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Site Information

Consultant Jonathan McDermott

Client David Tilbury

Site Address The Old Forge 8 DITTON GREEN, WOODDITTON,
NEWMARKET CB8 9SQ

LA East Cambridgeshire

Description of Development Change of use of existing detached annex to form a three
bedroom detached house.

Pathway (PD/Application/Appeal) Planning Application

Constraints Review

Flood Risk Zone 1

Contaminated Land No

Tree Preservation Order No

Heritage Assets No

Noise Abatement Areas No

Explosive Hazard Areas No

Area of Outstanding Natural Beauty No

Special Protection Area No

Site of Special Scientific Interest No

RAMSAR Convention Site No

Site of Importance to Nature Conservation No

Article 4(2) Directions Not relevant
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Local Policy Requirements

Local Plan/Core Strategy East Cambridgeshire Local Plan (As amended)

Effective Policies in Development Control Policy GROWTH 2: Locational strategy
Policy GROWTH 5: Presumption in favour of sustainable
development
Policy HOU 1: Housing mix
Policy HOU 2: Housing density
Policy ENV 1: Landscape and settlement character
Policy ENV 2: Design
Policy ENV 4: Energy and water efficiency and renewable
energy in construction
Policy ENV 5: Carbon offsetting
Policy FRD 1: Housing allocation

SPG/SPD’s N/A

Planning History

Relevant History Erection of a Conservatory
Ref. No: 92/00369/FUL | Status: Application Permitted

Conversion of garage to provide accommodation for
dependant relative, building of new garage
Ref. No: 99/00661/FUL | Status: Application Permitted

To comply with Condition 10 of Decision Notice 98/00564/FUL
Ref. No: 16/00298/TCON | Status: Tree Condition Compliance
Approved

To comply with Condition 10 (Tree Topping, Lopping and
Felling) of Decision Notice 98/00564/FUL
Ref. No: 18/01500/TCON | Status: Tree Condition Compliance
Approved

Report Date 13 November 2023
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1. Introduction

1.1. The site, the subject of this application, relates to an existing unit of annexed
accommodation that was originally approved for a dependent relative in 1999. This comprises a
detached 1 ½ storey cottage to the wast of The Old Forge and known as No8A.

1.2. The site is within the designated settlement envelope of Woodditton. The building is not
Listed, not within a Conservation Area and there is no other reason why planning permission
could not be granted.

Matters Pursuant to the application

1.3. Planning permission is sought for the change of use of the annex building from an annex
associated with No8 ‘The Old Forge’ to form a separate unit of living accommodation as a 3
bedroom Class C3 dwellinghouse with associated garden and car parking.

1.4. The proposal does not require any alterations to the exterior of the building.
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Summation of Case

1.5. Woodditton and Saxon Street are likely to continue to grow at a slow rate, with new housing
being built on suitable ‘infill’ sites within the settlements. No new housing allocation sites are
proposed on the edge of Woodditton or Saxon Street.

1.6. A ‘development envelope’ has been drawn around both Woodditton and Saxon Street to
define the built-up part of the settlements where infill development is permitted. The purpose is
to prevent sprawl into the open countryside. The change of use of this site as an infill sites is in
line with Policy GROWTH 2.

2. Site Context

2.1.The parish of Woodditton includes a number of small villages, including Saxon Street, Ditton
Green and Little Ditton as well as the Crockfords Park area of Newmarket (included in the entry
for Newmarket Fringe). Locally however the villages of Ditton Green and Little Ditton are most
commonly referred to as Woodditton. Woodditton is an ancient village, first mentioned in an
instrument of King Canute, and in Domesday Book. Situated on the Cambridgeshire/Suffolk
border, close to Newmarket, the Parish comprises a mix of both urban and more rural areas and
is dominated by stud land, farmland and woodland. A part of the southern boundary is the
Anglo-Saxon earthworks, Devil's Ditch, which is crossed by the old Roman road - the Icknield
Way. Facilities in both Wooditton and Saxon Street are limited. Woodditton has a church and a
public house, Saxon Street has a Methodist Chapel with a hall and sports fields. Both
settlements have a limited bus service which runs to Newmarket.

