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AGENDA SUPPLEMENT

Dear Sir/Madam

PLANNING COMMITTEE - TUESDAY 29 AUGUST 2017

I refer to the agenda for the above-mentioned meeting and enclose the following items: 

Item No Report Title Page Nos

10.  Schedule of Planning Applications 4 - 7

Additional information for the following applications:

Item 
No

Applicant Parish Page No

1 Abel Homes Ltd Gressenhall 29 - 38
7 Ms Kirsty Barnes Great Ellingham 94 - 104

11 Rowling Building Services Sporle 125 - 132

12.  Appeal decisions for information
Additional item.

8 - 10

Yours faithfully

Leanne Neave

Democratic Services Officer

Rory Ringer – Democratic Services Manager
General Enquiries: Telephone No. 01362 656870

DX743950 Dereham 2

To The Chairman and Members of the  
Planning Committee

All other Members of the Council – for 
information

Our Ref: HM/L.3.4

Contact: Helen McAleer 

Direct Dial: 01362 656381

E-mail: helen.mcaleer@breckland.gov.uk

Date 24 August 2017

Public Document Pack
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Schedule Item 1: Gressenhall: Land off Bittering Street
Residential Development of 5 new dwellings with associated access drive, 
parking, garaging and amenity space

Applicant: Abel Homes Ltd
Reference: 3PL/2015/1316/F
Recommendation: Approval
Author: Rebecca Collins, Principal Planning Officer

Page 31 of the Committee report summarises the response from the Flood 
and Water Management Team (Lead Local flood Authority, Norfolk County 
Council) and states ‘There is an incidence of flooding that has been 
investigated by Norfolk County Council in the vicinity of the site’.  An error has 
been made and the word ‘if’ has been missed from the beginning of the 
sentence.  Their response to the application is therefore amended to read:

‘If there is an incident of flooding that has been investigated by Norfolk County 
Council in the vicinity of the site, further information on key findings and 
recommendations are publicly available on our website’.

Page 36 of the officer’s report under the title ‘Flood Risk’ states that ‘despite 
recognising an incidence of flooding in the local area’.  This is obviously now 
incorrect in light of the Flood and Water Management Team/LLFA’s updated 
response.  The officer’s conclusions remain as per the committee report that 
any likely incidence of flooding in this location can be adequately dealt with by 
condition. 

Schedule Item 7: Great Ellingham: Land S E of Church Street & S W of 
Attleborough Road
Outline planning application for residential development of up to 60 
dwellings with all matters reserved except access

Applicant: AAH Planning Consultants
Reference: 3PL/2017/0265/O
Recommendation: Approval
Author:  Rebecca Collins, Principal Planning Officer 

Flood risk and drainage
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Paragraph 103 of the NPPF stipulates that: 

‘When determining planning applications, local planning authorities should 
ensure flood risk is not increased elsewhere and only consider development 
appropriate in areas at risk of flooding where, informed by a site-specific flood 
risk assessment following the sequential test, and if required the Exception 
Test, it can be demonstrated that:  
-  within the site, the most vulnerable development is located in areas of 
lowest flood risk unless there are overriding reasons to prefer a different 
location; and
-  development is appropriately flood resilient and resistant, including safe 
access and escape routes where required, and that any residual risk can be 
safely managed, including by emergency planning; and it gives priority to the 
use of sustainable drainage systems’.  

Policy DC13 of the Core Strategy states that:

‘preference is to manage surface water through the incorporation of SUDS 
unless this is not technically feasible or where it can be demonstrated that 
ground conditions are unsuitable for such measures’.

The application site falls within Flood Zone 1 and is therefore at low risk of 
flooding from various sources including that from rivers, tidal, surface water, 
reservoir and canal sources.  In order to ensure that the proposal would not 
give rise to an increased risk of flooding elsewhere the applicants propose the 
drainage design will incorporate SuDS as high up the management hierarchy 
as can be achieved taking in to consideration site constraints, with a last 
resort back up measure being a new sewer over third party land into the 
watercourse to the east of the site.

The Lead Local Flood Authority, (LLFA), have raised objections due to the 
absence of sufficient information to demonstrate a viable drainage strategy 
can be achieved.

Notwithstanding this, it is noted that the application is in outline with only 
means of access for consideration at this stage.  It is noted that a detailed 
drainage scheme could be secured by way of a suitably worded condition that 
would require the reserved matters application to demonstrate a viable means 
of draining, with a site layout which is reflective of the appropriate drainage 
method can be achieved and that can provide for sustainable drainage 
systems in order to accord with policy DC13 of the Core Strategy and Policy 
10 of the NPPF. 

