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THETFORD
27 Croxton Road

Baker & Nisbet Ltd
8 Northgate Avenue Bury St Edmunds

Martin Aust, Pathfinder
c/o The Planes, Old Bury Road

Variation of S106 on PP 3PL2012/0509/F - to remove the obligation to provide
affordable housing.

Planning Obligation

3OB/2014/0009/OB

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Development viability/housing supply

 KEY ISSUES

An application has been made to vary the affordable housing requirements relating to a small
housing development in Thetford.  Of the 7 dwellings proposed, 2 units are currently required to
be provided as affordable housing under the existing Section 106 agreement.  The application
seeks the removal of this requirement to allow all of the dwellings to be sold as open market
housing.  A viability appraisal has been submitted in support of the application.

The application site is located to the rear of established housing fronting on Croxton Road and
originally comprised an area of garden land.  Part of the site was also used for car parking in
connection with an adjacent osteopath's practice.  The surrounding area is predominantly
residential in character, but the site is adjoined to the south by an ambulance station and
commercial development.  Construction work on the approved scheme is on-going.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

Planning permission was granted for 7 dwellings in November 2012.

 RELEVANT SITE HISTORY

CASE OFFICER: Jemima Dean

No

 EIA REQUIRED
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 POLICY CONSIDERATIONS

One local representation objecting to the application has been received which states simply that
"community matters".

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as such applications are not covered by
delegated powers.

2.0  New procedures were introduced by the Government in 2013 to allow developers to request
changes to affordable housing obligations.  These provisions are intended to promote housing
delivery and economic growth by encouraging developers to deliver housing schemes which have
stalled due to uneconomic affordable housing requirements.  Unless otherwise agreed, local
authorities have only 28 days to deal with applications.

2.1 Guidance issued by the DCLG indicates that in cases such as this developers will need to
demonstrate to local planning authorities that the affordable housing obligation makes the
scheme unviable in current market conditions.  A proposal to bring the scheme into viability

 ASSESSMENT NOTES

 CONSULTATIONS

CP.01
CP.05
DC.02
DC.04
NPPF

Housing
Developer Obligations
Principles of New Housing
Affordable Housing Principles
With particular regard to para. 47

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 

THETFORD T C -   
Objection:
Comments:  This development should continue on the same grounds as the initial application. If
full provision cannot be made then the developer should make provision available for other areas
utilising the District Valuer for this purpose.

Not Applicable

 CIL / OBLIGATIONS
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Planning Permission RECOMMENDATION

 CONDITIONS

should be submitted.

2.2  A detailed economic viability appraisal of the development has been submitted by the
applicant. This demonstrates that the scheme would not be viable with the current requirement
for affordable housing.  It is understood that this situation has arisen due principally to increases
in build costs since the purchase of the site and lower than expected sales values.  In fact, even
with no affordable housing, the return to the developer provided by the scheme would fall well
below generally accepted levels.   The developer is prepared to proceed on the basis of a lower
profit in this instance due to their current commitments to the development and the advanced
stage of construction reached.  

2.3  The nature of the application is that there is no time to consult and the submitted economic
viability appraisal has therefore not been reviewed by the District Valuer.  However, the appraisal
has been prepared by reputable and experienced housing development consultants, adopts
widely accepted methodologies, provides a detailed breakdown of costs and values, and
generally accords with national guidance on viability testing.  The appraisal has been reviewed by
officers and, taken at face value, is considered to provide an appropriate basis for the
assessment of the viability of the development.  

2.4  Our professional opinion, having sought additional information from the developer, is that the
development is clearly not viable with the affordable housing contribution.

2.5  If the affordable housing obligation remains in its current form it is understood that the
developer will be unable to complete the development at present.  The delivery of the proposed
housing would thus be delayed.  Such delay could ultimately result in the re-possession of the
housing, which in turn could result in the loss of the affordable housing under the current terms of
the section 106 agreement.

2.6  In terms of comments from Housing it is regrettable that the 2 units originally proposed to
provide affordable dwellings would not be delivered.

2.6  In the light of the particular circumstances of this case, it is considered that the removal of
the affordable housing obligations is justified in order to secure the delivery of housing and
support economic growth in line with the national planning policy.

3.0  Conclusion

3.1  It is recommended therefore that the affordable housing obligation is lifted, subject to the
completion of the development within 3 years.
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SWAFFHAM
Land off New Sporle Road

De Merke Estates
c/o Howes Percival 3 Osiers Business Par

Berrys
Willow House East Shrewbury Business Park

55 dwellings with access   

Outline

3PL/2014/0358/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of the proposal 
Layout and density 
Access and highways 
Planning contributions
Amenity

 KEY ISSUES

The proposal relates to an application for outline permission with all matters reserved apart from
access.  The proposal relates to a residential development of 55 dwellings on green field land off
New Sporle Road, Swaffham.  An indicative layout has been provided. 

The proposal includes: 
* 2.69ha gross development 
* Access considerations
* Public open space and landscaping

The site is located on the northern edge of Swaffham on the fringes of the town, adjacent to the
existing development boundary and bordering onto the A47. The applicant's data suggests the
size is 2.69 ha. The site is bordered by hedgerows. Residential dwellings exist towards the south
west boundary off New Sporle Road and it could be considered to be well related to the
settlement.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jason Parker

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05
CP.09
CP.10
CP.12
CP.13
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.15
DC.16
DC.19
NPPF

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Pollution and Waste
Natural Environment
Energy
Accessibility
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Parking Provision
With particular regard to paragraphs 14, 47, 49 and 190.

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 

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology.
In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

HIGHWAYS AGENCY    

SPORT ENGLAND EASTERN REGION    

PUBLIC RIGHTS OF WAY OFFICER    

We have reviewed the submitted revised Flood Risk Assessment (FRA) reference IP14_981_07
dated July 2014 by LK Consulting Ltd and find it appropriate, in principle, for the scale and nature
of the development. 
We are therefore able to withdraw our objection to the proposed development on flood risk and
drainage grounds subject to conditions and informatives relating to surface water drainage
scheme, management of surface water drainage scheme, contamination, remediation strategy,
unexpected contamination, foul water drainage, pollution control

The development is unlikely to adversely affect the safety and operation of the A47 trunk road. 

No comments received

No objection on Public Rights of Way grounds. Site plan indicates a gate to allow the existing
footpath to pass through the eastern boundary. A gap will suffice, no structure should be placed
across any existing public right of way.

 CONSULTATIONS

SWAFFHAM TOWN COUNCIL -   
With 9 votes for, 1 against and 1 abstention this outline planning application was agreed in
principle. No objection.

The Council is investigating the implementation of CIL. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 

The proposal seeks to provide 40% affordable housing, as well as complying with all the other
usual required planning obligations.  On-site Public Open Space shall be provided.
Norfolk County Council has confirmed that the following will also need to be provided: 
* Norfolk Fire Services have indicated that the proposed development will require 1 hydrant per
50 dwellings (on a minimum 90-mm main) for the residential development at a cost of £892 per
hydrant. The number of hydrants will be rounded to the nearest 50th dwelling where necessary
* A development of 55 dwellings would place increased pressure on the existing library service
particularly in relation to library stock, such as books and information technology. This stock is
required to increase the capacity of Swaffham library. It has been calculated that a development
of this scale would require a total contribution of £3,300 (i.e. £60 per dwelling).
* Future maintenance of biodiversity areas should also be considered. A commuted sum may be
required where appropriate to cover the future maintenance of existing and new areas of habitat.
These may require different management to the standard landscaped areas.
* Highways:  Various highways improvements have been recommended by Norfolk County
Council Highways.
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NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

HOUSING ENABLING OFFICER    

No objection subject to conditions and general comments regarding the indicative layout.