3. Local Development Framework

National Planning Policy Framework

3.1. The Ministry of Housing, Communities and Local Government published the revised
National Planning Policy Framework on 24 July 2018. This was the first revision of the National
Planning Policy Framework since 2012. It implemented around 85 reforms announced
previously through the Housing white paper, the planning for the right homes in the right places
consultation and the draft revised National Planning Policy Framework consultation. Following a
technical consultation on updates to national planning policy, we have made very minor changes
to the text and published an updated Framework in 2023. The National Planning Policy
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Framework is a vital tool in ensuring that we get planning for the right homes built in the right
places of the right quality at the same time as protecting our environment.

3.2. The current Core Strategy post dates the 2006 relevance date within the NPPF and
together with the NPPF provides the most current planning policy for Portsmouth. The relevant
sections of the NPPF are set out below:

Introduction

2. Planning law requires that applications for planning permission be determined in accordance
with the development plan, unless material considerations indicate otherwise3. The National
Planning Policy Framework must be taken into account in preparing the development plan, and
is a material consideration in planning decisions. Planning policies and decisions must also
reflect relevant international obligations and statutory requirements.

5. The Framework does not contain specific policies for nationally significant infrastructure
projects. These are determined in accordance with the decision making framework in the
Planning Act 2008 (as amended) and relevant national policy statements for major
infrastructure, as well as any other matters that are relevant (which may include the National
Planning Policy Framework). National policy statements form part of the overall framework of
national planning policy, and may be a material consideration in preparing plans and making
decisions on planning applications.

Achieving sustainable development

7. The purpose of the planning system is to contribute to the achievement of sustainable
development. At a very high level, the objective of sustainable development can be summarised
as meeting the needs of the present without compromising the ability of future generations to
meet their own needs.

8. Achieving sustainable development means that the planning system has three overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways (so
that opportunities can be taken to secure net gains across each of the different objectives):

a) an economic objective – to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the
right places and at the right time to support growth, innovation and improved
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productivity; and by identifying and coordinating the provision of infrastructure;
b) a social objective – to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes can be provided to meet
the needs of present and future generations; and by fostering a well-designed
and safe built environment, with accessible services and open spaces that
reflect current and future needs and support communities’ health, social and
cultural well-being; and
c) an environmental objective – to contribute to protecting and enhancing our
natural, built and historic environment; including making effective use of land,
helping to improve biodiversity, using natural resources prudently, minimising
waste and pollution, and mitigating and adapting to climate change, including
moving to a low carbon economy.

9. These objectives should be delivered through the preparation and implementation
of plans and the application of the policies in this Framework; they are not criteria
against which every decision can or should be judged. Planning policies and
decisions should play an active role in guiding development towards sustainable
solutions, but in doing so should take local circumstances into account, to reflect
the character, needs and opportunities of each area.

10. So that sustainable development is pursued in a positive way, at the heart of the
Framework is a presumption in favour of sustainable development (paragraph
11).

11. Plans and decisions should apply a presumption in favour of sustainable development. For
plan-making this means that:

a) plans should positively seek opportunities to meet the development needs of their area, and
be sufficiently flexible to adapt to rapid change;
b) strategic policies should, as a minimum, provide for objectively assessed needs for housing
and other uses, as well as any needs that cannot be met within neighbouring areas,
unless:
i. the application of policies in this Framework that protect areas or assets of particular
importance provides a strong reason for restricting the overall scale, type or distribution of
development in the plan area;
or ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.
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For decision-taking this means:

c) approving development proposals that accord with an up-to-date development plan without
delay;
or d) where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date 7, granting permission unless:
i. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed 6;
or ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.