If it is not possible to incorporate SuDs the applicants propose to connect to 
the existing sewer.  The LLFA have spoken to the Highways Authority who 
state ‘The developer could apply for a temporary Section 50 licence to lay 
private apparatus in the highway, subject to the agreement of streetworks and 
confirmation from Anglian Water that they have offered to adopt the sewer. 
Please note if Anglian Water have not offered to adopt the sewer, we wouldn’t 
allow a private sewer to be laid in the highway verge’.  As Anglia water have a 
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duty to connect; development of this site could be prevented unless a suitable 
drainage strategy has been first agreed; and given the options available it 
appears that there is reasonable likelihood that an appropriate strategy could 
be agreed to warrant a suitably worded condition. The following condition is 
therefore proposed to address this matter and the LLFA concerns:

Prior to the submission of a reserved matters application and notwithstanding 
the information already received with regards to drainage, a viable drainage 
strategy shall be submitted to and agreed in writing with the Local Planning 
Authority.  The detailed layout of the site, to be approved at reserved matters 
stage, shall be informed by the acceptable drainage strategy.  The 
development shall be carried out in exact accordance with the approved 
drainage strategy.  
Reason for condition:-
The information is required prior to the submission of a reserved matters 
application to ensure the site layout is informed by the requirements of the 
drainage strategy in accordance with Policy 10 of the NPPF and Policy DC13 
of the adopted Breckland Core Strategy.

The LLFA wish to maintain their objection, despite the proposed condition, 
above.  However, given that this outline application seeks permission for the 
principle of residential development on the site and the means of access only, 
it is considered that a suitable drainage strategy could be secured via 
condition and in principle residential development could be provided on the 
site whilst providing for sustainable drainage, that would not increase the risk 
of flooding elsewhere and not result in the pollution of groundwater, in 
accordance with paragraphs 103 and 120 of the NPPF and Core Strategy 
Policy DC13.  

BRECKLAND COUNCIL 
PLANNING COMMITTEE – 29 AUGUST 2017

SUPPLEMENTARY REPORT

Schedule Item 11: Sporle: Dunham Road
Residential Development for 5 new dwellings including means of access (part 
retrospective)

Applicant: Rowling Building Services
Reference: 3PL/2017/0669/F
Recommendation: Approval
Author: Natalie Levett, Senior Development Management Officer

Page 127 of the Committee report summarises the responses from the 
Consultations. The Council received further correspondence from the 
Environment Agency on 22 August 2017 reiterating the removal of their 
objection in respect of foul water drainage, subject to the following condition 
and informative:

Condition:
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Notwithstanding the provision of the Town and Country Planning 
General Permitted Development Order 1995 (or any order revoking 
or re-enacting that Order), any oil storage tank shall be sited on an 
impervious base and surrounded by oil tight bunded walls with a 
capacity of 110% of the storage tank, to enclose all filling, drawing 
and overflow pipes. The installation must comply with Control of 
Pollution Regulations 2001, and Control of Pollution (Oil Storage) 
Regulations 2001. Site operators should ensure that there is no 
possibility of contaminated water entering and polluting surface or 
underground waters.

Informatives:

Flood Risk Standing Advice. 

For your information this application falls within Flood Risk Standing Advice. 
In line with current government guidance on Standing Advice, it will be 
necessary, in this instance, for your Council to respond on behalf of the 
Environment Agency in respect of flood risk and/or surface water drainage 
issues. Please refer to the relevant standing advice, which can be found at: 
https://www.gov.uk/flood-risk-assessment-standing-advice 

Your council’s drainage manager should be consulted. 

Foul water drainage.

Foul water drainage from the proposed development shall be discharged to 
the public foul sewer, with the prior approval of Anglian Water.

Anglian Water Services Ltd. should be consulted by the Local Planning 
Authority and be requested to demonstrate that the sewerage and sewage 
disposal systems serving the development have sufficient capacity to 
accommodate the additional flows, generated as a result of the development, 
without causing pollution or flooding. If there is not capacity in either of the 
sewers, your council and in turn the Agency, must be reconsulted with 
alternative methods of disposal.

The condition is considered reasonable to be imposed to the permission.

With regard to the informative regarding foul drainage, a condition is 
recommended that the foul water is to be connected to the main sewer 
network. If this cannot be achieved, then the permission cannot be 
implemented. Anglian Water has advised that connection is possible but the 
applicant cannot apply until planning permission is granted.