Requirements in respect of fire service, library provision and maintenance of biodiversity areas.

Recommendations in respect of habitat and protected species.

The application site lies outside of the development boundary for Swaffham, however it is
considered that the site is well related to the existing settlement pattern. The principle of
residential development will need to be considered against Policies SS1, CP1 and DC2 of the
adopted Core Strategy and Development Control Policies DPD (2009).  Whilst Breckland's five
year housing supply shortfall results in Policy CP1 of the adopted Core Strategy being considered
out-of-date against NPPF requirements, Policy SS1 of the adopted Core Strategy is considered
up to date where the spatial hierarchy for growth locations for the district are identified. The site is
considered to be adjacent to a sustainable settlement and can provide access to other forms of
sustainable transport. However in determining the application a number of other policy
considerations needs to be taken into account. These including assessing the deliverability of the
site in terms of other up to date polices of the Local Plan. In particular the form and character of
the development needs to be taken into consideration in accordance with Policy DC16 Design, of
the Core Strategy and consideration needs to be given to its proximity to the A47 and
landscaping measurers. 

To ensure delivery it is recommended that the time scale of the application is reduced and that
the provision of affordable housing is agreed based on a viability study to ensure that what is
currently proposed is indeed deliverable.  

No objection subject to conditions and informatives

No objection subject to conditions.  Comments in respect of impact of existing turbines on
residential dwellings.

Swaffham and the Breckland District as a whole has an identified need for affordable housing.
The Council's most recent Strategic Housing Market Assessment indicates that the District
requires 398no. new affordable dwellings per year for the next 5 years. 
Taking into account the application site lies outside of the development boundary, if the principle
of development is established, then the proposed 40% affordable housing would be required.
22no. affordable dwellings would be a welcome addition to the Council's affordable housing
stock. 
However, the applicant has had no discussions with the Enabling Team regarding the affordable
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Three letters have been received which make the following comments and observations:- 
* The application is outside the settlement boundary
* There has been no consultation with either Swaffham Town Council or Breckland with regard to
the housing needs of Swaffham.
* Loss of views 
* Disruptions to countryside and wildlife 
* Impact on children who want to play in the street 
* Concerns regarding impact on school facilities in Swaffham 
* Affordable houses are not affordable because they are expensive 

 REPRESENTATIONS

RAMBLERS ASSOCIATION:  NORFOLK AREA    

AIR QUALITY OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

ENVIRONMENTAL SERVICES OFFICER    

element. Although an outline application, we would expect to see some certainty regarding the
mix and tenure of the affordable dwellings, as well as how the applicant proposes that they shall
remain affordable in the future. The Enabling Team also have concerns regarding the
deliverability of the 40%, and would seek some verification that the policy compliant scheme is in
fact viable. This is to ensure that at the detailed planning stage a reduction in the affordable
element is not sought on the basis of financial viability.  
In conclusion, the Enabling Team feel that there is insufficient evidence to lend support to the
application.

We note that the application recognises Swaffham FP64a running to the eastern corner of the
site, noting it is little used (as it is severed by the A47).  We would strongly support the creation of
a link from this footpath to the footpath shown running through the site from this corner.

Breckland Council continues to monitor the traffic emissions in the town to assess the effect of
current and future development in the area.  Annual air quality monitoring reports are available on
the web site.

Comments in respect of Secured by Design and recommendations regarding layout and physical
security.

No objections.  Comments in respect of waste and recycling collections.

NATURAL ENGLAND -  No Comments Received 

MINISTRY OF DEFENCE -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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* Concerns that the proposal will increase crime in the area 
* Concerns regarding loss of privacy from the front which faces the highway 
* Concerns regarding an increase in traffic arising from the proposal

1.0  The application is referred to Planning Committee as it is a major application on land outside
the Settlement Boundary.

2.0  Principle of the proposal and site layout

2.1  The development plan consists of the Adopted Core Strategy and Development Control
Policies 2009 and various saved polices of the previous Local Plan, Site Specific Polices and
Proposals Development Plan Document (DPD), adopted 2012 
The Government published the National Planning Policy Framework (NPPF) on 27th March 2012.
Some key elements are:
* A presumption in favour of sustainable development. 
* Local planning authorities should seek positive opportunities to meet the development needs of
their area.
* That planning should be plan-led.
* Where the development plan is absent, silent or relevant polices are out of date, permission
should be granted unless any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies contained in the NPPF as a whole.
* Encouragement should be given to promoting sustainable transport.
* The identification of a 5 year (plus 20% buffer in some cases) supply of deliverable sites, set
against the housing requirements. 

2.2  Adopted Core Strategy Policy SS1- Spatial Strategy identifies the settlement as a mid sized
market town, that provides a range of services for their residents day to day needs, but has
limited capacity for expansion in its centre due to the constraints of heritage buildings and
Conservation Area.  The settlement itself is designated to accommodate 1000 dwellings over the
plan period. 

2.3  As this is an outline application the principle of residential development will need to be
considered against Policies SS1, CP1 and DC2 of the adopted Core Strategy and Development
Control Policies DPD (2009). Whilst Breckland's five year housing supply shortfall results in
Policy CP1 of the adopted Core Strategy being considered out-of-date against NPPF
requirements, Policy SS1 of the adopted Core Strategy is considered up to date where the spatial
hierarchy for growth locations for the district are identified.

2.4  This application proposes 55 dwellings on land outside and adjacent to the Settlement
Boundary.  As identified through the applicants' Planning, Design and Access statement, the
Council cannot currently identify a five year housing land supply as required under paragraph 47
of the National Planning Policy Framework (NPPF).  The Council's Housing Land Supply
Statement 2014 identifies 3.3 years supply. Paragraph 49 of the NPPF states that where an
authority does not have a five year supply of housing land, the relevant local policies for the
supply of housing should not be considered up-to-date.  This means that decisions need to be
taken in accordance with the presumption in favour of sustainable development as set out within
paragraph 14.

2.5   Paragraph 47 of the NPPF provides the requirements for sites to be considered applicable

 ASSESSMENT NOTES
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for the five year supply.  Footnote 11 of paragraph 47 is of particular relevance in this instance.
This includes the criteria for the determination of planning applications if they are to be
considered against the five year supply.  Footnote 11 states that sites should be in a suitable
location, available now, and have a realistic prospect of being developed within the five years.

2.6  Considering these points further:
Available now - The application is in outline form.  The Council would normally expect
applications being considered in regards to the five year supply to be full applications.  This would
help to provide confidence that the site would be delivered within five years.  We would request
that the time limits of the application be reduced so that the proposal can count towards the 5
year supply should the application, when determined against all other material considerations, be
recommended for approval.

2.7  Suitable location - Policy SS1 identifies Swaffham as a mid-sized market town that provides
a good range of services, but has limited capacity for expansion due to the heritage constraints.
It is considered a sustainable location and suitable for appropriate expansion and economic
growth and has limited potential for additional economic growth.  Swaffham is fortunate to contain
a good level of services and facilities and if a development were to be considered acceptable
against the lack of five year housing supply argument, then it would also need to be balanced
against a number of other policy requirements.

