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SPARHAM
Well Lane

Mr David Sayer
Church Farm House Well Lane

Simon Westaway Associates
46 Connaught Road Attleborough

Erection of five dwellings and access drive  

Full

3PL/2012/0050/F

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development 
Design and layout 
Relationship to facilities and services within existing settlement
Highway safety 
Amenity 
Trees and landscape 
Highways 
Contaminated land

 KEY ISSUES

The application seeks full planning permission for the erection of five dwellings and access drive.
Three dwellings would be affordable with two open market dwellings.   The development
comprises a terrace of three two storey two bedroomed dwellings at the front of the site with two
detached three bedroomed dwellings to the rear.  Proposed materials comprise red facing bricks,
cream/pink smooth render and clay pantiles.  Three photovoltaic panels are proposed to be
installed within the front facing roof slope of the terraced dwellings.  All five properties would be
served by a single access point onto Well Lane in the approximate position of the existing five bar
gate east of the site.  Close-boarded fencing of between 1.5 and 1.8 m in height is proposed to be
erected along part of the western boundary of the site with post and rail fencing to the frontage.    

The application is accompanied by a Land Contamination Assessment, a Planning Statement,
Design and Access Statement, Arboricultural Assessment and financial appraisal.

The site, which lies outside any Settlement Boundary, currently comprises a rough grassed area
once used as a poplar tree plantation and prior to that as part of a larger field in agricultural use.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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The site abuts the east side of a small housing estate at Well Close and lies 200 m north of the
Fakenham Road (A1067).  Single storey bungalows lie adjacent the western side boundary.  The
nearest dwelling to the east lies approximately 70 m from the eastern boundary of the site.   The
frontage of the site is currently bounded by a grassed bank with post and rail fencing above which
elevates the site from the highway by approximately 1 m.  The remainder of the site is bounded
by trees and hedging.  There are some small trees within the site.

3PL/2010/0700/O This application was refused as the proposal was for market housing and
therefore failed to comply with the Council's sustainable development policies for new housing
provision Refused 2nd August 2010

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.05
CP.09
CP.11
CP.14
DC.01
DC.02
DC.04
DC.05
DC.11
DC.12
DC.15
DC.16
DC.19

Developer Obligations
Pollution and Waste
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Open Space
Trees and Landscape
Renewable Energy
Design
Parking Provision

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

SPARHAM P C -   
Sparham Parish Council held a public meeting to discuss the above application on 20th February
2012 which was attended by the applicant and a number of neighbours.

There were several issues raised:

1). In places, the boundary fences, which separate the site from neighbouring properties owned

No

 EIA REQUIRED
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ENVIRONMENTAL HEALTH OFFICERS    

TREE & COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objections subject to conditions 

The applicant is to be commended for making every effort to retain existing trees and hedges.
Regarding the intended carriageway widening of Well lane - the oak tree on the south side of the
lane opposite the proposed new entrance is subject to TPO 2008 No.52. so any carriageway
widening should be strictly on the north side only.

The Strategic Housing Team support the proposal subject to agreement regarding affordable
rents, tenancies, nominations etc.  The affordable units will be required to be built to HCAs
design standards which includes meeting the published Housing Quality Indicators as well as
Code for Sustainable Homes Level 3.  There is a need for affordable housing in Sparham and
this proposal will assist in meeting this need.  Due to the scheme being put forward as an
exception site, the allocation of the affordable dwellings would be limited to people with a local
connection to the village. 

.

No objections subject to conditions

by Peddars Way Housing Association, have been moved.  This has not been carried out wilfully
but simply to circumnavigate trees and hedges which have grown up along the boundary over the
years. The original posts from the post and wire fence are still in place.  The Council suggests
that whilst all parties understand the situation, it would be appropriate for the applicant and
Peddars Way to formalise the situation without the need to remove trees and hedges and for the
avoidance of any boundary dispute in the future.

2). Boundary fences should be close boarded and of uniform height (1.8 to 2.0 metres high where
permitted) to preserve privacy.

3). The end terrace dwelling has an upstairs stair well window which overlooks the adjacent
bungalows and gardens.  This should be opaque by condition.

Those present were otherwise generally supportive of the application in that it offers some low
cost rental property and shared equity housing where presently few such properties are currently
available.  In addition the development once inhabited, will provide security to both the adjacent
bungalows and farm buildings which have suffered thefts via the site.

Sparham Parish Council resolved that it has no objection to the scheme as submitted and in light
of the foregoing, commends the application for approval.
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Representations have been received raising the following issues: 
Boundary treatments in relation to impact on privacy in relation to bungalows to the west

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a departure from the Council's
policy

Principle of development  
* Paragraph 55 of the National Planning Policy Framework states that in rural areas, local
planning authorities should be responsive to local circumstances and plan housing development
to reflect local needs, particularly for affordable housing, including through rural exception sites
where appropriate.  Local planning authorities should in particular consider whether allowing
some market housing would facilitate the provision of significant additional affordable housing to
meet local needs.  
* The site lies outside the Settlement Boundary of the village of Sparham and therefore the
application falls principally to be considered against Core Strategy DC5 Affordable Housing on
Exception Sites.  
* The proposal is supported by the Council's Strategic Housing Team as providing affordable
housing where there is a need within the parish and the mix of properties is considered
acceptable. 
* When this application was originally submitted the scheme was to provide five affordable
dwellings.  The scheme has subsequently been revised to provide three affordable units together
with two open market dwellings.  The scheme as amended therefore conflicts with criterion c of
Core Strategy Policy DC5 which states that a scheme should ensure that all dwellings will remain
available as affordable housing and exclusively for local need, in perpetuity, and that the
necessary management of the scheme can be permanently secured.  
* However, a residual land valuation appraisal has been submitted and officers including the
Councils Housing Enabling Officer have accepted that the information provided satisfactorily
demonstrates that the provision of five affordable dwellings on the site would be unviable.
* Policy DC11 requires all new residential development to provide a contribution towards outdoor
playing space.  Planning permission would be subject to a Section 106 Obligation to ensure that
three of the dwellings hereby permitted are provided and retained as affordable units and to
secure a financial contribution towards local recreation projects. 

Design and Layout 
* The scheme comprises a terrace of three two bedroomed cottages which would front towards

 ASSESSMENT NOTES

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

Concerns raised regarding the appropriateness of the density, form and character of the
proposal.  Regard should be had to the National Planning Policy Framework, DC5 and DC16.

No objections 

ASSET MANAGEMENT -  No Comments Received 
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Well Close which are set back from, but follow the same orientation as, the adjacent stepped
terrace of bungalows.  The buildings are of a traditional style with pitched red clay pantiled roofs
and brick or rendered walls with casement windows.   The two cottages at the rear include gabled
roof windows and entrance porches.  Plots 4 and 5 to the rear are proposed to be painted pink
and cream with black painted plinths.  The rear plots also have gable end chimneys in red brick.  
* The development aims to achieve Code Level 3 of the Code for Sustainable Homes.
* In summary, it is considered that the proposed dwellings are well designed and that the
proposed development has appropriate regard for existing built form.  It is therefore considered
that the proposed development would have an acceptable impact within the existing street scene
and on the rural character of the area
* With regard to density it is considered that the proposed density would be appropriate to this
rural location and that it would not be appropriate in this instance to increase the density to that of
the adjacent Well Close estate.
* The site is located approximately 70 m to the west of the Settlement Boundary of the village of
Sparham and therefore, whilst the site is not immediately adjacent to the Settlement Boundary, it
is considered that it is well related to it and has reasonable access to facilities and services within
neighbouring settlements. 

Amenity 
* The nearest neighbouring bungalow facing Well Close immediately adjoins the western
boundary of the site. It has one small ground floor window within the side facing gable end and
the proposed terraced block has one first floor window in each gable end which would serve
landings.  In addition, the proposed frontage dwellings would be significantly set back from the
immediately neighbouring dwelling.  The bungalows to the rear which form the eastern side of the
Well Close estate lie between 9 m and 10 m from the common boundary and are currently
screened by existing boundary features.  Close-boarded fencing is proposed along this boundary
of between 1.5 m and 1.8 m in height which would ensure that existing levels of residential
amenity would be satisfactorily preserved. 
* The two rear dwellings would be orientated at an angle to the common boundary with rear
facing windows facing north-west.  The dwelling proposed on plot 4 would be sited a sufficient
distance from the common boundary so as to ensure that existing residential amenity would be
satisfactorily preserved.  The nearest dwelling to the east would be sited some 70 m to the east
of the application site boundary and would therefore not be materially affected. 
* In summary, it is considered that the proposed development would have no significant impact in
relation to overshadowing, overlooking, loss of privacy or outlook in relation to existing
neighbouring dwellings. 
* The Council's Environmental Health Officer has been consulted and recommends approval
providing the development proceeds in line with the application details and subject to conditions.

Trees and Landscape 
* An Arboricultural Assessment has been submitted with the application and no objections have
been raised by the Tree and Countryside Consultant. However, reference is made to a protected
oak tree on the south side of the land opposite the proposed new entrance and that any
carriageway widening should be strictly on the north side only.    

Highways 
* Norfolk County Council Highways have been consulted on the proposals and have raised no
objections subject to conditions.

Contaminated Land 
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Planning Permission

3007
3046
MT02
3402
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920

Full Permission Time Limit (3 years)
In accordance with submitted plans
External materials as approved
Boundary screening to be agreed
Highway condition - private access only
Highway condition - visibility splay
Highway condition - Parking/turning etc provided
Highway condition - Parking provision during construction
Highway condition - Management Plan and Acess Route
Highway condition - Comply with Plan
Highway condition - Wheel cleaning
Highway condition - Use of wheel cleaning facilities
Highway condition - Off-site highway works
Highway condition - Off-site highway work completed
Highway condition - Details of access
Highway condition - Access works completed

 RECOMMENDATION

 CONDITIONS

* The Council's Contaminated Land Officer has been consulted on the proposal and no
contaminated land objections have been raised. 

