
      
DEVELOPMENT MANAGEMENT  COMMITTEE       21 JANUARY   2019 
 
Case No: 18/02481/PIP  (PLANNING IN PRINCIPAL) 
 
Proposal:  ERECTION OF A DWELLING (PLANNING IN PRINCIPLE) 
 
Location:  LAND ADJACENT TO THE NORTH WEST OF 43 MILL 

ROAD  GREAT GRANSDEN   
 
Applicant:  MR DAY 
 
Grid Ref: 527487   255651 
 
Date of Registration:   21.11.2018 
 
Parish:   GREAT GRANSDEN 
 

RECOMMENDATION  -    APPROVE 
 
This application is referred to the Development Management Committee 
(DMC) in accordance with the current Scheme of Delegation as: 
1. It is a Departure from the Development Plan  
2. Great Gransden Parish Council's recommendation of refusal is 
contrary to the Officer recommendation of approval.  
3. There is also no reference to Permission in Principle (PIP) applications 
within the current Scheme of Delegation. The PIP procedure was recently 
introduced into the UK Planning System by Central Government as an 
alternative way of obtaining planning permission for housing led 
development which separates the consideration of matters of principle 
for proposed development from the technical detail of the development.  
The DMC, in consultation with the Portfolio Holder and senior HDC 
Planning officers have to decide how best to deal with PIP applications 
going forward in light of the tight timeframe introduced by Central 
Government (5 weeks) for dealing with this type of application.  
4. As the scheme is contrary to the provisions of the Approved and Draft 
Development Plan, and is recommended for approval for the reasons set 
out in this report, it is advertised as a Departure from the Development 
Plan. Resolution is sought from the committee to delegate the final 
decision to the PSM/ Head of Development once the additional 
consultation exercise has been undertaken and provided that no new 
significant material planning considerations are raised as a result of this 
late consultation. However, and for the avoidance of doubt, the site has 
been subject to full consultation by way of neighbour notification, a site 
notice and an advertisement placed in the Hunts Post. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The site is located outside of the Great Gransden Conservation area 

in the countryside and between 27 Mill Road and 43 Mill Road. The 
site is approximately 0.6 hectares in size and currently classed as 
Grade 2 agricultural land, on a scale of 1 - 5, where 1 is 'excellent 
quality agricultural land' and 5 is 'very poor agricultural land'). The site 
is not considered to be within the built up area of Great Gransden. 
Although the site is classified as the countryside it is considered the 
site is reasonably well related to the built up area in terms of proximity 
to the eastern edge of the built up area of Great Gransden. .  



 
1.2 The site is enclosed by wooden post and rail fencing, with trees and 

hedgerows of varying sizes to the south, east and western 
boundaries with open agricultural land to north. The site is located in 
Flood Zone 1 based on the Council's 2017 Strategic Flood Risk 
Assessment (SFRA) and is not considered to have any other 
significant constraints. The site would be accessed from a new 
access off of Mill Road. 

 
1.3 The application is for residential development of a single dwelling.  

The current proposal is the first part of permission in principle 
application; which only assesses the principle issues namely: (1) 
location, (2) use and (3) amount of development proposed and 
establishes whether a site is suitable in principle.  Should this 
application be successful, the applicant will have to submit a 
Technical Details application covering all other detailed material 
planning considerations. 

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (24th July 2018) (NPPF 

2018) sets out the three economic, social and environmental 
objectives of the planning system to contribute to the achievement of 
sustainable development. The NPPF confirms that 'So sustainable 
development is pursued in a positive way, at the heart of the 
Framework is a presumption in favour of sustainable development. 
The NPPF sets out the Government's planning policies for:  
* delivering a sufficient supply of homes;  
* achieving well-designed places;  
* conserving and enhancing the natural environment;  
* conserving and enhancing the historic environment. 