2.8   The application site was put forward for consideration as part of a larger potential housing
allocation during the preparation of the Council's Site Specific Policies and Proposals DPD.  The
site (ref. SW9) was identified as an alternative, rather than a preferred, residential allocation at
the consultation stage.  It was not taken forward as a formal allocation as the preferred site was
available to meet in full the level of housing growth planned at the time.   

2.9  In terms of whether the site is in a suitable location for further development, consideration
needs to be given to its location in relation to services and facilities within the town.  As seen
above the site offers good connections to the town and surrounding transport network. 

2.10 The site is considered to be; available, deliverable and achievable.  There are no known
significant technical obstacles to overcome.  However, as no viability information has been
submitted and the scheme has not been assessed by the District Valuer there is a degree of
uncertainty as to whether the planning obligations and affordable housing will be delivered at the
policy amount of 40%.  

2.11  The provision of a suitable level of affordable housing is a key consideration and local
planning authorities play an important role in encouraging upfront discussions on planning
applications to ensure that plans can be achievable and further delays in determinations do not
happen.  Paragraph 190 of the NPPF resolves to encourage full use of the pre application stages
in order to ensure the planning system remains effective.

2.12  In terms of landscape, the previous assessment of the larger SW9 site commented. "the
site would not have an impact on the wider landscape, however the character of the existing
development to the south would be more sensitive to the encroachment of more higher density
residential development".  In this respect it is pleasing to note that a lower density of
approximately 20.4 dwellings per ha is proposed and it is considered that this is appropriate for
an edge of settlement location. 
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2.13  The site is adjacent to the existing development boundary on the fringes of the existing
town. Residential dwellings exist towards the south west boundary off New Sporle Road and it
could be considered to be well related to the settlement.

2.14  In terms of access to facilities and services and sustainable modes of transport; the site is
considered to offer the opportunities for pedestrian and cycle access to the town and surrounding
countryside.  Located off New Sporle Road the site is considered to be within walking distance of
bus routes serving the town and further afield and offers the potential for sustainable modes of
transport.

3.0  Planning Contributions

3.1  The application seeks outline planning consent and, except for access, all matters are
reserved. Therefore, as is perfectly normal at this stage of the planning process, the precise mix
of dwelling types is unknown, as is the mix and tenure of the 22 affordable dwellings.  At this
outline stage the applicant considers it to be too early to provide specific details of the mix and
tenure of the affordable dwellings.  

3.2  Subject to the Council agreeing to approve the application the applicants are fully in
agreement to complete a Section 106 legal agreement to provide affordable housing on site in
accordance with the Council's adopted affordable housing policy. 

3.3  The applicants have advised that they wish to comply with the affordable housing
requirement and those for the other obligations.  Whilst this may be the case and there are no
foreseen difficulties that would prohibit the delivery of the site, there is no certainty that these
obligations will be met.  

3.4  Viability is defined by the land value which the landowner is prepared to accept to bring the
scheme forward.  In this case the applicants are fully aware of the requirement to provide for 40%
affordable housing and if planning permission is granted then any subsequent purchaser will be
fully aware of that requirement and it will no doubt inform the value of the site. The applicants
confirm that before the reserved matters stage the Council's Housing Enabling Team will be
involved to assist in discussions with an appropriate Registered Provider. 

3.5  Whilst the Council would usually require a viability appraisal and further details of the mix and
tenure of properties, the applicant has not provided this information and believes this to be
unnecessary at this stage.  However, the applicant has given a clear commitment to provide
affordable housing and other infrastructure contributions in line with policy, and there is nothing to
suggest at this stage that this ambition would be thwarted by the costs of developing the site. It is
considered therefore that issues relating to the mix of housing can be addressed at the reserved
matters stage.  No objection is raised to the proposal in relation to planning obligations. 

4.0  Noise from A47

4.1  The application site is located immediately to the south of the A47 trunk road.  The proposed
development could therefore be affected by traffic noise.  However, the site is set at lower level
than the A47 at this point and is screened from the road by a mature tree belt.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-10-2014

DC131_new

4.2  The application is not supported by a noise survey. However, discussions have taken place
with the Council's Environment Protection Team about the type of mitigation measures which may
be necessary to ensure a good standard of amenity for future residents.  On this basis, it is
considered that the required measures may include providing a buffer of open space between the
A47 and houses, orientating houses to face away from the road, locating main habitable rooms
away from the road and other potential measures.  Subject to the submission of a noise survey,
which could be required by condition, these matters can be addressed at the reserved matters
stage.

4.3  On this basis it is considered that the development would not be unduly affected by traffic
noise and that an acceptable standard of amenity for future residents can be secured. 

5.0  Impact from Wind Turbines 

5.1  The existing wind turbines within Swaffham are located at a distance where the noise from
the turbines will be acceptable. Other properties are also located nearer to the wind turbines and
therefore would have been assessed as acceptable in relation to offsite receivers and the ETSU
noise standards required for wind turbine development. 

5.2  Shadow flicker can affect properties within 130 degrees of north of a turbine and within a
distance equivalent to 10 times its rotor diameter.  The existing and proposed turbines in the area
are considered to be located at a reasonable distance away as to not cause any significant
impact of shadow flicker.  

6.0  Other Matters

6.1  There are no objections from the Highway Authority and Highway Agency in relation to
highways and access.  Various recommendations, as stated within the Norfolk County Council
Highways comments are suggested. 

6.2  The Environment Agency has requested a number of conditions in order to deal with
drainage and contamination.  

6.3  The Ecology Consultant raises no objection to the proposal but has suggested that some
precautionary conditions and informatives should be attached to any consent. 

6.4  Conditions relating to unexpected contamination, surface water flooding and hours of
operation of construction works are also requested. 

7.0  Conclusions

7.1  The proposed development conflicts with local planning policies which seek to prevent
housing development outside defined settlement boundaries.  However, these policies cannot be
considered up-to-date due the current shortfall in housing land and can therefore be given little
weight.   The proposal is consistent with the Spatial Strategy and growth proposed for Swaffham.
 In this situation, the presumption in favour of sustainable development set out in the NPPF
means that permission for development should be granted unless any adverse impacts of so
doing would demonstrably outweigh the benefits or specific policies in the Framework indicate
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Outline Planning Permission

3004
3058
3046
3946
3920
3920
3920
3920
3920
3920
3920
3925
3941
3995
3996
2001
2014

Outline Time Limit (Reduced to 18 months)
Standard Outline Condition
In accordance with submitted plans
Contaminated Land - Unexpected Contamination
Noise conditions for Highway impact
Noise conditions for wind turbine
Highways conditions
Ecology Conditions
Environment Agency Conditions
Other Environmental Health Conditions
Construction Management Plan
Fire Hydrants
Renewable Energy
NOTE - Unilateral undertakings
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

that development should be restricted.  

7.2  The proposed development would be well related to the existing pattern of development and
would not result in significant intrusion into the rural setting of the town.  It would also be within
easy reach of a range of local services and facilities.  The scheme would add to the mix of
housing available in the area, including of affordable housing, and make a positive contribution
towards the supply of housing in the District.  The construction of the development would also
contribute to local economy, albeit temporarily. In these terms, it is considered that the proposal
would represent a sustainable form of development.  

7.3  Although no information has been provided to demonstrate the viability of the development at
this stage to indicate whether or not it will be able to deliver the 40% affordable housing element,
this is not considered to be a reason to refuse the application.  A shorter time limit of 18 months
for the start of development is recommended in order to ensure that the scheme makes an early
contribution to the supply of housing in the area.    