Conclusion 
* The Council's Exception Site Policy requires that all dwellings proposed on such sites remain
available as affordable housing and exclusively for local need.  Paragraph 55 of the National
Planning Policy Framework states that Local Planning Authorities should consider whether
allowing some market housing would facilitate the provision of additional affordable housing.  In
this instance, three affordable units would be provided in an area where there is an identified
need within the parish.  
* A residual land valuation appraisal has been submitted and officers including the Councils
Housing Enabling Officer have accepted that the information provided satisfactorily demonstrates
that the provision of five affordable dwellings on the site would be unviable.
* It is considered that the proposed dwellings are well designed and the development has
appropriate regard for existing built form.  The site is well related to, albeit, not immediately
adjacent to, the Settlement Boundary of Sparham and has reasonable access to facilities and
services within neighbouring settlements.  
* The proposed development would have no significant impact in relation to overshadowing,
overlooking, loss of privacy or outlook in relation to existing neighbouring dwellings.  No
objections have been raised by the Tree and Countryside Consultant and there are no objections
from either Norfolk County Council or the Council's Contaminated Land Officer.  
* Approval is recommended subject to conditions and a Section 106 legal agreement ensuring
that three of the dwellings hereby permitted are provided and retained as affordable units and to
secure a financial contribution towards local recreation projects.
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3920
3920
DE10
3920
3998
4000
3996
3994
3994

Full written details to be provided of Air Source Heat Pumps
Heat Pumps to be mounted on a vibration mount
Obscure glazing
Remove PD rights
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
Highways Note
S106 Note
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WEETING
Lynn Road

Weeting Parish Council
c/o agent 

Dream-Haus Limited
103 Yew Drive Brandon

Change of use from agriculture to sports & recreation (D2e)  

Change of Use

3PL/2012/0578/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of the development
Impact on the cited features of the SPA (stone curlew)
Highway issues

 KEY ISSUES

The proposal seeks change of use of 4.48 ha of agricultural land to sports and recreation.
The proposal would provide 2 full size football pitches 1 three quarter size pitch and 3 five-a side
training/junior pitches.
Access to the site would be from the existing access to the land off the B1106 to a proposed
gravel car parking area.
The landowner has agreed a permissive footpath to link the proposed sports and recreational
facility with the new housing which was recently granted permission on appeal.

The site is located outside the Settlement Boundary to the north of the village of Weeting and
within the stone curlew buffer zone. 
The site is immediately adjacent to Breckland Farm SSSI.  The SSSI is part of the Breckland
Special Protection Area (SPA).  The site is also near to the Weeting Heath SSSI/Nature Reserve,
Breckland Special Area of Conservation (SAC) and Breckland Forest SSSI which are part of the
Breckland SPA.  Stone Curlew are cited as a special interest feature of the SPA.
The site is an open area of farmland.  There are 3 trees within the site.  There is no existing
boundary planting/treatment adjoining the highway and facing the SPA which is on the opposite
side of the road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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3PL/2008/0134/F - Construction of access to New Lodge Farm - approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE CONSULTANT    
Notwithstanding an adverse assessment the Habitats Regulations allow for deviation from strict
protection on the following grounds:
- the proposal must meet a purpose of "preserving public health or public safety or other
imperative reasons of overriding public interest including those of a social or economic nature
and beneficial consequences of primary importance for the environment".
In addition, The authority must be satisfied that;  "there is no satisfactory alternative" and
"that the action authorised will not be detrimental to the maintenance of the population of the
species concerned at a favourable conservation status in their natural range."
Arguments to satisfy these three tests are lacking.

Further information regarding the site selection process was requested but no additional
documentary evidence to demonstrate a thorough and transparent exploration of alternatives to
this sub-optimum site; provision of details of satisfactory effective mitigation for the identified
adverse effects on stone curlews and its synergy with other recent planning allowances nearby
have been provided in the agents response.

In the absence of a satisfactory resolution to the aforementioned concerns, and notwithstanding
the opinion of Natural England, the absence of a significant adverse effect on a special interest
feature of the SPA cannot be established and there must therefore be a presumption against
consent.

 CONSULTATIONS

CP.10
CP.11
CP.13
CP.14
DC.18

Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Community facilities, recreation and leisure

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

WEETING P C -   
No comments received - Parish Council are the Applicant.

No

 EIA REQUIRED
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NATURAL ENGLAND    

R S P B    

NORFOLK COUNTY COUNCIL HIGHWAYS    

Should this application be given consent the removal of permitted development rights would be
essential.

We note that there will be no floodlighting or building in connection with the sports pitches.  We
also note that the activity on the pitch will be during daylight hours. We therefore consider that it
is unlikely that birds will be disturbed during their active period at night. We do not hold any stone
curlew nest record data so are unable to verify the location of the nearest nest.  However, if the
nest record information is correct we consider it unlikely that birds nesting 1km away will be
disturbed by noise.  If other nest record information is submitted, then this aspect should be
reconsidered.  As we consider that there will not be an impact from this development, it follows
that no mitigation is required. 

We note the consideration of alternatives for this facility.

In view of the additional information submitted in connection with this application, Natural England
wishes to withdraw its objection on the basis of insufficient information and we now have no
objection to the application based on the information supplied. 

We note that the applicant refers to nesting records summarised in a report for the Cromwell
Close housing application.  Whilst these records indicate that nesting has not occurred recently
on the land adjacent to the site and is concentrated at a distance from the site, the application
would still need to prove that it will not adversely affect the wider SPA, not just those areas where
stone curlew are currently recorded nesting.  Presuming that the change of use is permanent, we
therefore expect the application to demonstrate that no impacts would occur that could limit the
capacity of the SPA to support nesting stone curlews in the future.

We are reassured by the applicant's statement that the proposal will not require any new
buildings and that no lighting will be provided.  Our outstanding concerns are in relation to the
increased human presence on site, from which visual disturbance would be expected.

If the applicant would be willing to provide a solid fence on all boundaries facing parts of the
Breckland SPA within 400m and maintain it for the duration of the use we consider this suitable
mitigation for the increased human presence during the stone curlew nesting period.  Should
suitably worded conditions be agreed for fencing and lighting then we would be happy to remove
our objection to this application.

Whilst I appreciate the playing field will benefit from vehicular access (via the access that was
approved under 3PL/2008/0134) I have concerns regarding access for pedestrians, of particular
concern being the more vulnerable highway users such as small children.

A playing field is a facility that should be open to the whole community and it is reasonable to
assume young children as well as organised sports clubs will use it.  It is also reasonable to
assume that at certain times of the year the playing field would be used late into the evening,
again potentially by children, and that users of the playing field may not leave until it begins to get



BRECKLAND COUNCIL - PLANNING COMMITTEE - 26-11-2012

DC131_new

Letters of support have been received from members of the community, Weeting football club,
Norfolk County FA

 REPRESENTATIONS

* The proposal is referred to Planning Committee as it is a major application.

* The current playing field and facilities are located within the centre of the village and easily
accessible by foot.  The applicant has indicated that that the existing pitch is no longer sufficient
to meet the needs of the growing football club.  The proposed site would be used in addition to
the existing facilities.  The applicant has indicated that there are no short term plans to provide a
pavilion/changing room/facilities on the site.

Principle of development
* Policy DC 18 supports sustainable proposals for community, recreation and leisure facilities
within key centres, market towns and local service centres.  Weeting has been identified as a
Local Service Village and therefore the principle is acceptable provided that it can be satisfactorily
demonstrated that this is an appropriate location for the development.

* Policy CP13 indicates that sports and recreational facilities should be sited in areas that allow

 ASSESSMENT NOTES

dark.  I consider it unrealistic to assume that everyone will access the site by car and I would
argue that there would be times when people wanting to use the facilities would arrive and leave
either on foot or by cycle.

The location of the proposed playing field is remote from the village and there is no continuous
footway that provides safe pedestrian access to / from the site.  The nearest footway stops
adjacent the Lynn Road / Cromwell Road junction some 200m south-west of the site and I do not
consider the grass verge appropriate alternative pedestrian provision in this instance.  I am of the
opinion that the playing field has the potential to engender some level of pedestrian traffic and I
consider it unsafe to encourage pedestrians to walk along this section of Lynn Road, especially
given the lack of pedestrian footway, the distances involved, the lack of street lighting and the
likely speeds of traffic on Lynn Road.  Accordingly this site is regarded as being inaccessible for
pedestrians - especially those with a disability.

I appreciate that this development is being progressed for the benefit of the local community and
that other sites as well as that proposed have been considered.  Should your Authority be
satisfied that the applicant has exhausted all other potential sites and there are no feasible
alternative locations to provide sport and recreation facilities closer to the village, then whilst I
have raised the above concerns I would stop short of formally recommending refusal.

However, should your Authority be of the opinion that an alternative site is better suited and you
are minded to refuse the application then I would be happy to support your decision and would
add a highway reason of refusal on the grounds of inadequate provision of off-site facilities for
pedestrians / cyclists / people with disabilities to link with existing provision and / or local services.
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for ease of access by a variety of methods and open space to be integrated within developments
as a preference to ensure easy access by foot.

* The site is located to the north west of the centre of the village along the C837 Lynn Road some
260m from the closest part of the Settlement Boundary and 800m from the current facilities.  It is
also immediately adjacent the SPA.

* Consideration should be given as to whether the proposed site is in an appropriate location for
the development both in terms of the constraints the close proximity of the SPA would have on
the ability of the site to accommodate future facilities such as changing rooms and the proximity
of the site to the village in terms of sustainability and accessibility.  It is considered the applicant
should provide details of alternative sites which are closer to the community and could
accommodate associated structures and why they have been discounted.