*6 The policies referred to are those in this Framework (rather than those in development plans)
relating to: habitats sites (and those sites listed in paragraph 176) and/or designated as Sites of
Special Scientific Interest; land designated as Green Belt, Local Green Space, an Area of
Outstanding Natural Beauty, a National Park (or within the Broads Authority) or defined as
Heritage Coast; irreplaceable habitats; designated heritage assets (and other heritage assets of
archaeological interest referred to in footnote 63); and areas at risk of flooding or coastal
change. 7 This includes, for applications involving the provision of housing, situations where the
local planning authority cannot demonstrate a five year supply of deliverable housing sites (with
the appropriate buffer, as set out in paragraph 73); or where the Housing Delivery Test indicates
that the delivery of housing was substantially below (less than 75% of) the housing requirement
over the previous three years. Transitional arrangements for the Housing Delivery Test are set
out in Annex 1.

Decision Making

38. Local planning authorities should approach decisions on proposed development in a positive
and creative way. They should use the full range of planning tools available, including brownfield
registers and permission in principle, and work proactively with applicants to secure
developments that will improve the economic, social and environmental conditions of the area.
Decision-makers at every level should seek to approve applications for sustainable
development where possible.

204 Technopole Kingston Crescent Portsmouth
023 9252 3352 - help@tpexpert.org - www.tpexpert.org
Jonathan McDermott, Keith Oliver are Chartered Town Planners regulated by the Royal Town Planning Institute
the town planning experts is a trading name of RP(UK) Ltd Registered in England and Wales: 08298125 VAT
REG 197 6095 56



Determining Application

47. Planning law requires that applications for planning permission be determined in accordance
with the development plan, unless material considerations indicate otherwise. Decisions on
applications should be made as quickly as possible, and within statutory timescales unless a
longer period has been agreed by the applicant in writing.

48. Local planning authorities may give weight to relevant policies in emerging plans according
to: a) the stage of preparation of the emerging plan (the more advanced its preparation, the
greater the weight that may be given);
b) the extent to which there are unresolved objections to relevant policies (the less significant
the unresolved objections, the greater the weight that may be given); and
c) the degree of consistency of the relevant policies in the emerging plan to this Framework (the
closer the policies in the emerging plan to the policies in the Framework, the greater the weight
that may be given) 22.

*22 During the transitional period for emerging plans submitted for examination (set out in
paragraph 214), consistency should be tested against the previous Framework published in
March 2012.

Promoting healthy and safe communities

92. To provide the social, recreational and cultural facilities and services the community
needs, planning policies and decisions should:
a) plan positively for the provision and use of shared spaces, community facilities
(such as local shops, meeting places, sports venues, open space, cultural
buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environments;
b) take into account and support the delivery of local strategies to improve health,
social and cultural well-being for all sections of the community;
c) guard against the unnecessary loss of valued facilities and services, particularly
where this would reduce the community’s ability to meet its day-to-day needs;
d) ensure that established shops, facilities and services are able to develop and
modernise, and are retained for the benefit of the community; and
e) ensure an integrated approach to considering the location of housing, economic
uses and community facilities and services.
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Promoting sustainable transport

104. Transport issues should be considered from the earliest stages of plan-making and
development proposals, so that:
a) the potential impacts of development on transport networks can be addressed;
b) opportunities from existing or proposed transport infrastructure, and changing transport
technology and usage, are realised – for example in relation to the scale, location or density of
development that can be accommodated;
c) opportunities to promote walking, cycling and public transport use are identified and pursued;
d) the environmental impacts of traffic and transport infrastructure can be identified, assessed
and taken into account – including appropriate opportunities for avoiding and mitigating any
adverse effects, and for net environmental gains;
and e) patterns of movement, streets, parking and other transport considerations are integral to
the design of schemes, and contribute to making high quality places.