7.4  It is recommended that outline planning permission is granted subject to conditions and the
completion of a legal agreement relating to affordable housing, open space and contributions to
local infrastructure.

7.5  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of any such agreement.
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HARDINGHAM
Land to the East of Hardingham

Solarcentury
50 Great Sutton Street London

Savills (UK) Ltd
Wessex House Priors Walk

Extension to Hardingham II Solar Park. Install solar photovoltaic panels &
associated works

Full

3PL/2014/0545/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact on the character and appearance of the area
Loss of grade 2 and 3 agricultural land
Flood risk
Archaeology
Ecology

 KEY ISSUES

The application proposes an extension to the existing Hardingham Solar Park, located 1.3km to
the north east of the village. The proposal comprises the siting of solar photovoltaic panels,
inverter housings, access tracks, security fencing and cameras. The scheme would provide up to
5.5MW of additional capacity to feed directly into the national grid. The existing solar park has the
capacity to generate up to 14.8 MW, so the extension represents an approx. 30% increase in the
capacity of the site.

In summary, the scheme comprises the following:
- A temporary access track
- A permanent access track within the site to join with the existing internal access track of the
operational solar park
- A 2 metres high deer fence to the NE, SW and NW boundaries
- Substations and inverters
- Switchgear room
- Solar panels
- CCTV

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Gary Hancox

No Allocation
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The panels would be arranged in rows on an east to west alignment following the alignment of the
existing solar park. Each row would have a separation distance of approx. 4-5 metres to avoid
overshadowing. The inverter buildings would be approx. 3m (H) x 4.5m (L) in size, and the
switchgear buildings being approx. 3m (H) x 5m (L) in size. These buildings are similar to that
already permitted on the existing site. 

The site comprises 11.7 hectares of arable land and is located approx. 1.3 km to the north east of
the village of Hardingham, adjacent to the existing solar park, operational since 2013. The north
west boundary of the site runs along the minor road that runs between Hardingham and
Danemoor Green and will be visible from this frontage. A small copse of trees is located in the
middle of the site but is excluded from the application and is to be retained. The nearest
residential properties to the site are located to the north east of the railway line and B1135 road.

The site is not subject to any statutory environmental designations and there are no heritage
assets within close proximity.

 SITE AND LOCATION

3PL/2012/1021/F - Solar Park - Approved 2012
SR/2014/0001/SCR - Screening Opinion request - No EIA required March 2014

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.11
CP.12
DC.01
DC.12
DC.15
DC.16
DC.17
DC.21
NPPF

Protection and Enhancement of the Landscape
Energy
Protection of Amenity
Trees and Landscape
Renewable Energy
Design
Historic Environment
Farm Diversification
With particular regard to paragraphs 93 - 98 and 112.

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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SOUTH NORFOLK DISTRICT COUNCIL    

MID NORFOLK RAILWAY PRESERVATION TRUST    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

HEALTH & SAFETY EXECUTIVE    

HISTORIC ENVIRONMENT OFFICER    

No comments or objection

No objection in principle.

No objection, subject to appropriate conditions.

No objection, subject to appropriate conditions.

No objection.

No comments

No comments

We have now received the report on the geophysical survey carried out at this site. The survey
did not identify any significant heritage assets. Consequently no further archaeological work will

 CONSULTATIONS

HARDINGHAM P C -   
No objection - Further to Hardingham Parish Council's response to the above planning
application, we have subsequently heard from Solar Century that the hedge we requested to
shield the extension of the solar farm from Middle Road, which was our major concern, has been
agreed.  Should you decide to grant the permission we would urge you to include, as a
requirement, the need for an additional row of non - deciduous hedging to screen the solar panels
from Middle Road throughout the year.  We have also been told that the inverter cabin we asked
to be moved cannot be for technical reasons, and we accept this. We are therefore in agreement
for the solar farm to be extended in order to utilize fully its available capacity.

Solar Century have also expressed a wish to support community projects in the village in the
future which we are pleased about, and  hope you will take this into consideration in your
deliberations.

Not Applicable

 CIL / OBLIGATIONS
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ENVIRONMENTAL HEALTH OFFICERS    

LOCAL MEMBER    

KIMBERLEY AND CARLETON FOREHOE PARISH COUNCIL    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NORFOLK WILDLIFE TRUST    

NATIONAL GRID    

PUBLIC RIGHTS OF WAY OFFICER    

CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

be required at the site and we do not wish to make any recommendations for any related
conditions to be applied if planning permission is granted. 

Recommend approval providing the development proceeds in line with the application details and
subject to the following conditions to alleviate environmental concerns.  
Noise from the operation of the inverters, cooling fans and associated transformers on the site
shall not exceed a limit value of 32 dB LLeq,15 minutes, in the 100Hz 1/3 octave band, at any
time at a free field location immediately adjacent to any nearby residential or noise sensitive
premises. 

No comments

No comments

No comment

No comments

National Grid has no objection to these proposed activities.

No comments on Public Rights of way issues

I have considered the application and would not raise any contaminated land objections based on
both the accuracy of the information provided and the current records of contaminated land
issues we hold to date. 

No objection to the principle of development. However, additional information dealing with
working methods during construction, operation and decommissioning, including the potential
loss of 25 year-old wildflower habitat should be submitted. Impacts on bats, badgers and
amphibians and reptiles needs to be considered during the maintenance and decommissioning
phases of the development
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Of 70 neighbour consultation letters sent out, 4 letters of objection have been received raising the
following issues:
- the development will be visible in the landscape
- previous application was only allowed because it was not visible in the landscape

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is a major application

2.0  Principle of Development

2.1  Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) requires
that development be considered in accordance with the development plan unless material
considerations indicate otherwise. For the purposes of this application, the development plan is
the Core Strategy and Development Control Policies Development Plan Document, December
2009.

2.2  Material policy considerations in this case would be the National Planning Policy Framework
(NPPF) and National Planning Policy Guidance (NPPG). 

2.3  Consistent with the Climate Change Act 2008, the National Planning Policy Framework
(NPPF) sets a presumption in favour of sustainable development. Section 10 of the NPPF
provides the Government's policy position in regard to the consideration of renewable energy
proposals, which are set out in paragraphs 93-98. Paragraph 93 sets out the following specifically
in regards to climate change and renewable energy:

"Planning plays a key role in helping shape places to secure radical reductions in greenhouse gas
emissions, minimising vulnerability and providing resilience to the impacts of climate change, and
supporting the delivery of renewable and low carbon energy and associated infrastructure. This is
central to the economic, social and environmental dimensions of sustainable development."

2.4  Paragraph 98 advises that "when determining planning applications, local planning
authorities should:

-Not require applicants for energy development to demonstrate the overall need for renewable or
low carbon energy and also recognise that even small-scale projects provide a valuable
contribution to cutting greenhouse gas emissions; and

 ASSESSMENT NOTES

Further comments received in respect of methods of working and method statement:

No objection subject to conditions including site decommissioning plan

R S P B -  No Comments Received 
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-Approve the application if its impacts are (or can be made) acceptable. Once suitable areas for
renewable and low carbon energy have been identified in plans, local planning authorities should
also expect subsequent applications for commercial scale projects outside these areas to
demonstrate that the proposed location meets the criteria used in identifying suitable areas."

2.5  The Planning Practice Guidance for renewable and low carbon energy (July 2013) provides
further advice on the planning issues associated with the development of renewable energy. In
relation to solar farms the guidance states that the deployment of large-scale solar farms can
have a negative impact on the environment, but if planned sensitively the visual impact for a well
screened solar farm can be properly addressed within the landscape.