 
2.2 Whilst the NPPF 2018 has now been published and replaces the 

NPPF 2012, transitional arrangements are in place for authorities who 
have submitted Local Plans submissions prior to the 29 January 2019 
and to ensure consistency, the 2012 framework policies will continue 
to be relevant. For clarity HDC submitted their Local Plan on 29 
March 2018.  

 
2.3 The National Planning Policy Framework (NPPF 2012) sets out the 

three dimensions to sustainable development - an economic role, a 
social role and an environmental role - and outlines the presumption 
in favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for:  
* promoting sustainable transport;  
* delivering a wide choice of high quality homes;  
* requiring good design;  
* conserving and enhancing the natural environment;  
* conserving and enhancing the historic environment. 

 
2.4 In this report, reference to both NPPF 2012 and 2018 from here-on 

referred to as 'the NPPF' 
 
2.5 Planning Practice Guidance 
 
For full details visit the government website   



https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 

• H20: Infill Housing 
• H23: Housing Outside of Environmental Limits 
• H31: Residential Privacy and amenity standards 
• T18: Access requirements for new development 
• T19: Pedestrian Routes and Footpath 
• En17: Development in Countryside 
• En18: Protection of countryside features 
• En19: Trees and Landscape 
• En20: Landscaping Scheme 
• En22: Nature and Wildlife Conservation 
• EN25: General Design 
• CS8: Water 
• CS9: Flood Water Management 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• HL5: "Quality and density of development" 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: Sustainable development in Huntingdonshire 
• CS2: Strategic Housing Development 
• CS3: The Settlement Hierarchy 
• CS10: Contributions to Infrastructure requirements 

 
3.4 Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 

(as amended March 2018 for submission) replaces all previous 
versions of the new Local Plan and was submitted for examination on 
29th March 2018. The Local Plan examination hearings ended on 
27th September 2018 and the Inspector's initial findings are that the 
plan can be made sound by main modifications. The following policies 
are considered relevant to this application: 

• LP1: Amount of Development  
• LP2: Strategy for Development 
• LP4: Contributing to Infrastructure Delivery 
• LP5: Flood Risk 
• LP6: Waste Water Management 
• LP10: Small Settlements 
• LP11: The Countryside  
• LP12: Design Context 
• LP13: Design Implementation 
• LP15: Amenity 
• LP16: Surface Water 
• LP17: Sustainable Travel 
• LP18: Parking Provision and vehicle movement 
• LP32: Biodiversity and Geodiversity 
• LP33: Trees, Woodland, Hedges and Hedgerow. 

 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government


3.5 Following the examination hearings held in July and September 2018. 
The wording of LP2, LP5 and LP11 to be changed with "recognise" 
added in relation to the intrinsic character and beauty of the 
countryside in LP2, with LP5 amended as agreed with the 
Environment Agency and County Council, with "protect" replaced with 
"recognise" in LP11.  The Inspector has not required any main 
modifications to any of the other policies listed above that would have 
any material implications for this appeal.     

 
3.6 The emerging Local Plan has now reached an advanced stage and in 

the light of the Inspector's initial findings should be afforded more 
weight. Save for policies LP2, LP5 and LP11, it is considered that 
significant (but not full) weight should now be afforded to the policies 
referred to within the Local Plan to 2036 (as amended March 2018 for 
submission). The Local Planning Authority has agreed to the required 
changes to LP2, LP5 and LP11, but as the required changes to 
Policies LP2, LP5 and LP11 will be the subject of consultation before 
adoption, it is considered that moderate rather than significant weight 
should be afforded to these policies as modified. 

 
3.7 Weight of Development Plan Policies, emerging Local Plan policies, & 

NPPF Consistency:  
 
3.8 The fact that the Development Plan policies are old is in itself 

irrelevant as they remain saved policies and the statutory starting 
point is under s.38 (6) of the Planning and Compulsory Purchase Act 
(PCPA) 2004.  