Impact on the special features of the SPA
* The site is immediately adjacent to land deemed capable of supporting nesting stone curlew
within the Breckland SPA (on the other side of the C873, Lynn Road).  It is also adjacent to land
to the north which is outside the SPA but is known to historically support nesting stone curlew.

* Natural England originally objected to the scheme.  However, following confirmation from the
applicant that no built structures or flood lighting would be provided, they have reconsidered their
comments and withdrawn their objection providing there would be no flood lighting and no
structures on the site in connection with the sports pitches.  They consider that providing there is
no night time lighting and ancillary buildings, the birds on Weeting Heath would not be affected.

* The RSPB has objected to the proposal.  Concern has been raised about the increased human
presence on the site which could limit the capacity of the SPA to support nesting stone curlew in
the future.  They have indicated that the objection would be removed if a solid fence were
erected, without any gaps and of a sufficient height to fully screen human presence from the
adjacent SPA.  Whilst the provision of such a fence would overcome the concerns of the RSPB, it
would result in the erection of a 320m length of fence adjacent the highway.  It is considered that
the fence would be visually intrusive and wholly inappropriate in this rural setting.

* It is agreed that the proposal is the subject of an Appropriate Assessment, however there is a
difference of opinion between Natural England and the Tree and Countryside Consultant in terms
of their interpretation of the implications for the land immediately adjacent the SPA and with their
view that no other mitigation measures are required.

* Natural England is of the opinion that only those parts of the SPA which currently carry nesting
stone curlew need to be considered.  Whereas the Tree and Landscape Consultant and RSPB
are of the opinion that all parts of the SPA supporting, or capable of supporting stone curlew are
the relevant land areas which affect the potential of the area for future breeding success.  It is
also considered that the proposal should include attested and effective mitigation measures to
prevent disturbance to stone curlews within and outside the SPA.  No additional mitigation has
been put forward as part of the application.  The agent has indicated that mitigation will be
provided as part of the recently approved Cromwell Close housing development.  However this
would result in double accounting which is not considered acceptable.  In view of the above, the
Tree and Landscape Consultant concluded that there must be a presumption against consent
because the absence of an adverse effect on the stone curlew feature of the SPA cannot be
established.
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* The recent Planning Inspector's decision regarding the adjacent Cromwell Road housing
development is a material consideration.  The Inspector was firmly of the view that Natural
England is the Secretary of State's Scientific Advisor on the subject of biodiversity stating "Its
evidence should only be rejected where there is clear objective scientific evidence which
contradicts it."  This application is sensitively located, being directly adjacent the SPA.  However,
there is a consensus that the removal of all structures, including floodlighting would be required in
order to enable a scheme to be approved.  Natural England has only been able to arrive at their
position subject to conditions.  This is a reflection that a fully functioning recreational ground
complete with facilities cannot be concluded by Natural England, RSPB and the Tree and
Countryside Consultant not to have an adverse effect on the SPA.  The applicant has accordingly
confirmed that no structures will be provided on the site.  

Alternative sites
* It is considered that the proposed site is some distance to the north of the village and is
inaccessible in terms of pedestrian access.  There is currently no continuous footpath link to the
site from the village and therefore there are concerns about safe and convenient access by those
not travelling by car to the site.  The landowner has offered a permissive footpath as part of the
recently approved residential development on the adjacent site however this is not a direct route
and there is no indication as to when it would be available for use.  It is considered that there is
other land within the parish which is better related to the village and further away from the SPA.
Policy DC 18 required a supporting statement to justify the sustainability of the proposed location.

* The agent has indicated that three alternative sites were considered and discounted.  These
included land to the south of Peppers Close, land around Weeting School and land near the
bowls club.  A short statement has been submitted to indicate why these sites were not
considered appropriate by the applicant.  The reasons including; being adjacent to an ancient
monument, a site of archaeological interest, landowners not willing to release the land or the cost
being financially prohibitive.

* The submitted information was considered to be limited with no documentary support to
demonstrate that there is no satisfactory alternative.  The applicant has therefore been asked to
provide further information in respect of site selection. However no further information has been
forthcoming.  In the absence of evidence that a robust and transparent site selection process has
been undertaken it is considered that the proposal fails to demonstrate that this is an appropriate
site for the development.

Highway issues
* The Highway Authority has raised strong concerns regarding the remoteness of the site and
accessibility of the site to non vehicular users.

Other issues
* The layout of the pitches has had regard to the 3 existing trees within the site which would be
retained.

Conclusion
* Whilst there is no doubt that there is a need for additional facilities, it has not been adequately
demonstrated that the recreational facilities are located in an appropriate sustainable location in
the village in terms of sustainability and accessibility to non car users.  Moreover the site is sub
optimal in terms of the constraints the proximity to the SPA places on the ability of the location to
support future facilities.  Conditions required by Natural England would prevent the erection of
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Refusal of Planning Permission

9900 DC18 - inappropriate location

 RECOMMENDATION

 REASON(S) FOR REFUSAL

buildings and structures such as lighting and thus would limit the benefit to the village. 
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SHIPDHAM
Wood Farm
Church Lane

Mr T Thompson
Wood Farm Church Lane

Paul Took Planning
60  Neatherd Road Dereham

Development of eight homes with care units including communal area 

Full

3PL/2012/0770/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Provision of residential accommodation in the countryside
Highway safety
Landscape impact
Protected species

 KEY ISSUES

The application seeks full planning permission for the erection of eight residential units and a
central communal area.  The units will all be one bedroom and provide the same level of
accommodation which will include a kitchen, lounge and bathroom.  All of the units will be for
people aged 55 and over with dementia and will be served by visiting carers. There will be no
carers living on site but the scheme will be tied to a carer provider, the same group that runs the
nearby Manor House.  However the applicant does not wish to restrict other carers if the residents
have an existing, established carer.

The units would be constructed at Wood Farm.  There are a small group of dwellings at Wood
Farm to the west of the proposed care units.  To the north, south and east of the proposed units
are open fields. The site is located at the end of Church Lane and is situated approximately 400m
from the Shipdham Settlement Boundary.

. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

Recommend refusal. Church Lane is a substandard road to serve such a proposal. There would
be an increase in vehicles using the inadequate visibility splays at the junction of Church Land
and the A1075 and the site is remote from facilities and so would be heavily reliant on car usage.

No objection subject to unexpected contamination condition.

Several issues arise which suggest that this application has not been detailed to a sufficient level
to allow confidence.

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

BRADENHAM P C -  No Comments Received 

SHIPDHAM P C -   
No objection.

No

 EIA REQUIRED
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ENVIRONMENTAL PLANNING    

HOUSING ENABLING OFFICER    

1. The ecological survey/report by Norfolk Wildlife Services (NWS) cites Norfolk Wildlife Trust's
records as a sufficient source. I am not confident that these are an adequate source and consider
that those records held by Norfolk Biodiversity Information Service would properly be the more
complete source.
2. NWS report a medium sized population of great crested newts on site. Development of the
scale proposed may have a significant adverse effect on the newts and it is likely that a European
Protected Species Mitigation License would be required prior to development. Before granting
any consent the Local Planning Authority needs to be confident that a license would be
forthcoming. In the absence of a full mitigation and management plan for the newts this
conclusion cannot be reached.
3. The Arboricultural Impact Assessment appears optimistic in its accommodation of buildings
amongst the trees - particularly so as no details of service trenches have been considered. It is
likely that when service lines are considered the number of constraints will prove prohibitive to
integrating the proposed development with retention of the trees. Loss of significant tree cover in
this location would be contrary to policy DC12.
4. The combined existing and proposed development approaches the status of a satellite
settlement to Shipdham and is incongruous with the form and character of the general land use.
NPPF paragraph 125 cautions against introducing light pollution to 'intrinsically dark landscapes. 

The application proposes 8 self contained market dwellings on land outside of the settlement
boundary in Shipdham. The units include an element of communal space, and shared outdoor
space, with the planning application stating that there would be an element of care provided
through the scheme. The planning application provides only limited information on the care
element proposed within the scheme. The application does not propose to include age
restrictions on the dwellings. Furthermore, the Land Use Gazetteer classifies all forms of
sheltered accommodation as C3, dwelling houses.

The relevant planning policies for this application are contained within Core Strategy Policy CP14
Sustainable Rural Communities. CP14 provides the criteria of when residential development
outside of settlement boundaries would be acceptable. This planning application does not
demonstrate that it meets any of the criteria. 

Within Breckland there is a considerable shortage of appropriate accommodation for people with
dementia. The Norfolk Housing and Support Strategy for Older People highlighted a deficit of 105
housing units with care places in the county and 18 places within Breckland. The Strategy also
highlights that 24% of the 28,500 older persons households in Breckland have a social care need
with 2.2 % of this group having very high social care needs. The older people proportion of our
community is set to rise to 43,500 households by 2029. This small project linked to a privately run
residential home will provide a welcome addition to the provision of supported accommodation.
The units are designed for purpose and the setting will offer a tranquil environment for those that
will reside in the units. The units are being offered for rent which will provide greater access to
those in need.

The site is outside the development boundary and we would usually expect 100% affordable
housing on a scheme like this, but the wider benefits and the contribution the scheme will make
to meeting the housing need of those with supported housing requirements should outweigh
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None

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of a Ward Member.