2.6  The Department of Energy and Climate Change (DECC) recently updated its Solar PV
Roadmap, which sets out how government will achieve certainty for solar PV investors,
developers, households and businesses. DECC recognises that solar PV is one of the priority
renewable energy technologies which will assist in meeting renewable energy targets and help
deliver secure, cleaner energy. However, the Roadmap makes it clear that new solar installations
need to be sensitively placed and sets out four guiding principles, which form the basis of the
Government's strategy for solar PV. This includes the principle that:

"Support for solar PV should ensure proposals are appropriately sited, give proper weight to
environmental considerations such as landscape and visual impact, heritage and local amenity,
and provide opportunities for local communities to influence decisions that affect them."

2.7  Core Strategy Policy DC15 of the adopted Core Strategy supports renewable energy
proposals in principle. This is subject to criteria including the impact of the proposal on the
surrounding landscape, local amenity as a result of outlook through unacceptable visual intrusion,
and highway safety.

2.8  An update by Gregory Parker MP (22 April 2014) on the government's solar PV strategy
assures strong support for solar PV and, although keen for the focus of growth of solar PV in the
UK to be on roof space and previously developed land, makes it clear that there is still a place for
larger scale field based solar in the energy mix provided that the new solar installation would be
sensitively placed.

2.9  In light of the above there is clear support in principle for the development of solar energy
sites, and this carries significant weight in the determination of this application. A further
important consideration is the existence of an existing solar park that this application seeks to
extend.

3.0  Loss of Grade 2 and 3 agricultural land

3.1  Paragraph 112 of the NPPF states that:
"Local planning authorities should take into account the economic and other benefits of the best
and most versatile agricultural land (BMV). Where significant development of agricultural land is
demonstrated to be necessary, local planning authorities should seek to use areas of poorer
quality land in preference to that of a higher quality".

3.2  The application site comprises Best and Most Versatile (BMV) agricultural land, largely grade
2, whilst land to the north west is grade 3.
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Annex 2 of the NPPF classifies the best and most versatile agricultural land as land that is in
Grades 1, 2 and 3a of the Agricultural Land Classification.

3.3  As mentioned above, the NPPF makes it quite clear that the use of brownfield land and
poorer quality land should be used in preference to any other land and the use of BMV land
would, therefore, be expected to have been fully justified as being necessary.

3.4  The application site and the existing solar park to the south east are located within an area of
Grade 2 agricultural land (high quality). The applicants have submitted an Agricultural Land
Classification report that indicates that the site comprises a mixture of Grade 2, Grade3A, Grade
3B and non-agricultural land. The report also explains that there are a number of practical
farming constraints, including field shape, size and soil variety, that result in varying crop yields
below average for the remainder of the farm estate. As required by the NPPF, the applicants
have also looked at other poorer quality land as a suitable alternative location, ahead of higher
quality land. A study area of 2.5km was chosen, this being the limit beyond which it would not be
commercially viable to connect back into the existing solar park.

3.5  Although some Grade 3 and 4 land does fall within the 2.5km study area, the report confirms
that there are no suitable brownfield or non-agricultural land (including on existing buildings)
within the study area that could accommodate the solar array of the size proposed, and that there
is no other commercially viable alternative site that could accommodate a 5.5MW solar park.

3.6  An Agricultural Field Assessment has also been submitted, which also supports the lower
grading of the land, indicating that crops often suffer from animal damage with a lack of crop
consistency. 
The report concludes that the only feasible site for an extension to the existing solar park is the
application site. I have no reason to disagree with this conclusion.  

4.0  Landscape Impact

4.1  Policy CP11 requires that the landscape of the District be protected for the sake of its own
intrinsic beauty and its benefit to the rural character and in the interests of biodiversity,
geodiversity and historic conservation. Development should have regard to maintaining the
aesthetic and biodiversity qualities of natural and man-made features within the landscape
including a consideration of individual groups of natural features such as trees, hedges and
woodland or rivers, streams or other topographical features.

4.2  The release of land in Breckland will have regard to the Council's Landscape Character
Assessment (LCA) to ensure land is released where appropriate, in areas where the impact on
the landscape is at a minimum. Development should also be designed to be sympathetic to
landscape character and informed by the LCA.

4.3  Although an extension to an existing well screened solar park, the proposal will be visible
from the road to the north west of the site and will therefore have a degree of negative landscape
impact. Taking into account the site's context of being adjacent to an existing solar park, it is not
considered that the additional wider landscape impact will be high. There will be limited adverse
landscape impact on the local landscape surrounding the site, particularly when viewed from the
road to the north west of the site. However, this impact is not considered to be significant, and
needs to be balanced against the benefits of the scheme.
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4.4  The applicant has submitted an environmental report with the application that includes a
landscape assessment, which concludes that the site would not result in significant effects upon
the landscape character of the landscape designation, or any registered parks and gardens.
Furthermore, there would be limited impact on the outlook from the small number of properties in
the surrounding area. Their conclusion is accepted. 

5.0  Flood Risk

5.1  The proposed site is located within flood zone 1 (low risk) on our flood maps. The submitted
Flood Risk Assessment (FRA) has demonstrated that the proposed development would not
increase the rate and volume of surface water runoff from the site. No objections are raised in
respect of flooding by the Environment Agency.

6.0  Ecology

6.1  In terms of impact of the proposed development on the natural environment, Natural England
(NE) has raised no objection in relation to statutory nature conservation sites as they consider
that the proposed development is unlikely to affect any statutory protected sites or landscapes.

6.2  NE has not assessed the application for impacts on protected species, however an
ecological assessment submitted with the application has been considered by the Council's
Ecological Consultant who raises no objection to the principle of the development. However,
additional information dealing with working methods during construction, operation and
decommissioning, including the potential loss of 25 year-old wildflower habitat should be
submitted. Impacts on bats, badgers and amphibians and reptiles needs to be considered during
the maintenance and decommissioning phases of the development, particularly as habitats for
bats, amphibians and reptiles will be enhanced.

6.3  It is concluded that appropriate management and maintenance techniques that would ensure
no adverse impact on protected species could be secured by planning condition.

7.0  Archaeology

7.1  The results of an archaeological evaluation of the site have been submitted to and assessed
by the archaeologist at Norfolk HES. The survey did not identify any significant heritage assets
and consequently no further archaeological work will be required at the site. The proposal
therefore accords with Core Strategy policy DC17 in this regard.

8.0  Other matters

8.1  In respect of impact on the local highway network, NCC: Highways acknowledge the fact that
it is intended to access the site in a similar way to that agreed for the construction of the existing
operational site (i.e. via the B1108, B1135 and Middle Road and a temporary site access).
Subject to appropriate conditions, no objection is raised to this application.

8.2  The Council's Environmental Health Officer has considered the application and recommends



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-10-2014

DC131_new

Planning Permission

3007
3048
3860
3860
3860
3860

Full Permission Time Limit (3 years)
In accordance with submitted
Non-standard drainage condition
Bio-diversity management
Decommissioning
Decommissioning
Sub station colour

 RECOMMENDATION

 CONDITIONS

approval subject to conditions to ensure no detrimental harm is caused by way of noise.

8.3  Regard has been had to the comments of the Parish Council (PC) and local residents. No
objection is raised by the PC, who is content that a double hedgerow will be planted along the site
boundary with Middle Road. They agree that the solar park should be extended to utilize fully its
available capacity.

