extends to approzimately 0 37Ha, forming  an wregular, trapezmm-shaped
parcel of land, with a depth of apprommately 21 metres from Morth to South and a notthern
frontage wadth to Waterhall Ecad of apprommately 51 metres, tapering down to a width of
approzmately 40 metres at the southern rear.

The application stte itzelf iz broadly level and predomnantly  laid to grass, inter-dispersed with
a vanety of domestic trees and shrubbery, mcluding  a number of overgrown bt trees. An
existing low-cut conferous hedge encloszes the site along the "Waterhall Eoad frontage, with
mote substantial deciducus trees and hedging running  along the western side boundary with
the curtilage to the neighbounng  substantial, modern, two-storey detached dwelling of “The
Paddocks’ An emsting high brick wall encloses the northern-most portion of the eastern site
boundary with the emsting tanmacadam entrance drive serwing Hows House, with iformally
planted trees and hedging then partially enclose the rematning  eastern and southern boundanies
of the site wath the wider retamed residential curtilage to the host-dweling  of Hovs House,
which itzelf’ les fiurther to the east, at a shghtly elevated lewvel An existng  single-storey
summethouse  outbulding  lhes adjacent to the eastern walled boundary of the site.

Further emsting residential  dwellings lie to both the east and west of the immediately
neighbounng  dwellings to the site, fronting onto this southern side of "Waterhall Eoad. Along
the opposite, notthern side of Waterhall FEoad, the emsting cultivated agnicultural  land sits at
an elevated level, largely screemng the emstng bult-form  of residential development along
the southern side of the road from the wider rural landscape bevond.

The proposals put forward mwolve the use of the application stte for the erection of a detached
dwelling house and garage. Whilst it i3 considered that a detached two-storey dwelling and
associated detached double garage could be comfortably accommodated on the avallable site,
as ihdicatively  shown upon the submutted EBlock Plan, the Application has been submitted
Outhine, with all Matters other than Access left REeszerved for fituwre subrmssion.

Lz detalled upon the subtnitted Block Plan, anew, independent velicular and pedestrian access
1z proposed to be formed from abroadly central postion along the Waterhall Eoad frontage of
the site, i order to serve the proposed new dwelling and assoctated garage, with the exsting
vehicular access serwing Hows House proposed to be retained in itz current form



Development Plan Policy Context

The application site lies on the western edge of the small wllage of Wioe, to the south of
Watethall Eoad, and whilst the willage of Wixzee 15 designated as being within the countryside
for the purposes of the development plan, the settlement clearly forms a significant  “cluster” of
dwellings, centred around the Grade II* Listed Church of 5t Leonards, which itself les
approzmately 300 metres to the east of the site frontage, along Waterhall Eoad.

At the overarching national lewel, the planning policy context has changed over the last decade,
with the Mational Planmng Policy Framework (MPPF) Document, published on 27% March
2012, and more recently updated (15% February 2019 replacing 44 previcusly esmsting

individual planning  policy documents. The NEPPF states that  “Af the heart of the Framework
is @& prasumpiion in favour of susiainable development ™, For decision makers this tneans
“approving development proposals that accord with an up to date development plan without
delav”™ or, where plans are out of date and the stte 13 outside of any protected area, granting

pertission  unless  “axy adverss impacis of doing so would significantly and demonstrably
aubweigh the bengfits, when assessed against the palicies in this Frameworkfaken as a whole, ™

Paragraph 28 underlines the posttiwity of the Governments intent, ndicating that “Tocal
planning autharifies should approach decisions on praoposed development in a positive and
creative way, They should use the full range of planming tocls available, including brownfisld
regicters and permission in principle, and work proactively with applicants to sscure
developments that will improve the economic, social and environmental conditions of the area.
Decision-makers ai every level should ssek fo approve applications for susiainable
development where possible. ™

With regards spectfically to new houstng i willages and rural commumties, Paragraph 78
highlights that “To promote sustainable developmentin rural areas, housing should be located
where it will enhance ar maintain the vitality af rural communities ™.

The clear thrust of this Government Policy 15 that Local Planmung  Authorities should be looking
to say 'ves' to development wherever possible, wath a presumption, across the board, of
penmitting  'sustanable  development' which accords with Development Plan Policy wathout
delay.