Provision of residential accommodation in the countryside / sustainability
* The application seeks approval for the construction of eight new dwellings in the countryside.
The units would be classed as 'C3' under the Use Classes Order given that they would all be self
contained and there would be no carers on site.  The NPPF states that 'Local Planning
Authorities should avoid new isolated homes in the countryside unless there are special
circumstances.' The proposal does not constitute a special circumstance when assessed against
the criteria of the NPPF. It is considered that such a development should be constructed either
within a Settlement Boundary, or if such a site is not available, adjacent to one.  If eight
residential units were constructed in this relatively isolated location all visitors and carers would
heavily rely on car usage and so the proposal would not be in line with the recommendations of
the National Planning Policy Framework which states that 'The purpose of the planning system is
to contribute to the achievement of sustainable development'.
* It is accepted that there is a need within Breckland for this proposal. However, as with other
forms of housing, such development should occur in sustainable locations with easy access to
existing facilities. Advice in the recently published NPPF encourages the importance of being able
to make everyday journeys without reliance on a motor car.  The site is some 500m - 1Km away
from local services within the village and such distances would preclude any realistic opportunity
of encouraging a modal shift away from the private car towards public transport.

Highway Safety
* The site is served via a long private track known as Church Lane with access onto the A1075
via Church Lane itself or New Road (which comes off Church Lane). Church Lane is flanked on
each side by mature vegetation and crops and vehicle passing opportunities are limited to private
/ farm accesses. If two vehicles were to meet along Church Lane this is likely to result in one or
both of them having to stop and reverse over long distances to facilitate passing.
* Some 500m south-east of the site, the private section of Church Lane adjoins the public
highway, the A1075. The A1075 is the main route through the village of Shipdham and has the
primary function of carrying traffic safely and freely. The level of visibility available at the junctions
of Church Lane and New Road with the A1075 falls considerably short of recommended visibility.

 ASSESSMENT NOTES

those who have a general housing need. We would still seek to have a local connections criteria
attached so that those from the local community and then surrounding parishes have the option
to be considered for the available accommodation first.

A section 106 agreement that sets out a local connection criteria for occupation of the units and
that there is evidence that a support provider is in place prior to the scheme commencing will be
required.

NATIONAL GRID -  No Comments Received 

PRIVATE SECTOR HOUSING -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 26-11-2012

DC131_new

Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

* The applicant may argue that given the intended use of the properties i.e. as homes with care,
that car ownership levels would be lower than that of a family home and as such residents will not
give rise to as many vehicle movements. Whilst to some degree this may be the case it should be
taken into account that the intended use of the site for homes with care may lead to regular visits
from medical and/or support staff.  Furthermore, all of these movements would be reliant on
accessing the public highway via Church Lane or New Road and subsequently onto the A1075
Church Close.
* The lack in junction visibility is compounded by the lack in forward visibility for those vehicles
heading south on the A1075 and wanting to turn right into New Road. The level of forward
visibility at this location is significantly below acceptable levels.

Landscape Impact
* The proposed units would be situated in an isolated location, with open fields adjacent to three
sides of the site.  The development would therefore be highly visible on the landscape and would
have a negative impact on the visual amenity of the area because it would represent urban
expansion into the countryside.  It is accepted that there are existing buildings to the west of the
site but they would only partially offset any impact.

Protected Species
* The Tree and Countryside Consultant has not been provided with sufficient information to
adequately assess the impact of the proposal on protected species.

Tree Protection
* No details of service trenches have been considered as part of the arboricultural report and it is
likely that when service lines are considered the number of constraints will prove prohibitive to
integrating the proposed development with retention of the trees. The Tree and Countryside
Consultant has stated that the probable resulting loss of significant tree cover in this location
would be contrary to policy DC12.

Other Issues
* The proposed units would not be located in close proximity to any other dwellings and so there
would be no harmful impact on residential amenity with regard to loss of sunlight, overlooking and
over dominance.
* The design of the units, which would be single-storey in height (apart from the communal area),
is considered to be acceptable in this rural location.

Conclusion
* The application is recommended for refusal because it would represent an unsustainable form
of residential development, without special justification, in an isolated rural location which would
be detrimental to highway safety.  The proposal would also have an unsatisfactory impact on the
landscape and there would be unacceptable loss of tree coverage.  The applicant has failed to
adequately assess the potential impact of the proposal on protected species.  
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9900
9900
9900
9900

Contrary to Policy DC2
Contrary to Policy DC12
Contrary to Policy CP 10
Highways reason for refusal
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BEESTON
Land adj. to Brereton & Lazy Acre
Dereham Road

Middleton Developments Ltd
Rookery Barn Herne Lane

Mr C Smith
Down Ampney Well Hill

Proposed 3 no. dwellings & garages  

Full

3PL/2012/0937/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Design and character 
Residential amenity 
Highway safety
Trees

 KEY ISSUES

This application seeks full planning permission to demolish part of an existing detached bungalow
known as Brereton and to construct three detached two-storey dwellings and garages on garden
land to the rear of Lazy Acre and Brereton. Access to the new dwellings would be provided by a
shared access off Dereham Road.  Brereton would be accessed off the existing access.

The application site comprises a plot of land to the rear of Brereton and Lazy Acre in the village of
Beeston.  The site lies within the Settlement Boundary of the village.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No

 

 EIA REQUIRED

No Allocation
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3PL/2012/0777/F - Proposed Reconstruction of Brereton and Erection of Three Dwellings and
Garages - Withdrawn
3PL/2010/1002/F - Proposed Three Dwellings and Garages - Refused on 1st December 2010
and dismissed on Appeal.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.01
DC.02
DC.11
DC.12
DC.16
DC.19

Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

BEESTON P C -   
The Parish Council objects to this application.

The Parish Council does not believe that the reasons for the dismissal of the appeal for a
previous application have been overcome.
The objections to the proposed layout of the cul-de-sac between Brereton and Lazy Acre are as
follows:-
1. the layout of the entrance drive does not provide space for a vehicle entering and leaving the
proposed development to wait for a reasonable time to avoid obstructing traffic on Dereham
Road.
2. does not provide a reasonable place for household refuse bins to be left prior to collection.
3. does not show how delivery vehicles ( for fuel oil, bulky household commodities and household
removal vans) would be able to wait without obstructing traffic and forward visibility in Dereham
Road, close to an existing primary school. 
4. depends on an incorrect assertion that sound reduction between the proposed access road
and the existing dwellings will meet the WHO standard.

The safety of children walking to the primary school or the school bus is of major concern as
Dereham Road is a very busy road at this point with vehicles proceeding to the industrial area.
There is no footway and there is at present no refuge to the side of the road for children when
there are two vehicles passing along this road. The additional traffic and parking of vehicles at
this point would only increase this safety concern. The Parish Council is currently in discussion
with Norfolk County Council to provide refuges to the side of the road because of this problem.
The Parish Council objected previously to the development of this site as it felt that the form and
construction of the dwellings is wrong for this site. 
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Letters of objection have been received from local residents on the grounds of  overlooking and
loss of privacy, overdevelopment, detrimental impact on the character of the area, undesirable
precedent, impact on residential amenity in respect of increased noise and disturbance, highway
safety and emergency services access, lack of facilities in the village to serve family houses and
unacceptable disturbance during the construction phase. 

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward Member.
* Members will note that planning permission was refused for three dwellings to be constructed
on the site in 2010 (ref: 3PL/2010/1002/F).  The application was subsequently dismissed on
appeal.  This 2010 application was refused primarily on the grounds of the impact of the scheme
on the residential amenities of neighbouring properties, including Lazy Acre and Brereton, in
terms of loss of privacy and increased noise and disturbance, and its impact on the open
character of the area.

Principle of development
* The application site lies within the Settlement Boundary for Beeston where the principle of new
residential development is supported by the National Planning Policy Framework (NPPF) and
Policy DC2 of the Breckland Core Strategy.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

No highway objection subject to the imposition of conditions in respect of access, turning and
parking, construction of vehicular crossing, the erection of gates and drainage.

No objection.

No objection subject to the the imposition of a condition in respect of Protective Fencing

Paragraph 53 of the National Planning Policy Framework states that local planning authorities
should consider the case for setting out policies to resist inappropriate development of residential
gardens, for example where development would cause harm to the local area. This development
is, in the opinion of the Parish Council and a considerable number of residents, totally
inappropriate.

Much has been made by the current government of the Localism Act and listening to the local
inhabitants. This development would affect the near neighbours as the properties would be
overlooked by the construction of two storey dwellings and the Parish Council requested that the
concerns of the local residents be taken into consideration when determining this application. 

HEALTH & SAFETY EXECUTIVE -  No Comments Received 
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Character and design
* Concerns have been raised by both the Parish Council and local residents in respect of the
impact of the scheme on the character of the area and that the proposal would constitute
overdevelopment.
* Whilst both Brereton and Lazy Acre are bungalows, two storey dwellings are not considered to
be out of keeping because there are other two storey dwellings in the area. The proposed
dwellings are also considered acceptable in terms of their design and would accord with Policy
DC16. 
* Furthermore, whilst the 2010 application was refused on the grounds that the dwellings would
impact upon the open character that would currently be experienced from the neighbouring rear
gardens due to being unduly dominant, the Planning Inspectorate did not dismiss the appeal on
this ground.  This is an important planning consideration and such, it is not considered
appropriate to refuse the amended application on this ground.

Residential amenity
* Whilst concerns have been raised by local residents in respect of the impact of the scheme on
the residential amenities of nearby properties, it is not considered that the surrounding properties
would be adversely affected in terms of overlooking and loss of privacy.  As concluded by the
Planning Inspectorate, the window arrangements and separation distances between the existing
and proposed dwellings are such that the residential amenities of these properties would be
adequately safeguarded.  
* The only contentious issue in respect of amenity relates to whether the proposed access
passing in close proximity to the existing dwellings known as Lazy Acre and Brereton, would have
a significantly detrimental effect on the amenities of these properties in terms of causing an
unsatisfactory level of noise disturbance. The Inspector, in dismissing the appeal, cited this issue
as the only outstanding matter when the appeal was dismissed.
* Notwithstanding that the access to serve the proposed dwellings would pass between these
properties, the scheme has been amended in a manner which would improve the separation
distances, particularly in respect of Brereton, which was cited as a reason for dismissing the
Appeal.  The separation would be achieved through the demolition of part of Brereton and the
reconfiguration of the accommodation.  On the basis of these amendments, and the use of
appropriate surfacing of the access, it is not considered that the amenities of these properties
would be significantly affected.       