8.4  Having regard to the objections received from local residents, it is acknowledged that
developments of this scale will have a degree of impact in the landscape, however this harm has
to be balanced against the benefits of the proposal; in this case a valuable contribution towards
green energy supply.

9.0  Conclusion

9.1  The proposed development would contribute to the need for renewable energy and is
supported in principle through National Planning Policy Guidance, as well as the National
Planning Policy Framework and Core Strategy policy DC15, which both support proposals to help
increase the use of renewable and low carbon energy providing adverse impact are addressed
satisfactorily, including landscape / visual and amenity impacts.

9.2  Having assessed the impact of the proposal on the landscape character of the area, taking
into account the mitigation proposed, it is considered that the impact will not be significant.

9.3  The proposal would have minimal impact on the amenity of local residents.

9.4  Taking into account paragraph 112 of the NPPF the applicants have adequately
demonstrated that the development would not result in the loss of the best and most versatile
agricultural land, and that there are no other commercially viable alternative sites of lesser quality.

9.5  Subject to the imposition of appropriate conditions, there would be no significant impact on
local ecology, and no adverse impact on protected species.

9.6  In all other respects, and subject to appropriate conditions, the proposed development is in
accordance with Sections 10, 11 and 12 of the NPPF, and relevant policies of the Core Strategy.
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3860
3860
3860
3860
3860
3860
3860
3860
3860
3860
3860
3860
3860
3860
AN61
AN63
2001
4000
3996

Tree / hedge retention
Landscaping scheme
Noise
Lighting
Attachment to ground
Ground nesting birds
Protection of railway banks
Highway compound
Construction traffic
Construction traffic  in accordance with agreed route
Temporary access
Temp access closure
Traffic management signage
NOTE NCC Inf 2 When Vehicular access works required
NOTE NCC Inf 4
Application Approved Following Revisions
Variation of approved plans
Note - Discharge of Conditions
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4

SNETTERTON
Homestead
Wash Lane

Mr Peter Karalis
4 Tizzick Close Norwich

Clayland Architects
The Glass House Lynford Gardens

Demolish dwelling, garage & outbldgs & erect replacement dwelling & garage.
Re-position access

Full

3PL/2014/0565/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Scale, design and materials appropriate to location
Impact upon neighbour amenity
Highways impact.

 KEY ISSUES

The application seeks full planning permission for the demolition of an existing bungalow and its
replacement with a two storey detached dwelling and garage.  The replacement dwelling would be
positioned further back in the plot than the original bungalow at a greater distance from Sallow
Lane.

The new property would consist of a three bedroom two storey detached dwelling and two storey
double garage (the first floor for use as a hobby room / storage).  It would be an 'L' shaped
building with a foot print approximately 260 sqm.  The garage would be square with a foot print of
approximately 72 sqm.  The roof to both would be pitched with a maximum height of 7.75 metres
and height to the eaves of 2.75 metres.

The overall floor area for the dwelling would be 397 sqm and the floor area of the garage building
would be approximately 98 sqm.  The total floor area of the new dwelling and garage would be
495 sqm.

External wall materials would comprise a number of different finishes including: scraped textured
off white render, Norfolk red facing brickwork, natural finish vertical timber cladding, and flint.  The
roof would comprise black / anthracite interlocking concrete tiles.  Proposed windows and doors
would be light grey painted timber or aluminium / timber composite framed for the windows and

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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doors hardwood and painted timber.

The existing vehicular access would be re-sited with a separate pedestrian access running
parallel to the driveway.

The Homestead is situated outside of the Settlement Boundary and is located on a corner plot
adjacent to Wash Lane and Sallow Lane.  The site is accessed via Wash Lane.  The site is well
screened by vegetation and has boundaries with properties to the East and West, as well as a
dwelling to the SE beyond the highway, all of which are of a traditional cottage style.  The site
currently has a derelict bungalow situated to the East of the plot with several outbuildings located
around the site.

 SITE AND LOCATION

Application for the demolition of existing bungalow & erection of two storey dwelling with integral
garage & open courtyard refused under planning reference 3PL/2013/0685/F.  Reasons for
refusal related to design and scale.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

 CONSULTATIONS

DC.01
DC.03
DC.16
NPPF

Protection of Amenity
Replacement Dwellings and Extensions in the Countryside
Design
With particular regard to paragraphs 59 & 60

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 

SNETTERTON P C -   
No objection

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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Eight letters have been received in support of the application. 

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policy DC3 of the
Breckland Core Strategy 2009.

1.1 The application seeks consent for the erection of a replacement dwelling within the
countryside and essentially comprises the resubmission of planning application 3PL/2013/0685/F
refused under delegated powers in September 2013 for reasons relating to scale and design.

1.2 The design of the proposal was considered to lack sufficient coherence and quality in
appearance, resulting in an unacceptable design within the locality.  The scale, height and mass
of the dwelling were also thought to be inappropriate to the character of the area and
disproportionate to the original dwelling.

1.3  The application was refused but with a way forward if the applicant could address the issues
relating to design.

1.4  This application is thought to have addressed concerns relating to design.  Whilst the
proposal represents a contemporary design not consistent with the surrounding properties it

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

No objection subject to conditions.

No objection subject to condition.

No objections

The mitigation measures proposed should be attached as planning condition to any planning
permission.  In addition to this, owing to the risk of bats being present, precautionary methods of
working should also be adopted and adhered to at all times during the works to reduce the risk of
harming any bats that may be present at that time.

No objection subject to pre-commencement conditions.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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would not sit immediately adjacent to surrounding properties and given the degree of separation it
is considered the contemporary approach would be acceptable in this instance.

1.5  In order to assess the proposal, policies DC1, DC3, DC16 and the NPPF must be
considered.  The following report assesses the application against these policies.

2.0  Principle of Development

2.1  Policy DC3 of the Adopted Breckland Core Strategy requires the scale of the replacement
dwelling to be proportionate to the original dwelling and the landscape character of the location,
which is reiterated in paragraphs 59 and 60 of the NPPF.  

2.2  The application proposes a significantly larger dwelling than that which it is replacing and
whilst the existing outbuildings and the increase in floor space allowed under permitted
development have been taken into consideration,  the proposal is still considerably bigger in
terms of scale, height and mass.  In this respect the proposal is thought to be disproportionate to
the existing bungalow and consequently contrary to Policy DC3.

2.3  The policy also requires that the proposed replacement is appropriate to the landscape
character of the location.  The application site comprises a large plot of land and includes
boundaries of established trees and hedgerows which provide effective screening.  The proposed
dwelling would be satisfactorily accommodated within the site and not dominate the character of
landscape.

2.4  It is considered that while the proposed development conflicts with Policy DC3 in terms of its
proportion to the existing bungalow, the application site does have the capacity to accommodate
the proposed larger dwelling without detriment to the surrounding area.  On balance it is
considered that the proposed development is an appropriate form of development in planning
terms and in this instance the principle is accepted. 

3.0  Design

3.1  In addition, Policy DC16 requires proposals to represent a good standard of design and take
into consideration the scale, height and mass of development in relation to neighbouring buildings
and should not be divorced from its surroundings.  The NPPF, paragraph 59, reiterates this need
for development to consider neighbouring buildings in terms of the scale, mass and height of
proposals.