At the more detaled, local level, the Development Plan now comprises the adopted St
Edmundsbury  Core Strategy of December 2010, together with the more recently adopted Toint
Development Management Policies Local Plan (which also applies to the fortmer Forest Heath
District) of February 2015,

The totality of these now adopted Dewelopment Plan Policies seek to encourage addifional
residential  development within  sustamable  locations while making an efficient reuse of

avalable land. Policies C51 —4 of the Adopted Core Strategy, together wath Polices DN, 2,
9-7,15,20, 22, 27 and 46 of the Joint Development Management FPolicies Local Plan are all
constdered to provide a degree of relevance to the proposals now put forward.

Policies C51 and C34 of the Core Strategy prowide the spatial strategy and settlement hierarchy
for the Borough, designating Wixoe as a ‘countryeide willage” appropriate to accormodate
new small-scale residential development within  a cluster of 10 or more dwellings under the



requirements  of Policies DS and DIZT of the subsecquent Joint Development MManagement
Policies Local Plan

Of the remaimung  Core Strategy Policies, Policy C3F2 focusses upon sustanable  development
principles, whilst Policy C353 outlines key elements of design and local distinctiveness  which
all proposals for new development will need to ieorporate.

At the more site-specific, detaled level, Policies D1, 2, 5 -7, 15, 17, 22, 27 and 46 of the
Joint Dewvelopment Management Policies Local Plan are all considered to be of relevance,
effectively providing a more detaled basis upon which to assess the 1ssues prewiously referred
to abowe. Policy DI essentally retterates the Gowvernment ethos within the NPPF of the
‘Presumpiion in foavour of Susiainable Development’ whilst Policy DMZ prowdes such
oudance with regard to developtnent principles and local distinctiveness  wathin West Suffoll
Policy DM22 refers more genencally to residential  design, with both Policies essentially
prowiding gumdance upon ensuring that the impacts upon the existing residential amemties of
others and the character and appearance of the surrounding  areas are minttrized.

Policy DM1S prowdes detaled the critena agamst which to assess the unpacts upon the
existing settings of any nearby Listed Buildings, alongside the more strategic lewvel oudance
cottained within Policy C532 of the Core Strategy (Design and Local Distinctiveness),  recquiring
proposals to respect the sething of any Listed Building Policy DM20 makes reference to
archaeclogy, indicating that where the potential for archaesological mterest emsts, there may be
aneed to undertale a watching brief before and during the iutial construction stages.

Policy DG refers to the need to ensure adequate measures to address surface water dramage,
whilst Policy DMT refers to sustatnable  design and construction  and energy  efficiency
teasures. “Whilst the general ethos of Policies DBV remains relevant, it 15 inpottant to note
that more recent Ivlmisternial Statements have mdicated that such measures should not be
mandatory, notably within smaller proposed developments, where such issues will essentially
be addressed through the requirements  of the Bulding Eegulations. Policy D46 refers to car

patlung, mdicating the need for proposals to make appropriate prowision i accordance with
existing  standards.

Lz brefly outhned abowe, the key Policy in this mstance is that of Policy DMZT, which
specifically  prowvides that wathun willages and groups of dwelings wlich techrically he within
the ‘Countryside’ new indmdual  or patrs of dwellings will be permitted, prowiding that-

& the development is within a closely kit ‘cluster’ af 10 or mare existing odwellings
adiacent to ar fronting an existing Righway;

b, ke seale of development consists af infilling a small undeveloped piot by one dwelling
ar a pair of semi-detached dwellings commensurate with the scale and character af
existing dwellings within an atherwise continuous built up frantage,

The following  elements of this Design and Access Statetnent indicate how the proposals seek

to comply with the owverall requiremnents of each of the abowe Policies, but most notably the
requitemnents  of Policy D27,



Evaluation of Site Assessment

The owerall topographical, lahdscape and buidt features of the site and the wider surroundings
{as mdicated i the Site Assessment) have formed the basis for the mdicatvely  proposed
amount, lavout & location, scale, wisual appearance and landscaping  of the dewelopment
proposed These are now outlined i more detail below.