 
3.9 As a material consideration carrying significant weight, the NPPF 

advises at paragraph 213 that due weight should be given to relevant 
Development Plan policies according to their degree of consistency 
with the NPPF so the closer the policies are to the NPPF, the more 
weight they may be given. This is dealt with as relevant below. 

 
3.10 Paragraph 48 of the NPPF 2018 advises that 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).  

  
3.11 The LPA considers the Local Plan to 2036 to be a sound plan and it 

was submitted for examination on the 29th March 2018. Footnote 22 
of the NPPF 2018 states during the transitional period for emerging 
plans submitted for examination (set out in paragraph 214 of NPPF 
2018), consistency should be tested against the previous Framework 
published in March 2012. The plan has therefore reached an 
advanced stage and is considered to be consistent with the policies 
set out within the NPPF 2012. The weight to be attached to its 
policies is set out in para. 3.6 above. 

 



3.12 Supplementary Planning Documents (SPD) and Guidance: 
• Huntingdonshire Design Guide SPD (2017) 
• Huntingdonshire Townscape and Landscape Assessment 

SPD 2007 
• Developer Contributions SPD 2011 
• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• December 2018 Annual Monitoring Review regarding housing 

land supply.  
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. PLANNING HISTORY 
 
4.1 None relevant 
 
5. CONSULTATIONS 
 
5.1 Great Gransden Parish Council - recommends refusal on the 

grounds that the site is outside of the built-up area and a departure 
from the Local Plan. (COPY ATTACHED) 

 
5.2 Cambridgeshire County Council Local Highway Authority (LHA): 

Comments summarised below: The application is a planning in 
principle application for the erection of a single dwelling. 
I'm not sure what relevance the extended plot around Gransden Mill  
is as from the location plan the red edge boundary doesn't include 
this within the application. 
The access onto Mill Road will need to details vehicle visibility splays 
in accordance with the posted speed limit (2.4m x 215m with no 
obstruction over 0.6m). 
The access should be sealed and drained away from the highway for 
the first 5m with no gates. 

 Recommendation: Defer for amended plans. 
 
5.3 HDC Environmental Health - No objections in principle. 

* Any further application will need to demonstrate that the remaining 
agricultural uses will not adversely impact on the proposed residential 
use; and a contaminated land assessment will be required. 

 
5.4 Wildlife Trust - Comments summarised below:  
 * The proposed development would not directly impact on designated 

nature conservation sites or known areas of priority habitat.  
* based on the location, scale and nature of the proposed 
development, I do not consider there are likely to be ecological issues 
which would make it inappropriate to determine this application in 
principle.  However, should permission in principle be granted, any 
potential ecological impacts must be addressed at the technical 
details stage. 

 
5.5 Cambridgeshire County Council Archaeology – No objections, 

commented: 
 *Whilst this site lies in an area of archaeological interest we cannot 

make specific recommendations without sight of a proposed site layout 
plan and an understanding of the scale and impacts of the proposed 
development.  

https://www.huntingdonshire.gov.uk/


 *We are however content that no works are required prior to 
determination of an application and that an archaeological evaluation, if 
required, could be secured by an appropriately worded condition on 
any future permission for development within the redline area 
indicated.  

 *Consequently we wish to raise no objections or requirements for this 
application to secure planning in principle, however we would request 
to be consulted on any future planning application for development on 
this plot.   

 
5.6 Late consultations were sent to the following consultees, any 

responses received from the date of this written report will be reported 
in the ‘late reps’ at Development Management Committee: 

 
5.7 South Cambridgeshire District Council – Waiting for response. 
 
5.8 HDC Trees & Landscaping – Waiting for a response. 
 
6. REPRESENTATIONS 
 
6.1 A site notice was erected within the vicinity of the site on 19th 

December 2018 and a Press Notice also advertised the development 
as a Departure from the Development Plan. No comments were 
received at the time of writing. 

