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Summary – This report concerns proposals from Bennett Homes to develop land on 
the edge of Attleborough for housing.  The proposal raises issues relating to planning 
policy, and impact on local character and amenities.   

 
1.   INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land at Slough Lane, Attleborough.  The proposed development 
would include the erection of 22 dwellings, the construction of a new access road and 
the provision of an area of public open space.  A mixture of two, three and four 
bedroom dwellings is proposed, including bungalows, 1½ storey and 2 storey 
houses.  Six of the dwellings would be provided as affordable housing.  A scheme of 
off-site highway improvements is proposed in connection with the development, 
which would include a new footway on Slough Lane and works to improve the Slough 
Lane junction with Buckenham Road. 
 
The application is supported by a number of technical reports, including a Design & 
Access Statement, Planning Statement, Flood Risk Assessment, Arboricultural 
Impact Assessment and a Contamination Desk Study & Risk Assessment.  A section 
106 legal agreement is being drafted which includes obligations relating to the 
provision of affordable housing, public open space, recreation contributions and 
financial contributions towards education (£71,667), transport (£3,000) and library 
facilities (£1,320).   
 
The application site is located on the southern edge of the built up area of 
Attleborough, approximately 1.2km from the town centre.  The site, which extends to 
1.05 hectare, was previously used as a piggery and includes a range of former farm 
buildings, hardstandings and an associated dwelling.  The site is adjoined to the 
north and east by residential properties and to the south and west by open 
countryside.   
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4.  PLANNING HISTORY 
Planning permission was refused in 2004 on grounds that the site fell outside the 
settlement boundary and that the proposed redevelopment for housing would conflict 
with policy.  This refusal was subsequently upheld on appeal.  



 
A planning application for 24 dwellings was submitted in 2008.  This application was 
subsequently withdrawn in order to allow revised proposals to be prepared.      
 
5. CONSULTATIONS 
Attleborough Town Council has raised no objection to the application, but has offered 
comments about planning policy, impact on neighbours and drainage.   
 
The Highway Authority has raised no objection to the proposed development subject 
minor revisions to parking provisions.  A number of conditions are recommended, 
together with the payment of a contribution towards public transport improvements 
(£3,000).   
 
The Environment Agency has raised no objection to the application, subject to 
conditions relating to drainage and contamination.  
 
The East Harling Internal Drainage Board has made various comments on drainage 
and flooding issues. 
 
Norfolk Police have raised no objection to the proposed development. 
 
The Council’s Environmental Health Officer has raised no objection to the application 
subject to conditions.  
 
The Council’s Strategic Housing Team supports the proposed provision of affordable 
housing. 
 
The Council’s Contaminated Land Officer has recommended that conditions be 
imposed requiring further site investigations. 
  
The Tree & Countryside Officer has raised concerns about the impact of the 
proposed on existing trees.   
 
The Environmental Planning Officer has made comments on policy matters relating 
to affordable housing, recreation provision and housing density.  
 
Three letters of objections have been received from local residents, raising concerns 
about increased traffic and loss of amenity due to overlooking and disturbance.     
 
6.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Delivering Sustainable 
Development’ and PPS 3 Housing’.  At a local level, the following policies contained 
in the Core Strategy & Development Control Policies DPD are relevant: Policy DC 1 
(Amenity), Policy DC 2 (Housing), Policy DC 4 (Affordable Housing), Policy DC 11 
(Open Space), Policy DC 12 (Trees), Policy DC 15 (Energy Efficiency) and Policy DC 
16 (Design). 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters 
relating to the delivery of new housing, ii) the effect of the development on local 
character and amenities.   
 



Planning policy 
The application site lies outside the Settlement Boundary for Attleborough.  
Accordingly the proposal would conflict with policies contained in PPS 7 which seek 
to restrict housing development in the countryside and outside defined settlements.   
 
Notwithstanding this conflict with countryside protection policy, the proposed 
development must also be assessed against national planning policy for housing.  
PPS 3 states that where a 5 year supply of deliverable housing land cannot be 
demonstrated (there is currently a 2.8 year supply in Breckland), favourable 
consideration should be given to housing proposals if they address satisfactorily PPS 
3 policies and development criteria.  In this respect, matters such as design quality, 
housing mix, environmental sustainability, the suitability of the site for housing and 
the efficient use of land are particularly relevant. 
 