Highway safety
* The application has been assessed by the Highway Authority who have confirmed that they
have no objection to the proposal subject to the imposition of conditions.

Trees
* Whilst there are a number of trees on the site, the Tree and Countryside Consultant has
assessed the submitted Arboricultural Impact Assessment and accepts the conclusions. It has
been requested that a condition is imposed in respect of tree protection. 

Conclusion
* The principle of residential development is considered acceptable.  The scheme would
adequately protect the amenities of neighbouring properties, safeguard highway safety, protect
existing trees, be acceptable in terms of design and density, and would not significantly detract
from the residential amenities of the occupants of Lazy Acre and Brereton.
* For the reasons outlined above, it is considered that the proposal complies with the relevant
planning policies, and is recommended for approval subject to the imposition of conditions. 
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Planning Permission

3007
3046
MT02
3414
HA07
HA14
HA24
PD01
PD05
PD06
PD08
3995
3737
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
External materials as approved
Fencing protection for existing trees
New access - construction over ditch/watercourse
Access gates - restriction
Provision of parking and servicing - when shown on plan
No additional windows at first floor
No PD for extensions or roof alterations.
No PD for extensions, garages, ancillary buildings
No PD rights for garages and ancillary buildings
NOTE - Unilateral undertakings
Inf 2
Inf 8
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS
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HARLING
Cloverfield
Lopham Road

Mr & Mrs P. Burton
Cloverfield Lopham Road

G.Durrants and Sons. Ltd
Durrants Chartered Surveyors Pump Hill House

Residential development of 17 dwellings with associated roads and infrastructure

Full

3PL/2012/0946/F

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of residential development
Design and character
Highway safety
Residential amenity
Trees and landscape

 KEY ISSUES

This application seeks full planning permission to demolish an existing dwelling, known as
Cloverfields, and construct 17 two-storey dwellings and associated garages on land off Lopham
Road in East Harling.  The scheme would comprise of a mixture of two, three and four bedroom
detached and semi-detached dwellings. 

The site benefits from extant planning permission for 17 dwellings to be constructed on the site
which was granted at Appeal on 25th May 2011 (3PL/2010/1079/F). 

The current scheme differs from that previously approved in terms of the layout of the proposed
dwellings and the creation of new additional vehicular access off Lopham Road.

The application site is located close to the south-eastern edge of the village of East Harling and is
approximately 0.80 hectares.  The site comprises of a substantial bungalow known as
Cloverfields, its gardens and an open field to the rear. A number of outbuildings are also located
within the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No Allocation
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The site also includes a belt of pine trees and is adjoined by an existing housing development to
the west and to the east by a small group of commercial units.  Planning permission has also
been granted for the development of housing on the land to the east.

Full planning permission was granted at Appeal for a proposed residential development of 17
houses on 10th January 2011 (ref:3PL/2010/1079/F). 

There are a number of other applications which relate to this and the larger adjoining site which
are as follows;
3PL/2012/0786/F - Minor material amendment to pp ref: 3PL/2009/1066/F to change the design
of house no's 8,10 and 12 - Approved on 24th October 2012.

3PL/2009/1066/F - Demolition of existing redundant industrial buildings and erection of 10 houses
(resubmission of pp ref: 3PL/2008/0579/F) - Approved on 23rd February 2010.

3PL/2009/1065/F - Residential development of 15 houses (Resubmission of planning application
ref: 3PL/2009/0589/F) - Refused on 18th February 2010.  

3PL/2009/0499/F - Variation of condition 21 of pp ref: 3PL/2008/0579/F to specify code level 3
instead of level 4 - Approved on 15th July 2009.

3PL/2008/0579/F - Demolition of redundant industrial buildings and erection of 10 houses
(revised layout) - Approved on 13th January 2009.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.05
CP.11
CP.12
CP.14
DC.01
DC.02
DC.04
DC.11

Housing
Developer Obligations
Protection and Enhancement of the Landscape
Energy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

No

 EIA REQUIRED
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Letters of objection have been received from the owner of nearby land on the grounds of the
previous use of the site as a haulage business and the potential for contamination. Concern has
also been raised in respect of the impact of the additional access on highway safety and
associated works.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objection raised subject to the imposition of conditions relating to footway works, foul and
surface water drainage and garage provision.

No objection subject to the scheme being designed in accordance with the Secured by Design
standards.

No objection subject to consideration being given to the retention/removal of the trees to the rear
of the site.

No objection subject to a 40% on-site provision of affordable housing in accordance with Policy
DC4 (9 of the 17 dwellings of a mix to be agreed with the Council), with the affordable units
constructed to at least the minimum HCA design standards and be delivered free from public
subsidy.

No objection subject to the imposition of conditions in respect of contamination.

No objection subject to the imposition of conditions to alleviate potential residential amenity
issues in respect of plot 17D.

 CONSULTATIONS

DC.12
DC.16
DC.19

Trees and Landscape
Design
Parking Provision

HARLING P C -   
In view of the Planning Inspectors decision, we make no comment on this application.

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 
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A joint letter has also been received from the occupants of 32, 33, 34, 34A, 35, 36, 37, 38 and 39
Hamblings Piece stating that whilst they do not support the principle of building houses on the
site, it would be desirable for the belt of trees to the rear of the site to be removed on the grounds
of them being dangerous and reducing light to existing and the proposed properties.  

* The application is referred to Planning Committee because it is a major application.

Principle of residential development
* Whilst part of the site lies outside the Settlement Boundary for East Harling, the principle of
residential development has been established through the granting of planning permission on the
site in 2011 (ref: 3PL/2010/1079/F).

Design and character 
* The amended layout and design of the proposed development is considered broadly
acceptable.  Notwithstanding that the access has been repositioned, it is considered that the
informal layout, to include development fronting onto Lopham Road, would reflect the character of
the area.  Notwithstanding that the development lies to the edge of the village, given that the
development would be positioned between established housing to the west and proposed
housing to the east, it is considered that no significant intrusion into the wider countryside would
result.
* Conditions have been imposed in respect of the materials to be used in the construction of the
dwellings.

Highway safety
* Whilst concern has been raised in respect of the acceptability of the new revised access off
Lopham Road to serve the development, no objection has been raised by the Highways Authority
to the scheme subject to the imposition of conditions in respect of surface and foul water
drainage, access and garage proportions.   

Residential amenity
* Notwithstanding that the site is surrounded by existing and proposed residential development, it
is considered that the scheme has been designed in a manner which would adequately safeguard
the residential amenities of these properties in terms of light, privacy and disturbance. 
* No objection has been raised by the Environmental Health Officer on amenity grounds subject
to noise protection conditions being imposed in respect of plot 17D due to its proximity to the
commercial units.

Trees and landscape
* The scheme includes an element of soft landscaping and open space, and on this basis no
objection has been raised by the Trees and Countryside Consultant on the grounds that the
scheme would accord with Policy DC12 of the Adopted Breckland Core Strategy.
* However, concern has been raised locally in respect of the retention of the belt of pine trees to
the rear of the site on safety grounds due to their excessive height.  The Tree Officer has stated
that, in his opinion, the trees are not suitable for protection through a Tree Preservation Order,
and would raise no objection to their removal subject to an alternative form of native planting
being incorporated into the scheme to maintain the landscape separation between the two ages
of development.  Discussions are currently taking place with the agent in respect of this matter,
and members will be updated verbally at the meeting.

 ASSESSMENT NOTES
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Planning Permission

3007
3046
MT03
MT09
3944
3946
3408
HA01
HA02
HA03

Full Permission Time Limit (3 years)
In accordance with submitted plans
External wall and roof materials to be agreed
Flintwork Panel
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Landscaping - details and implementation
Standard estate road conditions
Standard estate road condition
Road Surfacing

 RECOMMENDATION

 CONDITIONS

Open space and affordable housing contributions
* As part of this application the developer has stated that they are willing to provide affordable
housing and provide a contribution in respect of the provision of children's play and outdoor
space, in accordance with Policies DC4 and DC11 of the Breckland Core Strategy.
* The Council's Enabling Officer has stated that a need for affordable housing exists in the
village, and that 9 of the 17 units should be 'affordable'. 
* Such contributions will be secured through a S106 agreement which is currently being prepared
by the applicant.  This document will need to be completed prior to the granting of planning
permission.

Other issues
* Concern has been raised in respect of the past uses of the site, and the potential for
contamination.  However, no objection has been raised by Councils Contaminated Land Officer
subject to conditions being imposed in respect of the need for a desk study to be carried out prior
to the commencement of works, and measures being carried out in the event of contamination
being found.
* In regards to Policy CP12, the dwellings have been designed to be sustainable up to Code 4
level.
* No objection has been raised by the Crime Prevention Officer, subject to the proposed
dwellings being designed in accordance with the Secured by Design principles.  
 
Conclusion
* In conclusion, it is considered that, on balance, the revised scheme for residential development
is acceptable in terms of its design, scale and layout, would protect the amenities of existing and
proposed residents, and would adequately safeguard highway safety.  Furthermore, subject to
the S106 agreement being completed, sufficient provision would be made for affordable housing
and open space, and issues such as contamination and landscaping can be dealt with adequately
through the use of conditions.  
* The proposal therefore accords with the relevant policies of the Breckland Core Strategy and
the National Planning Policy Framework, and is recommended for approval.
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Garages- size and retention for parked vehicles
Boundary treatment condition
Design condition
NOTE: Reasons for Approval
Highways note
Crime prevention note
Contaminated Land - Informative (Extensions)
Non-standard note re: S106
NOTE - Unilateral undertakings
Variation of approved plans
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ATTLEBOROUGH
Land at London Road

Taylor Wimpey UK Ltd
C/o Agent 

DLP Planning Ltd
4 Abbey Court Fraser Road

Erection of 375 dwellings with assoc.parking, garages & landscaping(Full) &
Outline for Employment Development (Re

Hybrid

3PL/2012/0958/H
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Planning policy
Development viability
Local character
Residential amenity
Transport
Drainage

 KEY ISSUES

* Proposals for a housing and employment development have been resubmitted following the
refusal of similar proposals in July 2012.  The application includes a detailed scheme for 375
dwellings, together with associated access roads and public open space/allotments and an outline
scheme for the development of 3.9 hectares of land for employment purposes, with all matters
reserved except means of access.  
* The proposed residential development would occupy a net area of 10.6 hectares, and would
comprise 25 x 1 bed dwellings, 43 x 2 bed dwellings, 238 x 3 bed dwellings, 41 x 4 bed dwellings
and 28 x 5 bed dwellings.  A total of 94 units (25%) would be provided as affordable housing,
including 8 wheelchair bungalows.  A number of areas of open space are proposed (2.4 hectares)
providing children's play areas, amenity green spaces, allotments and areas for sport, including a
tennis court and kick about areas.  In addition 1 hectare of allotment space would be provided.
Two new accesses are proposed on London Road to serve the housing development.  
* The proposed employment development would provide for up to 12,000 square metres of
floorspace for uses falling within Use Class B1 (light industrial/offices) and B8
(warehousing/distribution).  Indicative plans show a range of units accessed off a central road,
with screening to the adjacent residential areas.  A new access onto London Road is proposed to
serve the employment development.
* The application is supported by various technical reports and evidence, including a Planning

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys
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Statement, Design & Access Statement, Statement of Community Engagement, Archaeological
Assessment, Arboricultural Assessment, Ecological Assessment, Landscape Strategy, Flood Risk
Assessment, Foul Drainage Strategy, Contamination Report, Noise Impact Assessment, Interim
Travel Plan and Renewable Energy Report.
* A draft section 106 agreement has been prepared.  Obligations contained therein would relate to
affordable housing, public open space, and financial contributions towards schools and libraries.
* The application differs from that refused in July 2012 in the following respects: no two-and-a-half
storey properties are proposed on the London Road frontage, and B1 office accommodation
would be limited to a maximum of 9,600 square metres. Further detail has also been provided of
the package of highway improvements previously outlined.

The application site is located on the western edge of Attleborough between the London Road
and the A11 Attleborough bypass.  The site is irregular in shape and extends to some 18.6
hectares in total.  The site is currently in agricultural use.  The site is adjoined to the north-east
and south-east by existing housing development.  Existing development to the south-west is more
sporadic and includes residential and commercial uses.  The surrounding area is predominantly,
but not exclusively, residential in character.

 SITE AND LOCATION

Planning permission was refused in July 2012 for a similar proposal on policy and highway safety
grounds.  An appeal against this decision has been lodged, and is due to be heard at a local
inquiry in January 2013.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

PPS01
CP.01
CP.03
CP.04
CP.06
CP.11
CP.14
DC.01

Delivering Sustainable Development
Housing
Employment
Infrastructure
Green Infrastructure
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

HIGHWAYS AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NATURAL ENGLAND    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

No objection subject to conditions relating to drainage and contamination.  

Based on the revised Transport Assessment dated 3rd September 2012 traffic demands on the
A11 trunk road remain in an acceptable range and do not require mitigation.  The Highways
Agency therefore raises no objection to the proposed development.

Comments awaited pending the receipt of further information.

Natural England does not consider that this application poses any likely or significant risk to those
features of the natural environment for which NE would otherwise provide a more detailed
consultation response and so does not wish to make specific comment on the details of this
consultation.

Reading through the Design and Access Statement I see it is refers to Creating Safe &
Accessible environments and quotes statistics on the Crime levels for the area. There is little
depth to the statement as to any Crime Prevention measures being employed as per National

 CONSULTATIONS

DC.02
DC.04
DC.06
DC.11
DC.12
DC.14
DC.16

Principles of New Housing
Affordable Housing Principles
General Employment Areas
Open Space
Trees and Landscape
Energy Efficiency
Design

ATTLEBOROUGH TC -   
Objection on the grounds:

Site is outside settlement boundary
Site is not included in ASHAAP allocation
Traffic/Highways Impact

If consent is passed for this application we would ask that any funding from developer
contributions be ring-fenced for Attleborough.
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NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS CONSULTANT    

TREE & COUNTRYSIDE CONSULTANT    

Guidance and under section DC16 of the Council's Development Control Policy.  With a smaller
proportion of affordable housing on the development 25%, this will still be a significant number of
dwellings. There are real opportunities to Design out Crime and the Fear of Crime also to
promote Community Safety.  I would encourage the Developer early consultation with myself to
assist in Designing out Crime opportunities

I would encourage the developers to achieve Secured by Design (SBD*) award status for the
whole of this development in terms of layout and physical security for Open Market properties as
well as Social Housing element. This will help in achieving guidance under the National Planning
Policy Framework. I do not wish to formally object to the proposals at this time however I am
concerned that the enclosed parking courts could become crime generators if the stated
'overlooked by the dwellings' is hampered by blank gable ends, not from active rooms or
restricted surveillance due to inappropriate sub divisional boundary treatments.

With the previous application, the Highway Authority had agreed a package of mitigation
measures with appropriate phasing. The Highway Authority considers that the previously agreed
package of mitigation measures remains appropriate despite the reduction of B1 employment
land. The mitigation measures can be secured by condition and a Section 106 Agreement.   

The off-site highway works will include: the narrowing of London Road and the provision of
pedestrian crossing facilities, the extension of the 30mph speed limit to the south western edge
of the development, the provision of a village gateway feature at the southern edge of the
development to tie in with the extended 30mph speed limit, the provision of Vehicle Activated
Signs to reinforce the 30mph speed limit on London Road, the provision of an off-carriageway 3m
wide footway/carriageway along the site frontage and continuing to the north east to the junction
of Norwich Road and West Carr Road all to be designed and constructed prior to first occupation.
Also the provision of a signalised junction at the junction of Connaught Street/Exchange Street
and London Road which should be constructed before occupation of the 150th dwelling or first
occupation of the employment land. The off-site works along London Road are shown indicatively
on Drawing No 613302/SK29 Rev A. 

The development is for 375 residential units and up to 12,000 sq metres of B1/B8 employment.
Each of these elements will require an individual Travel Plan which will need to be secured with a
Travel Plan Bond through the S106. The Travel Plan Bond for the residential element will be
£187,500 (at £500 per dwelling) and for the employment it will be £50,000 (based on 400
employees which is the minimum expected.  

Therefore, the Highway Authority recommends No Objection subject to appropriate conditions
and the completion of the legal agreement.  

I am satisfied that the proposed development would not result in the creation of any harm to the
applicable heritage assets. Therefore, on that basis, I have no objection to the proposal as
submitted. 
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ENVIRONMENTAL PLANNING    

The Arboricultural Impact Assessment, including an Arboricultural constraints Report and an
Arboricultural Method Statement; the Ecology Summary Report and Reptile Mitigation Strategy
are noted and accepted. The adoption of their recommendations in full should be a condition of
any consent.

This hybrid application is a resubmission of previous proposal re 3PL/2011/0528/H which seeks
detailed permission for the erection of 375 dwellings and outline permission for accompanying
employment land at London Road, Attleborough. The site extends to approximately 14.65ha and
is currently agricultural land (greenfield) located outside the existing settlement boundary for the
town. The 2011 application was refused by the Council, although it is noted that this scheme is
similar. As such, these comments revise those made in 2011 in light of any material changes to
either the Development Plan or National Policy. 

The adopted Core Strategy identifies Attleborough for a significant expansion of 4,000 homes
and 1,500 - 2,000 new jobs to 2026. The Council is currently preparing an Area Action Plan for
Attleborough and Snetterton Heath which will identify the areas of land for release. An 'Issues
and Options' consultation document was published between November 2010 and January 2011.
However, it should be noted that at this time only limited weight can be attached to that document
due to the early stage of preparation reached. Since the previous application was made, the
Government has published the National Planning Policy Framework (NPPF) which has replaced
most PPGs/ PPSs. 

Housing Land supply
Paragraph 15 of the NPPF sets out the Governments 'presumption in favour of sustainable
development'. In terms of decision-taking, it is considered that the fourth bullet of para 14 is
relevant. This is principally due to the fact that the NPPF considers that policies dealing with
housing numbers should be considered out-of-date if a 5 year land supply cannot be identified
(para 49). Breckland Council cannot currently demonstrate a 5 year supply of housing land
required by paragraph 47 of the NPPF. The Council's Five year housing supply statement (2012)
indicates that the Council can currently only demonstrate 3.41 years land supply. 

In terms of the location of this scheme, it is considered that this proposal is in broad conformity
with the Spatial Vision for the area identified in the Core Strategy due to Attleborough being
identified for significant new housing and employment growth up to 2026. The development of
this site would clearly make a positive contribution to housing land supply in the district by
delivering 375 new homes. 

This application is being brought forward by a national housebuilder, and as such, there is a clear
indication that the housing will be brought forward within 5 years and make a genuine contribution
to supply. Notwithstanding known strategic infrastructure issues present in Attleborough, the site
itself appears to have no fundamental site-based constraints to development and fulfils the
Governments expectation that the site is available for development now and is achievable. 

Affordable Housing
In terms of affordable housing provision, the applicant is indicating that only 25% of the proposed
housing will be 'affordable'. This is significantly below the Council's requirement specified at
adopted Policy DC4 which requires 40%. However, I note from the applicants Planning Statement



BRECKLAND COUNCIL - PLANNING COMMITTEE - 26-11-2012

DC131_new

that the proportion of affordable housing does include the provision of wheelchair adapted
bungalows as part of the affordable housing mix, which due to increased build cost/ specification,
in essence, enhance the offer slightly. I am also aware that a separate viability report has been
provided by the applicants indicating that in the initial phase, the scheme can only viably support
25% provision.   