 
7. ASSESSMENT 
 
 Permission in Principle 
 
7.1 This application is made pursuant to the Town and Country Planning 

(Permission in Principle) Order 2017 (as amended) (PIP regulations) 
that provides opportunity for an applicant to apply as to whether 
permission in principle is acceptable for a site, having regard to 
specific legislative requirements and, in accordance with ref. 58-012-
20180615 of the NPPG, as to whether the location, land use and 
amount of development proposed is acceptable. The permission in 
principle (PIP) consent route is an alternative way of obtaining 
planning permission in principle for housing-led development which 
separates the consideration of matters of principle for proposed 
development from the technical details of the development. The 
permission in principle consent route has 2 stages: the first stage (or 
permission in principle stage) establishes whether a site is suitable in-
principle and the second ('technical details consent') stage is when 
the detailed development proposals are assessed. Only on approval 
of the 2nd stage and with the agreement of those technical details is 
planning permission granted.  Development cannot proceed until 
stage 2 has been granted. 

 
7.2 A PiP establishes that a particular scale of housing-led development 

on a defined site is acceptable. The aim is for a PiP to minimize the 
upfront and at-risk work of applicants. 

 
7.3 The report addresses the principal, important and controversial issues 

which are in this case: 
• The Principle of the Development and Sustainability 
• Other Matters 

 



 Principle of the Development 
 
7.4 The site is considered to be located outside of, but adjacent to the 

Small Settlement of Great Gransden, and within the open countryside 
as classified in Policy CS3 of the Core Strategy 2009. Policy CS3 of 
the Core Strategy sets out that for Smaller Settlements "residential 
infilling will be appropriate within the built-up area"; with 'residential 
infilling' indicated as being up to 3 dwellings within the built-up area. 
The policy also provides that development proposals of a larger scale 
may be allowed where specific circumstances demonstrate that this 
secures the most sustainable option for the site. However Policy 
LP11 of the Local Plan to 2036 Proposed Submission 2017 states 
that development within the countryside will be restricted to the 
limited and sporadic opportunities as provided for in other policies of 
the plan. Amongst other requirements, development must protect the 
intrinsic character and beauty of the countryside and not give rise to 
noise, odour, obtrusive light or other impacts that would adversely 
affect the use and enjoyment of the countryside by others. The 
proposed main modification to policy LP11 (to replace protect with 
recognise) as set out above, will be subject to further consultation. 
The Local Planning Authority has agreed the changes. In light of this, 
it is considered that moderate rather than significant weight should be 
afforded to this policy as modified.   

 
7.5 The extents of the settlements' built-up areas are not defined on 

maps, but are to be judged on a site-by-site basis. Paragraph 5.15 of 
the Core Strategy's explanatory text states that the built-up area 
should be considered to be the 'existing built form', but excluding: (i) 
buildings that are detached from the settlement; (ii) gardens and 
undeveloped curtilage land at the settlement edge, where these are 
more related to the countryside than the village; and (iii) agricultural 
buildings. It is considered that the development would not be 'isolated' 
(referred to in para 79 of the NPPF) as the site is located between 
two existing residential dwellings. The proposed dwelling does not 
meet any of the exception criteria set out in the local policies 
regarding development in the countryside such as an agricultural 
need or exceptional design quality.  

 
7.6 As the site is located within the countryside, new dwellings would 

normally be resisted. The proposal is therefore a departure from the 
Development Plan and has been advertised as such. 

 
7.7 In order to satisfy the requirements of the NPPF to boost housing 

supply the Council must demonstrate an up-to-date five year supply 
of deliverable housing sites to meet its objectively assessed need, 
with an additional buffer to ensure choice and competition in the 
market for land; this requirement is set out in paragraph 11 of the 
NPPF.  Due to under delivery in recent years the buffer to be applied 
for the District is 20%. The December 2018 Annual Monitoring 
Review applies the 20% buffer and demonstrates that the Council has 
a five year supply of housing land.   

 
7.8 The Development Plan policies relevant to the supply of housing 

(En17 and H23 of the Huntingdonshire Local Plan (HLP) and CS2 
and CS3 of the Huntingdonshire Core Strategy (HCS)) were set 
against a lower Objectively Assessed Need figure such that strict 
application of these policies would result in failure to achieve the 



objectively assessed housing need figure that the Council currently 
has identified as part of the emerging Local Plan to 2036.  

 
7.9 These policies are therefore no longer fully up-to-date or consistent 

with the NPPF and, at this time and until the Council adopts the Local 
Plan to 2036 with up-to-date policies, the 'tilted balance' as set out 
within d ii of para. 11 is engaged. For decision-taking this means 
granting permission in instances where there are no relevant 
Development Plan policies, or the policies which are most important 
for determining the application are out-of-date, unless any adverse 
impacts would significantly and demonstrably outweigh the benefits 
(having regard to the Framework policies taken as a whole), or 
specific polices of the Framework indicate development should be 
restricted. Footnote 6 to the Framework provides some examples of 
these restrictive policies. 

 
7.10 As discussed above, due to the Council's housing supply policies 

being out of date and the tilted balance engaged. This latest 
application has to be assessed under the current circumstances, 
having regard to adopted and emerging policies, and on its own 
merits. 

 
7.11 The application is located on vacant agricultural land to the north of 

Mill Road, Great Gransden. The site is not considered to have any 
other significant constraints. Although the site is classified as 'the 
countryside', it is considered to be reasonably well related to the built 
up area in terms of proximity to the eastern edge of the built up area 
of Great Gransden. Officers consider development of a single 
dwelling on the site would not be at odds with the existing prevailing 
pattern of development in the vicinity, especially in light of the fact 
that there is an existing single dwelling on the site immediately to the 
east. 

 
7.12 It is accepted that development on this site would create modest 

harm to the rural character of the area. However due to its scale, infill 
nature and relationship to existing development, at this time, and in 
light of the current planning policy landscape (tilted balance engaged 
due to housing supply policies being out of date) this is not 
considered to amount to significant and demonstrable harm to the 
rural character of the area that would outweigh the benefits of 
additional market dwelling. 

 
7.13 Great Gransden is defined as a 'small settlement' in the 

Huntingdonshire's Local Plan to 2036. This is in relation to the: level 
of service and infrastructure provision within the settlement, 
opportunities for users of the proposed development to access 
everyday services and facilities by sustainable modes of travel 
including walking, cycling and public transport; and effect on the 
character of the immediate locality and the settlement as a whole. 
Small Settlements are less sustainable than settlements in the Spatial 
Planning Areas, and Key Service Centres, due to the need to travel to 
access services and facilities elsewhere on a regular basis. As such 
the Local Plan makes no allocations for development in Small 
Settlements. In light of the adopted housing supply policies being out 
of date, it is not appropriate in the case of all Small Settlements to 
attach the same weight to Policies LP10 and CS3 in a blanket way. It 
is necessary to assess the circumstances of each Small settlement to 



establish whether that village can accommodate sustainably (as 
defined in the NPPF) the development proposed, having regard in 
particular to the level of services and facilities available to meet the 
needs of that development.  Whilst the addition of an additional 
dwelling in this location would give some rise to additional vehicular 
movements, there are some local services within walking distances 
which would meet the day to day needs of the occupier.  Given the 
number of existing facilities in Great Gransden and the scale of the 
development (a single dwelling) it is considered that the proposals 
can be accommodated within the village of Great Gransden.   

 
7.14 The presumption in favour of sustainable development requires 

proposals to achieve economic, social and environmental gains; as 
such a balancing exercise has to be undertaken to weigh the benefits 
of the scheme against its disadvantages.  

 
 Environmental Sustainability 
 
7.15 The environmental issues are assessed in the following sections of 

this report. In relation to the loss of higher grade of agricultural land, 
Policy LP11 of the Huntingdonshire District Council Local Plan to 
2036: Proposed Submission 2017 states that the Council will only 
grant planning permission where development seeks to use land of 
lower agricultural value in preference to land of higher agricultural 
value, avoid the irreversible loss of the best and most versatile 
agricultural land (Grade 1 to 3a) where possible, and avoiding Grade 
1 agricultural land unless there are exceptional circumstances where 
the benefits of the proposal significantly outweigh the loss of land. 
Policy LP11 also states that development should now recognise 
(replacing protect) the intrinsic character and beauty of the 
countryside; and not give rise to noise, odour, obtrusive light or other 
impacts that would adversely affect the use and enjoyment of the 
countryside by others. In this case, the site is classified as a mixture 
of grade II agricultural land but in reality is scrubland and not currently 
used for agriculture. Due to the Council's out of date housing supply 
policies, weight can be given to the need for housing as overriding the 
need to retain this parcel of unused agricultural land when conducting 
the planning balance. The proposal is not considered to result in a 
significant loss of high value agricultural land. 

 
 Economic sustainability: 
 
7.16 The provision of a new dwelling would give rise to employment during 

the construction phase of the development, and has the potential to 
result in an increase in the use of local services and facilities, both of 
which will bring about some benefits to the local economy. 

 
 Social sustainability: 
 
7.17 Given that this proposal is required to meet all three elements of the 

definition of sustainability as set out in the NPPF, there is a need to 
consider the range facilities in Great Gransden available to the 
occupants of the proposed scheme and the impact of the scheme on 
the capacity of public services that serve the village. Great Gransden 
is supplied by a limited amount of local services which include a 
public house, a church, shop with post office, primary school and 
there is a light industrial estate along Sand Road which all provide 



modest employment opportunities and would meet the day to day 
needs of the occupiers of the proposed dwelling.  

 
7.18 It is acknowledged that due to the rural nature of this part of the 

district, there would be a modest increase in the use of the private 
motor car related to this development. This is not considered to be a 
significant and demonstrable detrimental impact.  

 
 Other Matters 
 
 The Windmill 
 
7.19 The application letter dated 19th November 2019 contains details of 

gifting part of the land (edged blue) to the Gransden Windmill Trust to 
enable the future maintenance of the windmill. However this parcel of 
land has not been included in the site area and has therefore cannot 
be considered as part of this application. No proposed mechanism 
has been put forward as to how this gifting could be secured. Should 
the applicant wish to pursue this matter, separate advice should be 
sought. 

 
 Personal Circumstances of the applicant 
 
7.20 The applicant has stated that he is seeking permission to build a 

separate dwelling at this site and intends for this to be his lifetime 
home, and would move there from the Old Mill House.  However, 
these are circumstances that are personal to the applicant.  The new 
dwelling would be a permanent feature that would remain long after 
such circumstances have ceased to exist.  These personal 
circumstances have therefore not been taken into account and the 
application has been assessed in accordance with both national and 
local planning policy.  

 
 Design 
 
7.21 The scale, layout, appearance of the proposed dwelling, landscaping 

and the full impact of the proposals in the character and appearance 
of the area are not under consideration at this stage. This will be 
determined at the technical details stage. 

 
 Residential Amenity 
 
7.22 Officers need to be satisfied at this stage that the site is capable of 

accommodating the amount of development proposed without having 
a detrimental impact on neighbour's amenity.  Officers are satisfied 
that, given the size of the site a suitably designed scheme could be 
accommodated and this would be assessed at the technical details 
stage. 

 
 Highway Safety, Parking, Affordable Housing and Ecology 
 
7.23 It is noted that a number of conditions and further information have 

been requested by consultees such as CCC Local Highway Authority 
and the Wildlife Trust. Both consultees had no objection to the 
scheme in principle. The PIP regulations prohibit any form of 
conditions being imposed to this development and as such any 
information requested would either need to be submitted as part of 



any subsequent Technical Details Consent, or a new full planning 
application. 