The proposed development generally performs well when assessed against PPS 3 
development criteria.  Positive elements of the proposal include the fact that the 
scheme would provide for the redevelopment of a semi-derelict site which is well-
related physically to the existing built up area.  The development would not intrude 
into open countryside.  The scheme would provide a range of house types, including 
affordable housing for which there is an identified need.  In terms of sustainable 
construction, it is proposed that all dwellings would be fitted with air source heat 
pumps.  It is anticipated that this system would provide 40% of the energy 
requirements of the houses, exceeding the requirement of Policy DC15.  Whilst 
density levels fall below the PPS 3 recommended minimum of 30 DPH, it is 
considered that this is justified taking into account character of existing development 
in the area.  In terms of delivery, the applicant has confirmed that, if permission were 
to be granted, construction would start following completion of detailed design work 
and the proposed highway improvements (Spring 2011).  The applicant’s housing 
association partner for this development has confirmed it has capacity to support the 
affordable housing proposed.   
 
Policy DC4 of the Core Strategy & Development Control Policies DPD requires 40% 
of new developments to be provided as affordable housing.  The proposal to provide 
6 affordable units falls short of this requirement (which equates to 8 units).  However, 
two of the affordable dwellings proposed would be wheelchair adapted units suitable 
for disabled persons.  Given this enhanced standard of provision it is considered that 
the proposals are acceptable in their current form. 
 
Policy DC11 of the submitted Core Strategy & Development Control Policies DPD 
requires housing developments like this to make a financial contribution towards local 
recreation facilities.   In this instance, a small open space area is proposed on site.  
However, as this would only meet in part the requirements of Policy DC11, a financial 
contribution is required to address the play space shortfall and to meet sports 
requirements.  Discussions with the applicants are on-going on this point. 
 
Local character/amenity 
Development of the site for housing would be consistent with the established 
residential character of the surrounding area.  Bearing in mind the semi-derelict 
condition of the site, it is considered that the proposed development presents an 
opportunity to enhance the appearance of the immediate locality.  The scheme has 
been designed to reflect the established pattern of development in the vicinity, which 
is characterised by detached dwellings set in relatively generous plots.  The scale 
and design of the proposed dwellings would relate well to existing development in the 
area.  Proposed street scenes would include a range of house designs and sizes to 



provide visual interest.  A landscaped open space, enclosed by dwellings, would 
provide an attractive focal point.   
 
Whilst some effects on local amenity are inevitable with a development of the scale 
proposed, it is considered that the proposed housing scheme has been sensitively 
designed to minimise any adverse impacts.  Good separation distances would be 
maintained between new and existing dwellings, and bungalows are proposed in a 
number of critical locations due to avoid overlooking and loss of visual amenity.    
 
The application site includes a number of trees, eight of which are the subject of a 
Tree Preservation Order.  The protected trees are all located on or close to the 
boundary of the site where it adjoins open countryside.  These trees make an 
important contribution to the appearance of the area, and, together with existing 
hedging and new planting, would help to mitigate the visual impact of development 
and provide an appropriate edge to the built up area.  Whilst none of the protected 
trees are proposed for removal, it is considered that a number would be threatened 
by the proximity of proposed dwellings and infrastructure.  The loss of these trees, 
either directly as result of construction work or indirectly due to pressures caused by 
overshadowing etc, would adversely affect the appearance of the development and 
the area generally.  Discussions with the applicants are on-going on this point. 
 
Other matters 
Objections have been raised locally about the impact of traffic generated by the 
development on local roads.  However, the Highway Authority has raised no 
objection to the application on these grounds.  The proposed development would 
include a scheme of highway improvements designed to improve pedestrian links to 
the site and to increase visibility for vehicles at the junction of Slough Lane and 
Buckenham Road.  It is also proposed to extend the existing 30mph speed limit along 
the Buckenham Road and to provide a speed reactive warning sign.  Subject to these 
improvements, it is considered that the scheme is acceptable in terms of highway 
safety.   
 
Conclusion 
Whilst the proposed development site lies outside the defined settlement boundary, it 
is considered that the development would relate well to surrounding development 
and would not conflict with the wider objectives of countryside protection.  Given the 
current shortfall in housing land supply, PPS 3 requires proposals such as this to be 
given favourable consideration provided that the development would otherwise be 
acceptable.  Whilst the scheme generally performs well when assessed against PPS 
3 criteria, outstanding issues relating to tree protection and recreation contributions 
are such that it is not possible to recommend approval at this stage.  A further 
supplementary report will be issued following further negotiations with the applicant in 
relation to these matters.    
 
8.  RECOMMENDATION   
To follow.   

 