On 23 August 2017, the applicant emailed their Quantitative Risk Assessment 
including Site Investigation prepared by Norfolk Partnership Laboratory. 
However, it is too late in the process to review it but is part of one of the 
recommended conditions. As a result, the applicant would need to submit a 
Discharge of Condition application if this application is approved.
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Appeals Summary – July

3PL/2016/1206/O

Spencer Lodge, Stone Road, Dereham – Outline planning permission for one 
detached dwelling

Dismissed

The Inspector stated that the undeveloped appeal site separating Oak View 
from Spencer Lodge contributes to the spacious character and appearance of 
the area in and around Stone Road.  The proposal would therefore fail to 
accord with Policies DC2 and DC16 of the Breckland Core Strategy and 
Development Control Policies Development Plan Document (2009) (DPD) 
which seek to achieve high standards of design for new housing and ensure 
new development preserves or enhances the character of an area.  For the 
same reasons the proposal would also be in conflict with the good design 
aims of the National Planning Policy Framework (the Framework).

3PL/2016/0360/F

Prince of Wales Lodge, Cherry Tree Lane, Stow Bedon

Dismissed 

The Inspector stated that rural housing should be located where it will 
enhance or maintain the vitality of rural communities. New isolated homes in 
the countryside should be avoided and given that the appeal site is in open 
countryside, beyond Stow Bedon and distant from any larger settlements, the 
proposed new homes would be isolated and unlikely to make a meaningful 
contribution to the vitality of a rural community.  The appeal proposal would 
also harm the character and appearance of the area.

3PL/2016/1102/O

Land off Main Road (Swaffham Road), Wendling

Dismissed 

The Inspector stated that the appeal site is located in the countryside and 
outside any settlement where paragraph 55 states that new isolated homes 
should be avoided unless there are special circumstances. Sufficient evidence 
was not provided however to demonstrate that the proposal would not be of 
material harm to the safety of users of the adjacent highway.  The Inspector 
concluded that the proposal would harm the character and appearance of the 
area and offer limited access to regularly required services and facilities 
conflicting with the development plan.
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An application for the award of costs was made and refused by the Inspector.

3PL/2016/1190/O

The Coach House, Low Lane, Rockland All Saints, Rocklands

Allowed 

The appeal was allowed and planning permission granted for the erection of a 
new dwelling and garage and minor alterations to existing access at The 
Coach House.  The Inspector concluded that subject to an appropriate design 
at reserved matters stage, the appeal proposal would have no adverse impact 
upon the character and appearance of the area.

3PL/2016/1314/F

Old Post Office, Main Road, Little Fransham 

Allowed 

The appeal was allowed and planning permission granted for residential 
development consisting of two dwellings with associated double garages.  
The Inspector concluded that the only partial dependence on the private car is 
significantly and demonstrably outweighed by the benefit of the provision of 
two dwellings and the small scale enhancement to rural community vitality 
and would amount to sustainable development.

An application for the award of costs was made and refused by the Inspector.

3PL/2016/1213/F

Land to the rear of Yaxham Mill, Norwich Road, Yaxham 

Dismissed 

The Inspector stated that the site lies within a remote location between 
Yaxham and Clint Green and the proposed reduction from two dwellings to 
one does not improve the issue that the site is not in an accessible or 
sustainable location.  However, the Inspector considered that the proposals 
would have limited impact on the character and appearance of the area.

3PL/2016/1203/O

Spencer lodge, Stone Road, Dereham 

Dismissed 
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The Inspector stated that the undeveloped appeal site separating Oak View 
from Spencer Lodge contributes to the spacious character and appearance of 
the area in and around Stone Road.  Despite the removal of part of an 
existing outbuilding and an existing semi-detached garage incorporated, the 
illustrative details show the proposed dwelling would fill the majority of the plot 
leaving little space between it and Oak View and Spencer Lodge, thus 
harming the character and appearance of the area.

3PL/2015/0254/O 

Land south of Mallard Road, Watton
                                             
Allowed 

In relation to the three elements of sustainability, the Inspector concluded that 
in terms of the economic role the proposal would contribute to building a 
strong competitive economy by providing a significant amount of construction 
jobs and future spend in the area by residents. Through the social role of 
sustainability, this would be addressed by the provision of significant amount 
of market and affordable housing, adjacent to a market town which is 
identified for growth. Finally in terms of the environmental aspect this 
predominantly related to the effects on the Breckland SPA. The Inspector 
concluded that in relation to this there would be no harm. Whilst the proposal 
would result in the loss of open fields, this would have a limited harm to the 
landscape, however this would be mitigated by the potential for an improved 
urban/rural interface. Overall the Inspector concluded that the proposal 
represented sustainable development in the context of the NPPF.

An application for costs was made and refused by the Inspector 
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