 
 Infrastructure Requirements and Planning Obligations 
 
7.24 The Infrastructure Business Plan 2013/2014 (2013) was developed 

by the Growth and Infrastructure Group of the Huntingdonshire Local 
Strategic Partnership. It helps to identify the infrastructure needs 
arising from the development proposed to 2036 through the Core 
Strategy. 

 
7.25 Statutory tests set out in the Community Infrastructure Regulations 

2010 (Regulation 122) require that S106 planning obligations must 
be: 

 - Necessary to make the development acceptable in planning 
terms; 

 - Directly related to the development; and 
 - Fairly and reasonably related in scale and kind to the 

development 
 
 Bins - Unilateral Undertaking (UU) 
 
7.26 Following a grant of permission in principle, the site must receive a 

grant of technical details consent before development can proceed. 
The granting of technical details consent has the effect of granting 
planning permission for the development. Other statutory 
requirements may apply at this stage such as those relating to 
protected species or listed buildings and the submission of a bin UU 
would be required to be submitted at this stage.  

 
 
 
 
 Community Infrastructure Levy (CIL): 
 
7.27 As this planning application is for a minor development, the 

development will be CIL liable in accordance with the Council's 
adopted charging schedule; CIL payments will cover footpaths and 
access, health, community facilities, libraries and lifelong learning and 
education.  

 
 Planning Balance & Conclusion 
 
7.28 This proposal would result in development outside of the built-up area 

of the settlement and would conflict with policies H23, En17 of the 
HLP and CS3 of the Core Strategy. Para. 48 of the NPPF is clear that 
the Framework can override Development Plan policies which are not 
consistent with provisions of the NPPF and this is a material 
consideration in the determination of the application. Given the 
inconsistencies of the adopted housing supply policies with the 
NPPF, the 'tilted balance' set out in para. 11 of the NPPF is engaged 
and shifts the planning balance in favour of the grant of PIP consent 
for the development proposed, unless any adverse impacts of doing 
so would significantly and demonstrably outweigh the benefits.  

 
7.29 The presumption in favour of sustainable development requires 

proposals to achieve economic, social and environmental gains; as 



such a balancing exercise has to be undertaken to weigh the benefits 
of the scheme against its disadvantages. The three components of 
sustainability have been assessed above however will be subject to 
the material planning considerations at the technical details stage. 

 
7.30 On balance it is accepted that the proposed development would result 

in some environmental harm as the proposal would not accord with 
development plan policies that seek to restrict development in the 
countryside. Furthermore there would be some harm to the character 
and appearance of the area through the introduction of a residential 
dwelling in this location. It is also noted that there is local opposition 
to the proposal.  There will however be an opportunity to mitigate 
against the impact of the development on the character of the area at 
technical details stage, where matters such as the scale of the 
development, landscaping and screening will be considered. 

 
7.31 Ultimately, when considered in the round, and having regard to the 

fact that this is a PIP application, the proposal would contribute to the 
economic and social dimensions of sustainability with the addition of 
a residential unit, this will also bring further economic benefits through 
job creation in the construction industry (short term) and additional 
spending of future households in the local economy.  

 
7.32 Overall, the harm identified is not considered to significantly and 

demonstrably outweigh the scheme's benefits when assessed against 
the policies in the NPPF taken as a whole. This is a significant 
material consideration which outweighs the conflict with the 
Development Plan and therefore it is recommended that permission 
in principle should be granted.  

 
 
 
 
8. RECOMMENDATION  - APPROVAL  
 
 Informatives 
 

• Highway Safety requirements 
• Landscaping details 
• Ecology requirements 
• Contamination 
• Bin UU 

 
If you would like a translation of this document, a large text version or an audio 
version, please contact us on 01480 388388 and we will try to accommodate 
your needs. 
 
CONTACT OFFICER: 
Enquiries about this report to Debra Bell Development Management Officer 
01480 388139 
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