Use & Amount of Development

The proposals now put forward mwolve the use of the application site for the erection of a
detached dwelling house and garage Whilst the submitted Block Plan ndicatrvely  shows how
a detached, two-storey dwelling house and associated detached double garage bulding could
be comfortably accommodated on the site, the Application has been submutted m Outhine, with
all Matters left Eeserved for future submizsion apart from the details of the Access.

The mdictive Block Plan prowided demonstrates how a traditional, two-storey, lupped-roofed
dweling of a sunple rectangular footprint, together with an associated lpped-roofed double
garage building to the west, could be comfortably accommodated on the site without detriment
to the character and appearance of the wider locality o to the emsting residential  ameruties
currently  enjoyed by the occupants of neighbounng  dwellings.

The indicative dwelling shown would measure apprommately 18 4 metres i frontage width by

117 mmetres m gable-span  depth, with the assocated detached double garage bulding
measuring  apprommately § x & metres square.

Layout & Location

Az shown upon the submitted Block Flan, the new wehicular access mto the site from Waterhall
Eoad would be sited broadly centrally within the avallable extent of the site frontage, with the
majonty of the exmsting non-native conferous hedging removed to faciitate sufficient  wisibality
splays to etther side.

Lz mdicatively  suggested at this stage, the proposed new dwelling would then be sited behind
this access point, set back apprommately 15 metres mto the site, fronting  and broadly parallel
to the Waterhall Foad site frontage, with the associated garage building licewise sited parallel
to and fronting the Eoad, but set-back slightly less from the site frontage.

such an mdicattve  siing would still enable ample front, side and rear curtilage areas to be
provided with the proposed dweling and garage, with emsting boundary landscaping retaned
to the west, south and east, together with scope for additonal replacement native hedging
behind the wisihiity splays to the northern site frontage, m order to prowide wsual enclosure
and privacy to the site. At the same tine, such measures would also negate any potential issues
of additional ovetlooking  to the etther the host dweling of Hoys House or the neighbouring

dwelling of The Paddocks to the West

Az indicatively  proposed, it 15 therefore considered that the dewvelopiment as shown could be
accommodated on this site without any substantial mmpacts upon the emstng amenhes of
neighbourmg  and surrounding local residents or the character and appearance of the streetscens



and surrounding localty, whilst clearly complying with the key requirements  of Policy D27
of the Local Plan.

ascale of Development

Lz with the amount and location of the development proposed, whilst the detals are currently
left Eeserved for future submission and consideration, it 15 acknowledged that the resulting
scale of the dewelopment proposed would need to be commensurate with the requirement to
ensure that the emstng residential  amemties of the occupants of emstng neighbourng

dwellings within the “cluster’ of residential development along this southern side of Waterhall
Eoad are not unduly compromised and that the existing setting, character and appearance of
the surrounding locality and that of any nearby Listed Buildings are respectively mantained.

The overall design, form and scale of the emsting adjacent host two-storey dwelling  of Hoys
House, whilst located sufficiently away from the siing  of the proposed dwelling, 1=
nevertheless likely to prowide the mamn wvisual reference and determnate m mfluencing  the
mtended overall mdicative scale of the resulbng budt form of the proposed dwelling and

associated garage.

Whilst left Eeserved for future subrmssion and fonmal consideration, it 15 suggested that a
traditional, two-storey scale, hipped-roofed detached dwelling, set-back mto the site from the
Watethall Eoad frontage, together with a single-storey  detached garage building, with the
existing stde and rear curtilage boundaries remaming enclosed by lugh hedging and trees, could
comtortably  be accommeodated on the site. Such a scale of built form would ensure that the
resulting  dwelling  and associated garage would appear wholly subordinate and sisually
cottained within  the wider surrcundings. At the same time, the overall lewvels of residential
amnemty currently avalable to the occupants of neighbourng  and nearby dwellings would ke
stmilarly  maintaned.

Landscaping

Lz previously  outhned, the emsting application site 15 enclosed for the most-part by a
combmation  of ligh decidusus hedging and plantng, such that any public wews mnto the site
would largely be restncted to those which would be afforded from the new wvehicular access
into the site from the Waterhall Eoad frontage.

Lz previously outhned, by virtue of the proposed retention and supplementation  of this exsting
boundary planting, adequate levels of privacy and residential amenity  are retamed and
tattained  between the proposed dewelopment and the occupants of emstng  adjacent
dwellings. MNotably, addibonal replacement native hedging iz suggested to be planted belund
the wisthility splays along the northern “Waterhall Eoad site frontage, i order to prowde wisual
enclosure and privacy to the site.

“hould any further particular, more detaled landscaping measures be considered necessary,
they could be addressed wa any subsecuent submission of Beserved Matters following  the
grant of any Outline Planning Permission on the site



Yisual Appearance

Lz previously  indicated, by wirtue of the wisually contaned location of the application site,
public wews of the site would largely be hmited to those afforded from the new wehicular
access into the site from the Waterhall Eoad frontage, with the additional frontage hedge
planting proposed likely to further limit these over time.

=uch physical and landscaped constrants confinm  that a two-storey, hipped-roofed detached
dweling and associated garage, set well back inte the site, would wisualy appeatr very
subordmate and secondary within  the wader streetscene, whilst still bemng stted within a
recognised ‘cluster’ of exsting residential dwellings.

Whilst the detaled wsual appearance of the proposed dwelling  and garage 13 left Eeserved for
future submussion, it 15 suggested that an approach uhlizng  a Georglan from, scale and wisual
appearance, akin to that of the host dwelling of Hows House, would prowde for the creation of
avisually balanced and attractive dwelling, and thus be able to ensure that avery positive wisual
enhancement of the site and its setting within the surrounding  cluster would result

In a similar wein, whilst no definitive choices hawve been made regarding proposed roof and
wall materials at present, it 15 suggested that both the dweling and garage could be constructed
uttheing  a traditonally  coloured cream render above soft red walling plinth, or of ared facing
brick, with etther ared or black plain-tiled or slate roof abowe, again taking reference from the
materials utthsed in the construction of both Howys House to the east and the neighbounng
dwelling of The Paddocks to the west.

The proposed access drwe i3 lkewise suggested at this stage to hawe a low-key, rural
appearance, with itial thoughts that asoft, erulsion and shingle bound finish would be likely

to be most appropriate.

Access

Whilst internal access and movement within and around the proposed bulding 15 largely the
remit of other legislation  (Bulding Eegulations), the mdicatve form and layout of the proposed
dwelling and the assoctated car patking and turning have nonetheless sought to achieve the
best practical layout available to ease pedestrian movement to, within and around the resulting

building,

With regard to external access to the stte, as has been mentioned prewiously, pedestnan and
vehicular access to the site would be gained wa anew access from the site frontage to Waterhall
Eoad As previously mentioned and as 15 shown upon the submutted drawings, this would
enable the prowsion of at least four off-road car parking spaces, along sufficient space for
vehicular turning and occasional additional wisiter patking as and when required.



Conclusion

The applcation site les m a sustamnable location, wiathn a clear, recogmsed cluster of
residential dwellings sited along the southern side of Waterhall Foad, which in-tumn form part
of the larger countryaide willage of Wixoe.

The mdicatively submitted proposals demonstrate the infiling  of an undewveloped plot by a
dwelling which could be readily designed to be of a form, scale, siing and wsual appearance
wholly commensurate with the scale and character of the existing neighbouning  dwelings.

By wirtue of the landscaped, wsually sechided nature of the application site, httle if any
discermble mmpact wall result upon etther the character and appearance of'the wider streetscene
along Waterhall Eoad or upon the settings of any of the nearby Listed Buildings as a result of
the proposals.

In such circumstances, the residential development of the site 15 considered to wholly comply
with the requiremnents of Gowernment Policy and Local Development Plan Policy, and should
therefore be permitted.



APPENDICES




AFPPENDIX 1
PHOTOGRAPHS OF THE SITE AND SURROUNDINGS

View eastwards along the Waterhall Eoad site frontage (above) and westwards (below)




WViews from within the Site looking MNorth (abowe) and South (helow)




Wiews of the front (abowe) and side (below) elevations of the existing host dwelling house of
Hows House




Wiews from Waterhall Eoad (abowe) and within the site (below) of the neighbouring  modern
two-storey detached dwelling of The Paddocks