3.2  Alongside this, development must also be proportionate to the surrounding rural character.
Dwellings in Snetterton South End are predominantly of a traditional character with a low ridge
height. It is not required that replacement dwellings entirely match the surrounding properties,
although regard must be given to the form of the local landscape.  The proposal represents a
contemporary design not consistent with the surrounding properties, however the proposed
dwelling would not sit immediately adjacent to surrounding properties and given the degree of
separation it is considered the contemporary approach is acceptable in this instance.  In terms of
materials of the proposed dwelling these would be secured via planning condition.
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4.0  Neighbour Amenity

4.1  The proposal is situated within a largish plot and is well-screened by vegetation, reducing the
impact on neighbour amenity in terms of light amenity and privacy.

4.2  The development must also be considered in terms of its impact upon amenity. Policy DC1 of
the Adopted Core Strategy requires development to have regard to dominance of a proposal
upon residential amenity. In addition, impact upon light amenity and privacy of neighbouring
properties needs to be considered.

4.3  Due to the scale of the dwelling and the height of the building, neighbours are likely to be
able to view the proposal from their properties, particularly during the winter months, however this
is not thought this would have an impact upon their amenity in terms of dominance and the
proposal is not thought that it would be detrimental to neighbour amenity.

4.4  Due to the above points, it is thought that the proposal is acceptable in terms of neighbour
amenity.

5.0  Highways Impact

5.1  The application proposes to alter the access into the site so that the entrance is closer to
Sallow Lane. The Highways Authority, whilst they note that the level of visibility is not to the
standard they usually require, are satisfied that the proposed access is acceptable, subject to
conditions, and raised no objection to the proposal in terms of highway safety.

6.0  Other issues

6.1  The Environmental Protection Officer has recommended conditions in respect of
contamination risk.  Mitigation measures proposed relating to ecology would be attached to any
planning permission.

6.2  It is recommended by the Tree and Countryside Consultant that the applicant provides a
Tree Protection Plan, arboricultural impact assessment and method statement where
development is being undertaken within the RPA of the retained trees, and to provide a tree
planting plan to offset the loss of trees. 

7.0  Conclusion

7.1  Whilst the scale, height and mass of the dwelling is thought to be disproportionate to the
original dwelling the proposed development is not considered to lead to harm caused to the
character of the area. 

7.2  The impact upon neighbour amenity and highway safety is considered to be acceptable, the
design is acceptable and the scheme is therefore recommended for approval subject to
conditions relating to materials, trees and ecology.
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Planning Permission

TL01
3047
HA08
HA09
HA19
HA24
3514
MT03
3920
3408
3450
3414
3946
4000
3996
2001
AN61
2014

Time Limit
In accordance with submitted
New access - construction over verge
Existing access - closure
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Replacement dwelling - existing to be demolished
External wall and roof materials to be agreed
Ecological mitication
Landscaping - details and implementation
Tree protection plan, arb impact assess & method statement
Fencing protection for existing trees
Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
NOTE NCC Inf 2 When Vehicular access works required
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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5

COLKIRK
Site at Jarvis Drive

Mr & Mrs Thatcher
Swift Barn Gateley

JWM Design
23 Litcham Road Mileham

Proposed 5no dwellings & related garages/parking  

Outline

3PL/2014/0885/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle 
Highways
Trees and landscape 
Amenity 
Contaminated land

 KEY ISSUES

The application seeks outline planning permission including access for the construction of five
dwellings and garages on land on the north side of Jarvis Close.  The application is accompanied
by a Design and Access Statement, Arboricultural Assessment and contaminated land
questionnaire. 

The site, which sits towards the centre of the village, lies outside but adjacent to the Settlement
Boundary of the village of Colkirk and currently comprises land previously used as a paddock for
the grazing of ponies but which is currently unused.  The site is bounded on its southern side by
Jarvis Drive and has an existing access off Jarvis Drive at the turning head.  The site, which
comprises 0.22 ha. of land, is surrounded by residential development to the east, west and south.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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

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
Design
Parking Provision
With particular regard to paragraphs 8, 14, 17, 47, 49, 56-66

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

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology.
In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL  . As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

No objections subject to a condition to secure full details of visibility splays; access
arrangements; parking and turning provision and Jarvis Drive widened to 4.5 m along the entire
site frontage and a note relating to development involving works within the public highway.

No objection subject to condition.

Whilst many trees have not been correctly identified I do broadly agree with RPA's and BS
categories as shown in the tree survey schedule of the supplied Arboricultural Assessment.  I
have no objection in principal to the removal of trees T5 and T6 as highlighted to allow
development (see page 17 of supplied report -AIA overview)  or the removal of T2, T14 and T22
due to condition (see tree survey schedule page 15). Upon full submission, a tree protection plan
should be provided in accordance with BS5837:2012 detailing how the retained trees are to be
retained as well as details of additional tree planting.  In general there are no particularly
outstanding trees on site.  A full submission should also include details of trees adjacent to the
site boundary to the north and west to ensure third party trees are not damaged as a result of any
proposals.

The application site is situated outside of the development boundary and therefore should be

 CONSULTATIONS

COLKIRK P C -   
Colkirk Parish Council is opposed to the above development on the following grounds: 
1. The site is outside of the village envelope.  
Paragraph 3.32 on page 218 of the Sites Specific policies has identified two areas of Colkirk (Col
3 and 4) where the settlement boundary has been tightened or removed to reduce the chance of
infill that would detract from the form and character of this part of the settlement.  It is the opinion
of the Parish Council that the number of dwellings on this size of plot would detract from the form
and character of Jarvis Drive which solely comprises well spaced bungalows. 
The Parish Council is not aware that there is a proven need for affordable homes in the locality. 
2. Access to the site is via Jarvis Drive which is extremely narrow in parts and the Parish Council
questions whether it could cope with an additional 10 vehicles plus visitors, delivery vehicles etc
as well as emergency vehicles. 
3. Whilst not a planning matter, Colkirk has a history of problems with sewage and the existing
system struggles to cope with current capacity.  This can only be exacerbated by any new
properties built that plan to connect into mains sewage.

same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 

A Section 106 agreement will secure two affordable dwellings in accordance with Policy DC4 and
a contribution of £6,440 towards open space as required by Policy DC11
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9 letters of representation have raised the following issues:
* Adequacy of Jarvis Drive including in terms of its width;
* Highway safety; increased traffic on Jarvis Drive including commercial vehicles;
* Condition of Jarvis Drive is unsatisfactory;
* Site is greenfield and surrounded by mature trees;
* Impact on wildlife;
* Proposal for two storey houses is out of kilter with the existing bungalows on the drive;
* Colkirk is not a Local Service Centre, presumably because it does not have the facilities;
residents have to travel to Fakenham, Swaffham or Dereham to access such facilities;
* Site provides a valuable visual buffer between the properties which surround it;
* Impact on sewerage system;
* Overlooking;
* Removal of trees is unnecessary.

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee as the site lies outside of any
Settlement Boundary and therefore conflicts with local plan policies. 

2.0  Principle 

 ASSESSMENT NOTES

ASSET MANAGEMENT    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

provided as 100 percent affordable housing. However, if the principal of development is
established then Breckland Council's Adopted Core Strategy Policy DC4 requires a contribution
to affordable housing on any site with a size of 0.17ha and above, or 5 or more units.  As there
are 5 units proposed for this site, a contribution of 2 units is required.  The proposed 2 rented
units appear to meet this requirement.   Currently, the highest demand in Breckland is for smaller
units, so we consider 2-bed units to be acceptable in meeting this need.   The affordable units
should be secured as affordable in perpetuity by transfer to a Registered Provider, or other
suitable method.