Prematurity to ASHAAP
The supplement to PPS1 'The Planning System - General Principles' remains extant and is
relevant to this proposal. The scale of this application being made in advance of the ASHAAP is
relatively significant in the Breckland context. However, as the PPS1 supplement indicates, the
extent of whether the proposal can be considered premature will depend on the stage at which
DPD preparation has reached, with greater weight afforded the further along DPD production is
at. Due to the fact that the ASHAAP has only been published for an initial 'Issues and Options'
consultation, with no preferred direction of growth yet established at the time of preparing this
consultation response. Therefore, the ASHAAP cannot yet be prejudiced by this proposal.
However, it is noted that should the Council be minded to approve this proposal, there will still
remain a significant quantum of residential and employment land to identify through the ASHAAP,
and as a result the DPD would be unlikely to be compromised by this early release. 

Infrastructure
The release of land for housing in Attleborough through the AAP is constrained by infrastructure
deficits, in particular relating to waste water treatment capacity and ability of the local highway
network to accommodate additional traffic. Therefore, in order to facilitate the major growth
planned for at Attleborough, Policy CP4 of the adopted Core Strategy refers to the construction
and occupation of new housing south of the railway being phased depending on delivery of a new
link road between the B1077 and the A11. 

As this site is outside the current development boundary of Attleborough, located on one of the
arterial routes into the town, it is clear that the proposal could have an effect on the highway
network. In terms of the overall numbers of housing that can be accommodated in Attleborough
before a distributor road is constructed, this proposal has the potential to take up any spare
capacity in the local highway network prior to the eventual construction of this link road. This is
particularly notable as traffic cannot avoid using the existing gyratory routes through the town. A
Transport Assessment for this proposal has been provided which concludes that the site is
acceptable in highway terms; however, as this proposal will be determined prior to the Council
implementing a Community Infrastructure Levy (CIL) DPD, the proposal will not contribute to the
essential transport improvements identified for Attleborough i.e. new distributor road. This may
impact on the longer term strategic infrastructure planning for the town. However, the key point at
this present time is whether it can adequately be demonstrated that existing infrastructure
(including the town centre gyratory) has the capacity to accommodate this development. I note
that a package of measures has been put forward by the applicants (including off-site works)
which were agreed by the Local Highway Authority as part of the proposals in the 2011
application. These appear to have been transposed into this scheme. 

The provision of employment development will also impact on the local highway network.
However, as this proposal is broadly consistent with the remaining saved employment allocation,
and Policy CP3 seeks to locate new employment land that is well-related to the A11, I consider
that any concerns that could be raised in response to traffic generation from employment growth
to be difficult to maintain. 
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HOUSING ENABLING OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

In terms of the water infrastructure, Attleborough has recognised waste water treatment capacity
constraints as evidenced through the Stage 2 Water Cycle Study.  Anglian Water has previously
indicated that there were capacity issues at Attleborough WWTW to treat foul water from
additional residential development beyond small-scale infill. The identified solution in the Water
Cycle Study to enable greater treatment capacity at Attleborough WWTW is to provide an
alternative discharge point to allow compliance with discharge under the Water Framework
Directive (WFD). This is not programmed until Anglian Water's AMP6. I understand that as part
of the evolution of the 2011 scheme, an acceptable solution has been agreed with Anglian Water
to develop a further local pumping station at New Road prior to direct connection of the site to
Attleborough WWTW. 

Employment provision
The site includes land that has been allocated for employment use in Policy E.3 from the adopted
Breckland Local Plan (1999). The allocation has continued to be saved through the adoption of
the Core Strategy DPD and is part of the Development Plan. The proposed inclusion of
employment land as part of this scheme is welcomed. However, delivery of the employment land
will be particularly important in contributing to Attleborough's job growth target in the adopted
Core Strategy (Policy CP3). As such, if the applicant is intending to service or providing any
employment units themselves, it is suggested that a suitable marketing campaign be developed
with the details agreed with the LPA to help bring forward the employment land. This will ensure
that the saved allocation is delivered and makes a positive contribution to employment growth in
the town and deliver on the 'economic role' as part of the NPPFs expectation for sustainable
development.

Energy
The proposal will be expected to provide 10% of the energy used to come from decentralised and
renewable sources as required by policy DC14 of the adopted Core Strategy DPD. It is noted that
an Energy statement has been supplied with this application. The statement sets out how the
scheme would exceed requirements of the Building Regulations and fulfil the expectations of
DC14 particularly with the use of photovoltaics, but noting that this is subject to viability. 

The application makes reference to there being 94 affordable dwellings (25% of the overall).
Although the site should deliver 40%, robust evidence was provided in the form of an open book
financial appraisal to justify the reduction in affordable dwellings. However, we will be seeking to
ensure that any improvements in market conditions are taking into consideration with a
reassessment of the scheme close to completion.

The mix of dwellings provided was negotiated with the developer in order to provide a mix that
matches the current needs in the Attleborough area.

We will expect the affordable dwellings to be built to a minimum of the HCA's HQi design
standards and be delivered free from public subsidy. 

No objections subject to conditions relating to noise mitigation and drainage. 
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* Objections have been received from a number of local residents.  Objections raised relate to
concerns about the impact of the development on local infrastructure, including local road,
sewerage systems, schools and medical facilities. It is argued that further housing growth should
be delayed pending the adoption of the Attleborough and Snetterton Heath Area Action Plan, so
that a comprehensive view may be taken and to ensure that all development contributes to
improvements to local infrastructure.  Other objections raised relate to increased traffic and
congestion, loss of trees/hedging and harm to residential amenity.  Particular amenity concerns

 REPRESENTATIONS

NORFOLK CONSTABULARY COMMUNITY SAFETY    

CONTAMINATED LAND OFFICER    

 

The delivery of growth and new development within the District imposes additional pressure on
the Norfolk Constabulary infrastructure base, which is critical to delivery of effective policing and
securing safe and sustainable communities. The Police Service no longer receives central grant
funding for infrastructure projects; while revenue funding is provided by the Home Office and the
Council Tax precept, capital projects are financed through borrowing. Borrowing to provide
infrastructure has an impact on delivery of safe and sustainable communities because loans have
to be repaid from revenue budgets, the corollary of which is a reduction in the money available to
deliver operational policing.

The National Planning Policy Framework (NPPF) advises that development and planning
decisions should create safe and accessible environments where crime and disorder, and the
fear of crime do not undermine quality of life or community cohesion (paragraphs 58 and 69).

Although Breckland is still to consider the options for CIL, there is a clear acceptance within
Government that the Police are a key stakeholder when it comes to determining what
infrastructure is necessary in order to ensure development can be delivered in a sustainable way.

Request for Developer Obligations
The scale of development proposed through application 3PL/2012/0958/H is anticipated to
require financial contributions towards delivering Police services to address community safety,
tackle the fear of crime and seek to achieve a reduction in crime. The Norfolk Constabulary is
currently obtaining information/guidance from each of the District Commanders and Local
Delivery Inspectors for Policing impact. This will include details in respect of any impact arising
from this particular development. While this information is being collated, I would be grateful if
you would treat this letter as a holding objection to the application. 

No objection subject to conditions. 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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include potential disturbance from employment uses and sports areas, and disturbance from
traffic due to the location of the proposed new accesses.
* Objections have been received from the Attleborough Community Team (ACT) on grounds of
policy and scale.  It is contended that piecemeal development approved in advance of the Area
Action Plan will not contribute fully to addressing local infrastructure problems, and will, by
reducing the scale of future development, call into question the ability of subsequent growth to
deliver required infrastructure.

* This application is referred to Planning Committee as a major application.

Principle of development
* The site is considered to be suitable in principle for development for housing and employment.
Whilst the proposed housing falls outside the defined Settlement Boundary for Attleborough,
when account is taken of the overall strategy for growth in the town and the current housing land
supply shortfall in the District, it is considered that the balance of arguments favours the proposal.
* The proposed employment development site is allocated for employment use in the Core
Strategy Proposals Map.  

Planning policy
* The proposed housing lies outside the Settlement Boundary for Attleborough, and accordingly
the proposal would conflict with Core Strategy Policies DC2 and CP14.  
* Notwithstanding this conflict with local settlement policy, the proposed development must also
be assessed against national planning policy for housing.  The NPPF states that where a 5 year
supply of deliverable housing land cannot be demonstrated, local planning policies for the supply
of housing should not be considered to be up-to-date.  In such circumstances the NPPF advises
that planning permission should be granted, unless any adverse effects of so doing would
significantly and demonstrably outweigh the benefits, when assessed against the policies of the
NPPF as a whole. Breckland currently has a 3.41 year supply of housing land.
* It is considered that the proposed development would generally comply with policies set out in
the NPPF.  The site is considered to be suitable for housing, being well related to existing
development and within easy reach of local services and facilities.  The development would not
compromise unduly the rural setting of the town, but would be consistent with the generally
residential character of the area. The proposed development would provide a good mix of
housing, including affordable housing, albeit a lower level than targeted in Policy DC4.  Local
infrastructure can accommodate the development, with developer-funded improvements where
necessary. 
* Importantly, the proposed development would be in broad conformity with the spatial vision for
the area, which provides for significant growth in the town up to 2026, including 4,000 new
dwellings and 1,500-2,000 new jobs.  Whilst this spatial strategy remains to be developed further
through the preparation of the Attleborough and Snetterton Heath Area Action Plan (ASHAAP), it
is not considered that the current proposals would be premature.  The ASHAAP is still at a
relatively early stage of preparation, with an Issues and Options document having been published
for consultation in late 2010.  Given that a preferred direction for growth has not yet been
identified and that a significant amount of development would remain to be allocated even if the
current proposal was approved, it is not considered that an objection on prematurity grounds in
relation to the ASHAAP could be sustained.
* Given that the case for development relies to an extent on the need to address current housing
land shortfalls, it is necessary to consider when the development is likely to be delivered.  The

 ASSESSMENT NOTES
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applicant has indicated that should permission be granted, the intention would be to commence
construction work as soon as possible.  The fact that the applicant is a national house builder with
a proven track record and the capacity to carry out such projects allows some weight to be given
to these assurances.  In addition, there are no known site specific constraints that would prevent
a start on development in the short term, whilst potential solutions to wider infrastructure issues
have been identified.  
* The proposed development incorporates a number of areas of public open space, including
amenity green spaces, children's play areas, landscaped buffers and areas for sport (tennis
court/kick about areas).  These proposals would meet fully the requirements of Policy DC11.  It is
also proposed to provide land for allotments, which would be transferred to the Town Council.
This provision exceeds the requirements of Policy DC11, but would meet an identified need in the
area.  
* A renewable energy report submitted with the application indicates how 10% of the energy
requirements could be met from renewable sources in line with Core Strategy Policy DC14.  It is
recommended that fully detailed proposals are required by condition, subject to viability
considerations.
* The proposed employment development would comply with Core Strategy Policy which
allocates the site for this purpose.  This is a longstanding commitment and former Local Plan E3
has been saved by the Core Strategy.  

Development viability
* It is proposed to provide 25% of the development as affordable housing.  The applicant
contends that, due to current market conditions, the provision of 40% affordable housing, in line
with Core Strategy Policy DC4, would not produce a viable development.  A full viability appraisal
has been submitted to substantiate this contention.  Independent advice on this matter has been
sought from the District Valuer, who has confirmed that a policy compliant scheme would be
unviable.  The District Valuer goes on to suggest that the applicant's offer of a 25% contribution
be accepted.  On this basis, it is recommended that, subject to agreement on mix and tenure, an
exception to normal policy be made in this instance.  This would be subject to a review
mechanism being included in the Section 106 agreement to enable viability to be re-assessed
during later phases of the scheme.

Local character
* Careful consideration has been given to the likely impact of the development on the character
and appearance of the surrounding area.  Whilst the development would extend the built up area
of the town onto open agricultural land, it would not result in a significant visual intrusion.  The
site is bounded to the south and east by existing residential development.  Sporadic development
continues along London Road to the west.  To the north the A11 provides a significant physical
break between the site and open countryside beyond.  The Council's Landscape Character
Assessment identifies the western edge of Attleborough as having relatively low sensitivity to
changes.  Views of the development would generally be limited to the immediate environs of the
site.  In this context, the development can reasonably be viewed as a natural extension to this
part of the town.
* In terms of more localised impacts, the development would result in a noticeable change to the
appearance of the immediately surrounding area.  From London Road the views of hedging and
across open farmland would be replaced by built development.  However, the form of
development proposed would reflect established patterns of building on London Road, with
detached housing set back from the road, with new landscaping to replace previous hedging lost
to make way for access works. From the end of West Carr Road and the A11 bridge, views would
again change significantly, but the inclusion of landscaped open spaces around the edge of the
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development would help to integrate it with the surroundings.  Views from this direction are
already dominated to a large extent by the A11.  The proposed allotments and sports pitches
would provide a buffer between the development and Hillsend Lane, which has a more rural
character.  An open space on London Road would protect the open setting of an adjacent Listed
house.  The overall density of housing proposed at 35 DPH is considered to be compatible with
the general character of the area.

Design quality
* The layout and design of the proposed housing development follows widely accepted urban
design principles, and would create an attractive residential environment.  The scheme is laid out
using perimeter blocks to create well-defined streets and spaces, with a clear distinction between
public and private areas. Street widths and hard/soft landscaping treatments are varied to create
visual interest and areas of different characters.  Areas of open space, small squares and mews
areas would punctuate the street pattern, providing visual focal points and helping to create a
sense of place.  Local identity would be reinforced by the use of distinctive buildings at key
locations.  Proposed house designs would be broadly traditional in form with external materials
reflecting the local palette.  In response to local concerns, the two-and-a-half storey properties
proposed previously on the London Road frontage have been relocated elsewhere within the
main body of the development. Car parking is generally well designed, with most parking
provided in curtilage and away from street frontages.  Where parking courts are proposed, they
are small, private and overlooked.  Parking to the front of properties is minimised and well
integrated with the street design.  

Residential amenity
* Given the scale of development proposed and the site's location adjacent to existing housing
areas, some impact on the amenities of neighbours is inevitable.  However, it is considered that
the scheme has been generally designed to avoid any significant adverse effects.  Where the
new development adjoins existing properties on West Carr Road, dwellings have been orientated
to avoid direct overlooking or limited to single storey bungalows.  Housing on the London Road
frontage would be set well back from the road minimising its impact on properties opposite.  
* Concerns have been raised locally about the location of the proposed new accesses and the
potential effects of traffic noise and lights on existing properties.  Whilst these concerns are
acknowledged it is not considered that the effects of the development are such that permission
should be withheld.  The properties most affected potentially are either set back from the road or
have the benefit of some screening from fencing or landscaping.  Traffic movements from the
proposed housing would be split between the two proposed accesses and must be considered in
the context of existing traffic levels along London Road.  The scope to relocate the proposed
accesses is limited by highway safety requirements.  
* The potential effects of noise on future residents, both from traffic on the A11/London Road and
from the proposed employment area, have been assessed.  Based on noise surveys undertaken,
buffer zones are proposed to both the London Road and the A11 to ensure that housing would be
located outside the areas of highest noise exposure.  Further noise mitigation measures are
proposed to the design and screening of houses in the most sensitive locations, the details of
which would be secured by planning condition.  Screening would also be provided around the
proposed employment area and uses would be limited to Use Classes B1 (offices/light industry)
and B8 (storage).  The Council's Environmental Health Officer has raised no objection to the
planning application subject to appropriate conditions.

Transport
* It is considered that the surrounding road network is adequate to cater for the increased traffic
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likely to be generated by the development, provided that proposed highway improvements are
completed.  A scheme of off-site highway improvements has been drawn up in consultation with
the Highway Authority, including works to reduce the impact of traffic on this section of London
Road by extending the 30mph speed limit, narrowing the carriageway width, and providing a new
gateway feature, pedestrian crossing facilities and a new footway/cycleway.  The impact of the
proposed development on traffic conditions over a wider area, including the town centre gyratory
system, has also been considered.  In order to mitigate the likely impact of additional traffic on
the town centre, a contribution of £118,000 is proposed towards highway improvements, which
could include upgrading of the junction of London Road and Exchange Street/Connaught Road.
The Highway Authority has raised no objection to the application, subject to these works being
carried out.
* The proposed new accesses onto London Road and internal road networks have been
designed to meet NCC Highways standards.  Parking provision would accord with current
standards, with an average of 2.3 spaces per dwelling. 

Drainage
* The existing foul water sewerage network has limited capacity to accept additional flows from
the proposed development.  In addition, improvements to the Attleborough STW are required to
address capacity issues and to meet water quality standards.  The applicant has commissioned
Anglian Water to carry out appraisals of the existing system and to identify a satisfactory
wastewater strategy for the development.  On the basis of the work undertaken it is considered
that the proposed development can be accommodated subject to upgrading works being
undertaken.  Anglian Water and the Environment Agency have raised no objection to the
planning application, subject to detailed proposals for upgrading works being agreed and
implemented.
* The submitted Flood Risk Assessment proposes to dispose of surface water from the
development to nearby drainage ditches.  Surface water flows would be attenuated to equivalent
greenfield rates by on-site storage, attenuation ponds and swales.  Following the receipt of
additional information, the Environment Agency withdrew its initial objection and confirmed that it
was satisfied with the overall drainage strategy.  Conditions are recommended requiring detailed
proposals for disposal of both surface water and foul water to be agreed before development
proceeds.  

Other matters
* It is understood that based on previous geophysical survey work, further archaeological field
evaluation is being undertaken.  The Norfolk Historic Environment Service has withheld comment
on the planning application pending receipt of this additional information.  A verbal update will be
provided on this point. 

Conclusion
* The application site is considered to be suitable for residential/employment development.
Although the site is outside the Settlement Boundary, it would relate well to the existing
development and would make a positive contribution to the delivery of housing and employment
land in the town.  Given the current shortfall of housing land in the District, it is considered that
the balance of arguments favours the proposals.  It is not considered that a refusal on grounds of
prematurity in relation to the ASHAAP could be sustained, given the Plan is at a relatively early
stage of preparation.  Local concerns about infrastructure capacity are acknowledged, but these
concerns must be set against the fact that the proposed development would provide significant
financial contributions towards education and library services, as well as a programme of off-site
highway improvements and improvements to the sewerage system.  In this instance a lower level
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of affordable housing would be justified due to viability constraints.  The proposed development is
considered to be acceptable in terms of its design and relationship with neighbouring properties.
*  Notwithstanding the Council's previous refusal of a similar proposal on policy and highway
grounds, it is considered that, in the light of national planning policy on housing land supply and
advice from the local highway authority, the application is acceptable.  It is recommended
therefore that planning permission is granted subject to conditions and a Section 106 agreement.
Recommended conditions would include external materials, hard/soft landscaping, tree
protection, biodiversity enhancements, employment area master plan, archaeology,
contamination, surface water drainage, foul drainage, construction management, noise mitigation,
access road construction, off-site highway improvements, parking and implementation of the
Travel Plan. The proposed Section 106 agreement would include obligations relating to affordable
housing (including a review mechanism for later phases), public open space provision,
contributions towards library services and public transport and the marketing of the employment
land.