106. Planning policies should:
a) support an appropriate mix of uses across an area, and within larger scale sites, to minimise
the number and length of journeys needed for employment, shopping, leisure, education and
other activities;
b) be prepared with the active involvement of local highways authorities, other transport
infrastructure providers and operators and neighbouring councils, so that strategies and
investments for supporting sustainable transport and development patterns are aligned;
c) identify and protect, where there is robust evidence, sites and routes which could be critical in
developing infrastructure to widen transport choice and realise opportunities for large scale
development;
d) provide for high quality walking and cycling networks and supporting facilities such as cycle
parking (drawing on Local Cycling and Walking Infrastructure Plans);
e) provide for any large scale transport facilities that need to be located in the area 42, and the
infrastructure and wider development required to support their operation, expansion and
contribution to the wider economy. In doing so they should take into account whether such
development is likely to be a nationally significant infrastructure project and any relevant
national policy statements;
and f) recognise the importance of maintaining a national network of general aviation airfields,
and their need to adapt and change over time – taking into account their economic value in
serving business, leisure, training and emergency service needs, and the Government’s
General Aviation Strategy 43.
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107. If setting local parking standards for residential and non-residential development,
policies should take into account:
a) the accessibility of the development;
b) the type, mix and use of development;
c) the availability of and opportunities for public transport;
d) local car ownership levels; and
e) the need to ensure an adequate provision of spaces for charging plug-in and
other ultra-low emission vehicles.

106. Maximum parking standards for residential and non-residential development should only
be set where there is a clear and compelling justification that they are necessary for managing
the local road network, or for optimising the density of development in city and town centres and
other locations that are well served by public transport (in accordance with chapter 11 of this
Framework). In town centres, local authorities should seek to improve the quality of parking so
that it is convenient, safe and secure, alongside measures to promote accessibility for
pedestrians and cyclists.

108. Maximum parking standards for residential and non-residential development should
only be set where there is a clear and compelling justification that they are
necessary for managing the local road network, or for optimising the density of
development in city and town centres and other locations that are well served by
public transport (in accordance with chapter 11 of this Framework). In town centres,
local authorities should seek to improve the quality of parking so that it is
convenient, safe and secure, alongside measures to promote accessibility for
pedestrians and cyclists.

109. Planning policies and decisions should recognise the importance of providing
adequate overnight lorry parking facilities, taking into account any local shortages,
to reduce the risk of parking in locations that lack proper facilities or could cause a
nuisance. Proposals for new or expanded distribution centres should make
provision for sufficient lorry parking to cater for their anticipated use.

Making effective use of land

119. Planning policies and decisions should promote an effective use of land in meeting
the need for homes and other uses, while safeguarding and improving the
environment and ensuring safe and healthy living conditions. Strategic policies
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should set out a clear strategy for accommodating objectively assessed needs, in a
way that makes as much use as possible of previously-developed or ‘brownfield’
land.

120. Planning policies and decisions should:
a) encourage multiple benefits from both urban and rural land, including through
mixed use schemes and taking opportunities to achieve net environmental gains
– such as developments that would enable new habitat creation or improve
public access to the countryside;
b) recognise that some undeveloped land can perform many functions, such as for
wildlife, recreation, flood risk mitigation, cooling/shading, carbon storage or food
production;
c) give substantial weight to the value of using suitable brownfield land within
settlements for homes and other identified needs, and support appropriate
opportunities to remediate despoiled, degraded, derelict, contaminated or
unstable land;
d) promote and support the development of under-utilised land and buildings,
especially if this would help to meet identified needs for housing where land
supply is constrained and available sites could be used more effectively (for
example converting space above shops, and building on or above service
yards, car parks, lock-ups and railway infrastructure)48; and
e) support opportunities to use the airspace above existing residential and
commercial premises for new homes. In particular, they should allow upward
extensions where the development would be consistent with the prevailing
height and form of neighbouring properties and the overall street scene, is well
designed (including complying with any local design policies and standards),
and can maintain safe access and egress for occupiers.

Achieving well-designed places

124. Planning policies and decisions should support development that makes efficient
use of land, taking into account:
a) the identified need for different types of housing and other forms of
development, and the availability of land suitable for accommodating it;
b) local market conditions and viability;
c) the availability and capacity of infrastructure and services – both existing and
proposed – as well as their potential for further improvement and the scope to
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promote sustainable travel modes that limit future car use;
d) the desirability of maintaining an area’s prevailing character and setting
(including residential gardens), or of promoting regeneration and change; and
e) the importance of securing well-designed, attractive and healthy places.

Local Policy

3.3. The East Cambridgeshire Local Plan (as amended) sets out the Council's spatial
framework for delivering the development and change needed to realise our vision for
development in East Cambridgeshire. The relevant policies are set out below:

Policy GROWTH 2: Locational strategy
Policy GROWTH 5: Presumption in favour of sustainable development
Policy HOU 1: Housing mix
Policy HOU 2: Housing density
Policy ENV 1: Landscape and settlement character
Policy ENV 2: Design
Policy ENV 4: Energy and water efficiency and renewable energy in construction
Policy ENV 5: Carbon offsetting
Policy FRD 1: Housing allocation.

4. Principle of Development

4.1. Para 120 of the NPPF 2023 states:

120. Planning policies and decisions should:
a) encourage multiple benefits from both urban and rural land, including through mixed use
schemes and taking opportunities to achieve net environmental gains – such as developments
that would enable new habitat creation or improve public access to the countryside;
b) recognise that some undeveloped land can perform many functions, such as for wildlife,
recreation, flood risk mitigation, cooling/shading, carbon storage or food production;
c) give substantial weight to the value of using suitable brownfield land within settlements for
homes and other identified needs, and support appropriate opportunities to remediate
despoiled, degraded, derelict, contaminated or unstable land;
d) promote and support the development of under-utilised land and buildings, especially if this
would help to meet identified needs for housing where land supply is constrained and available
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sites could be used more effectively (for example converting space above shops, and building
on or above service yards, car parks, lock-ups and railway infrastructure)48; and
e) support opportunities to use the airspace above existing residential and commercial premises
for new homes. In particular, they should allow upward extensions where the development
would be consistent with the prevailing height and form of neighbouring properties and the
overall street scene, is well designed (including complying with any local design policies and
standards), and can maintain safe access and egress for occupiers.

4.2. Policy GROWTH 2 states:

Policy GROWTH 2: Locational strategy

The majority of development will be focused on the market towns of Ely, Soham and Littleport.
Ely is the most significant service and population centre in the district, and will be a key focus for
housing, employment and retail growth.

More limited development will take place in villages which have a defined development
envelope, thereby helping to support local services, shops and community needs.

Within the defined development envelopes housing, employment and other development to
meet local needs will normally be permitted – provided there is no significant adverse effect on
the character and appearance of the area and that all other material planning considerations are
satisfied. Two key exceptions to this will apply in the case of proposals involving the loss of
employment land or community facilities – which will be assessed against Policies EMP 1 and
COM 3 respectively. Retail development should be focused where possible within the town
centres of Ely, Soham and Littleport – or alternatively, if there are no suitable sites available, on
edge of centre sites, then out of centre sites, in accordance with Policy COM 1 and other
policies in Part 2 of this Local Plan.

4.4. As such there is no policy impediment to the principle of development subject to an
assessment of design, amenity and highways considerations.
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5. The Design Appraisal

5.1. The proposal will have no effect to the appearance, scale, layout or landscape setting of the
building. As such the proposal will have no effect on the character and appearance of village

Amount

5.2. In respect to the amount of development this is limited to the area available within the
existing first floor space and is proposed to maintain the existing 3 bedroom annex as a three
bedroom house.

6. The Access Appraisal

6.1. The development has an existing car parking area for two vehicles using the existing
access and this is retained for this purpose and using the shared access with The Old Forge. As
such there is no alteration to the access arrangements when compared to the existing situation.

7. Conclusion

7.1. Within the planning balance the proposed development offers an opportunity to bring
forward a new dwelling by the change of use of an existing annex to a dwelling. This
development would not have an adverse impact on the character and appearance of the
streetscene, impact on the amenity of adjoining and surrounding occupiers and would have
wider public benefits from bringing new sustainable forms of development to East
Cambridgeshire.

7.2. As such it is submitted that planning permission could be granted for this development and
the applicant looks forward to discussing the matter with the LPA.
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