The grass verge adjacent to Jarvis Drive, which lies in front of the proposed site, is maintained
and assumed owned by Breckland Council. No further specific comments.

None

Ecology comments.

ENVIRONMENTAL PLANNING -  No Comments Received 
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2.1  The site lies outside, but immediately adjacent to, the adopted Colkirk Settlement Boundary.
For this reason the proposal conflicts in principle with Policies SS1, DC2, CP1 and CP14 of the
Core Strategy and Development Control Policies Development Plan Document (2009).  The
scheme has not been put forward as one under the exceptions site policy (DC4).  However,
paragraph 49 of the National Planning Policy Framework (NPPF) states that where an authority
does not have an up to date five year housing land supply (at present the District figure is 3.3
years), the relevant local policies for the supply of housing as referred to above should not be
considered up-to-date and that housing applications should be considered in the context of the
presumption in favour of sustainable development.

2.2  The Government defines sustainable development as having three roles:
- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places
- social, by supporting, strong vibrant and healthy communities by providing the supply of housing
required to meet future need in a high quality environment with accessible local services and
- environmental, through the protection and enhancement of the natural, built and historic
environment
Paragraph 8 of the NPPF stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is
required.

2.3  In terms of the economic and social criteria, the proposal is to provide 5 dwellings comprising
3 detached three bedroom dwellings and garages for market sale and 2 semi-detached dwellings
with parking for affordable rent.  The development of this site would therefore contribute to the
housing supply shortfall and provide two affordable units of the type required in the District.  In
addition, a recreational contribution of £6,440 would be made which would be secured by way of
a Section 106 Obligation. 
 
2.4  Environmentally, the area is currently an unused paddock surrounded by mature tree
planting and hedges.  It is not subject to any nationally recognised landscape or wildlife
designations.  The site is adjacent to the existing settlement boundary and within the built up part
of the village with existing built form to the west, east and south.

2.5  Whilst the proposal would involve the development of an existing area of open land, the harm
caused to the rural setting of the village would not be significant and would not outweigh the
benefits of the proposal.  The scheme is, therefore, considered to represent sustainable
development. 

2.6  Footnote 11 of the NPPF confirms that the site should be in a suitable location, available
now, and have a realistic prospect of being developed within five years. 

2.7  The application is in outline form. Normally it is expected that applications being considered
having regard to the five year supply would be full applications to provide the confidence that the
site would be delivered within five years.  However, if Members are minded to approve the
application, it would be appropriate that the time limits are reduced and this would be in
accordance with other applications in Breckland approved under the five year supply.
It is considered appropriate to impose a two year period for commencement of development in
order to reaffirm the deliverability of the development, a stated requirement of the 5 year supply
issue.  
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2.8  In regard to whether this is a suitable location, Colkirk is classified as a rural settlement
through Policy SS1 (Spatial Strategy) of the adopted Core Strategy and Development Control
Policies Development Plan Document.  These villages contain limited services and facilities and
the spatial strategy states that these villages are not capable of supporting consequential growth
as they rely on higher order settlements for the majority of these services and facilities. 

2.9   The village has a number of amenities comprising the village hall (including pre-school);
primary school; village pub and church.  Given there are no shopping facilities in the village it is
recognised that the occupants will have to rely on the private car or public transport in order to
undertake shopping trips for their daily and other needs.  The village does benefit from a bus
service to Fakenham on a Thursday and Kings Lynn on Tuesdays.  Other opportunities for
transport include the West Norfolk Community Transport Dial-a-Bus service to Fakenham, which
is 2 miles to the north.  In addition there is a car shopper service to Great Ryburgh.  

2.10  Whilst this need to travel for some services is recognised, Para 55 of the NPPF states that
housing should be located where it will enhance and maintain the vitality of existing rural
communities and help sustain facilities in the surrounding settlements.

2.11  Core Strategy Policy DC4 (Affordable Housing Principles) is of relevance to this application.
 Core Strategy Policy DC4 requires 40% affordable housing provision on sites of five or more
dwellings. The scheme proposes two affordable dwellings and therefore accords with the
requirements of this policy.  The affordable dwellings would be secured by way of a Section 106
Obligation. 
Core Strategy Policy DC11 (Open Space) requires all new residential development to provide a
contribution towards outdoor playing space.  This would be secured by way of a Section 106
Obligation.  In summary, it is considered that the positive attributes of the redevelopment of this
site for housing from an economic and social perspective outweigh any identified environmental
harm and the scheme is considered to represent sustainable development. 

3.0  Highways 

3.1  Norfolk County Council Highways raise no objections subject to the widening of Jarvis Drive
to 4.5 m along the entire site frontage.  As it would appear that the verge is in the ownership of
Breckland Council the applicant would need to enter into negotiations to purchase this land.  At
the time of writing an amended plan is awaited including the verge within the red lined plan. 

4.0  Trees and Landscape 

4.1  An Arboricultural Assessment forms part of the application.  The Tree and Countryside
Consultant broadly agrees with the root protection areas and British Standard categories as
shown in the tree survey schedule of the assessment.  There is no objection in principle to the
removal of trees as highlighted on pages 15 and 17 of the report.  The reserved matters should
include a tree protection plan in accordance with BS5837:2012 detailing how the retained trees
are to be retained as well as details of additional tree planting and details of trees adjacent to the
site boundary to the north and west to ensure third party trees are not damaged as a result of the
proposal.  In general, the Tree and Countryside Consultant states there are no particularly
outstanding trees on the site.
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Outline Planning Permission

TL06
A
TL06

Outline permission -time limit

Outline - time limits for implementation

 RECOMMENDATION

 CONDITIONS

5.0  Amenity 

5.1  Potential impacts on existing residential amenity, by virtue of overlooking, overshadowing,
loss of privacy or outlook and with respect to the dwellings within the site itself, would be
assessed at the reserved matters stage.  However, the submitted indicative site layout
satisfactorily demonstrates that 5 dwellings could be accommodated on the site in such a way as
to satisfactorily preserve existing residential amenity with respect to the adjoining dwelling and
without significant detriment to the amenity of the future occupiers of the proposed dwellings.  

6.0  Contaminated Land

6.1  The Contaminated Land Officer has been consulted and no objections have been raised
subject to a condition in relation to unexpected contamination being found. 

7.0  Conclusion

7.1  Notwithstanding that the site lies outside the Settlement Boundary of the village of Colkirk
and is, in part, car reliant, the scheme is considered to broadly represent sustainable
development having regard to Breckland Council's lack of five year housing supply and to
Paragraphs 14, 47 and 49 of the National Planning Policy Framework.  In addition, Members
should also recognise the ability of the scheme to support those services and facilities in the
village and its surrounds.

7.2  Subject to the widening of Jarvis Drive, which would be secured by way of a suitably worded
condition, no objections have been raised by Norfolk County Council Highways. The
Contaminated Land Officer has raised no objections to the proposal subject to a condition.  The
development would be unlikely to significantly affect local amenity subject to the details to be
provided at the Reserved Matters stage.

7.3  Approval is recommended subject to conditions and a Section 106 Obligation to secure the
provision and tenure of affordable housing and recreational contributions.
 
7.4  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of any such agreement.
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Landscaping
Details; visibility splays; parking, turning and widening
Contaminated Land - Unexpected Contamination
NOTE:  Submitted details indicative only
NOTE: Works within public highway
S106 Note Affordable Housing and Recreational Contributions
Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved


