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THETFORD
Drake Infant School & Nursery
Fairfields

Norfolk Childrens Services
Norfolk County Council Martineau Lane

NPS Group
Nautilus House 10 Central Avenue

Remodel extg building, external spaces & new car park & single storey new build
extensions

County Matter

3CM/2014/0019/CM

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
Expansion and improvement to educational facilities
Loss of community open space
Impact upon residential amenity
Design, layout and appearance

 KEY ISSUES

This application is a consultation from the County Council who are the determining authority

The proposal relates to the extension and expansion of Drake Infant School Thetford. The
proposal will result in the expansion of the school to 420 places. The application proposes the
remodelling of the existing building, single storey extensions to the north east and south east of
the existing and envelopment of land to the north and south of the site for the purposes of parking
and playing field facilities. The existing school is located on 0.9 ha site and its buildings are
predominately single storey in appearance and date from the 1970's.

This proposal seeks to provide new facilities to replace the current site (which is limited in size) to
allow the school to expand and develop to deliver the educational needs for its pupils. 

The proposed works would provide an additional 1406 sq.m. of accommodation which would
include classrooms and a selection of practical learning spaces. The development would also
include a new playing field to the North of the site and 46 new additional car parking spaces.

The materials for the proposed extension and remodelling would adopt a contemporary aesthetic
to include a buff facing bricks and pan tile, similar in appearance to that of the existing. 

Externally, the site would be landscaped to provide a Multi Use Games Area (MUGA), formal

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: James Platt

Open Space
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sports pitches, informal play spaces and the required car parking and drop off zones for staff,
pupils and visitors.

The existing access road off Fairfields will be used.  The access road would lead directly to the
new car park providing 46 additional spaces. Additional storage of 10 cycles would also be
provided.

The application site comprises the existing school site and public open space located to the North
East and South West of the School. The site falls within the defined Settlement Boundary of
Thetford.

The site is located to the north east of the town centre, within a predominately residential area.
The school is bounded by public open space to the north and south, residential properties and the
highway to the west and a railway line to the east. An established line of hedging and trees
encloses the boundary of the school.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 REPRESENTATIONS

 CONSULTATIONS

Not applicable due to the application being a County matter

DC.01
DC.11
DC.16
NPPF

Protection of Amenity
Open Space
Design
With particular regard to paras.72, 73, 74

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

Not Applicable

 CIL / OBLIGATIONS
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None received

1.0  The application is a County matter and the determining Authority is Norfolk County Council. 

2.0  Principle of development

2.1  The application site is within the defined Thetford Settlement Boundary. Policy SS1 of the
Core Strategy identifies Thetford as the Key Centre for development and change. The principle of
new development within the settlement is considered to be acceptable.

2.2  Local planning policies, notably Core Strategy Policy CP4, and the NPPF (paragraph 72)
place significant weight on the provision of infrastructure to support education/school provision
and places.  This policy context represents a principle support for the proposal.

2.3  Therefore, subject to other policies relating to matters of detail, it is considered that the site is
suitable for the proposed development.

3.0  Amenity

3.1  In terms of amenity and impact upon the neighbouring property, the proposed extensions are
sited some distance from neighbouring dwellings.  Screening is proposed to further mitigate the
impact of the development. In conclusion, it is considered that the proposed development would
not result in significant overlooking, overshadowing and loss of privacy.

4.0  Design

4.1  The form and character of the proposal and materials proposed have been selected to create
a new contemporary aesthetic that will complement the existing school building.  This approach is
considered to be acceptable. 

4.2  In terms of density, height, massing and scale, the extensions are similar to that of the
existing site; single storey in nature.  In view of the education function of the site and extent of
screening, the built form will sit comfortably within the existing residential setting. 

5.0  Landscape Impact

5.1  The design has sought to retain existing planting where possible and provides for extensive
new planting/landscaping as part of the proposal, to help it integrate into its residential location
and create strong definition within the site.

5.2  It is considered that the landscape design shown in the application drawings, which has been
formulated in conjunction with the design of the whole site, will deliver a high standard of
landscape design which will meet the key tests of Core Strategy Policies CP11 and DC12.
Boundary screening and proposed landscaping should be secured via planning condition.

 ASSESSMENT NOTES
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6.0  Loss of public open space 

6.1  The proposed extensions and playing field will be sited to the north/north east of the existing
School with the proposed car park and landscaping to the south/south west.  Both parcels of land
that surround the school are identified as public open space, with an area of public amenity land
proposed to be lost.

6.2  The NPPF (paragraphs 73 and 74) supports access to high quality open space and requires
that existing open space, sports and recreational buildings and land, should not be built upon
unless:

* An assessment has been undertaken which has clearly shown the open space, buildings or land
to be surplus to requirements; or
* The loss resulting from the proposed development would be replaced by equivalent or better
provision in terms of quantity and quality in a suitable location; or
* The development is for alternative sports and recreational provision, the needs for which clearly
outweigh the loss.

6.3  The Breckland Core Strategy sets out, in Policy DC11, that proposals that would result in the
loss of existing sport, recreational or amenity open space will only be permitted if:

* An excess of recreational or amenity space can be demonstrated via a local assessment.
* Recreational facilities within the open space will be enhanced, and
* The community would gain greater benefit from a suitable alternative recreational or amenity
provision elsewhere in an equally accessible or convenient location

6.4  The parcels of land to the north east and south west of the proposed site function as informal
recreation areas and green space.  The land is publicly accessible and serves the immediate
local community.  

6.5  The Breckland Open Space Assessment (2010) does identify deficiencies in outdoor sports
facilities and children's play space.  However, the study does not provide a benchmarking
exercise to assess the quantum of amenity open space and therefore availability of amenity land.
Amenity land is, however, protected under Policy DC11 and from a brief visual assessment; the
development of land in question would result in a significant loss of public amenity land serving
Fairfields estate and therefore the local community. 

6.6  The open space assessment provided by the applicant acknowledges the deficiency of
recreational and amenity space within Thetford and fails to identify equivalent areas of open
space to compensate for the proposed loss.  The proposal therefore conflicts with the
requirements of the NPPF and Policy DC11. However, it is proposed to allow community use of
the proposed MUGA and new playing field, which could be secured by planning condition.  It is
considered that such provision would compensate for the loss of amenity open space, with the
community gaining improved recreational facilities and maintaining access to open space.

7.0  Conclusion

7.1  It is considered that the application demonstrates that the site represents a suitable location
for expansion and extension of a school and the design would provide a high quality environment.
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Planning Permission

3920 No objection subject to conditions

 RECOMMENDATION

 CONDITIONS

 The proposed development would lead to no detrimental harm in terms of amenity and would
deliver clear educational benefits.  The proposal would, however, lead to the loss of public open
space within an area already deficient in terms of open space, contrary to Policy DC11 of the
Core Strategy and NPPF.  In order to sufficiently mitigate the loss of public open space,
community access to the proposed MUGA and playing field should be agreed. 

7.2  Therefore it is recommended that there is NO OBJECTION to the proposal SUBJECT to the
imposition of a condition securing access to the MUGA and playing field facilities for the wider
community.  It is recommended that conditions in relation to boundary treatment, landscaping and
materials are also attached to any planning permission.
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QUIDENHAM
The grounds of the White House
Sandfied Lane

Mr & Mrs De Boos
The White House Sandfield Lane

Robert Lord Associates
Barn No. 3 Flaxmans Farm

Proposed two new dwellings & garages  

Outline

3PL/2013/1156/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Eccles 

 RECOMMENDATION : APPROVAL

Principle of development
Design, scale and visual impact
Trees/ecology
Impact upon residential amenity
Highway safety

 KEY ISSUES

This application seeks outline planning permission to construct two detached houses and garages
on a parcel of garden land to the east of a property known as The White House in Eccles
adjacent to the junction of Station Road with Sandfield Lane.  The application is in outline only
with the matters of access, landscaping, layout and scale included for consideration.  

Whilst the matter of appearance has been reserved for future consideration, indicative drawings
have been provided to show two substantial one-and-a-half storey four bedroom dwellings facing
in an easterly direction towards Sandfield Lane, each with a detached double garage and private
garden land to the rear.  The dwellings would be set gable end onto Station Road and would be
served by a new shared access off Sandfield Lane.  The existing access would be retained to
serve The White House. 

A large belt of mature trees would be retained on the corner of Sandfield Lane/Station Road.

The site lies to the south of the village of Eccles, and outside of the Adopted Eccles Road
(Quidenham) Settlement Boundary.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling
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The site on which the dwellings are proposed comprises a corner plot of garden land bordered by
fields to the north, Station Road to the east, Sandfield Lane to the south and the applicants'
detached property to the west.  The former village school lies adjacent to the site at the junction of
Station Road and Sandfield Lane.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

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

Housing
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regards to paragraphs 7, 8, 47, 49 & 55.

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 

QUIDENHAM P C -   
QPC strongly supports this application. 

The principal reasons are:-
1. This development provides a welcome addition to the residential nature of Eccles.

No

 EIA REQUIRED

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

No objection in principle.

Comments: it is noted that the village is served by a rail station and that there is a school located
in close proximity, and there is an existing footway running the length of the village on the eastern
side of Station Road, which serves both the school and station.

The proposed development is located on the eastern side of Station Road, but no footway link is
provided to link development to the existing footway provision. It is considered an appropriate
footway link be provided to the existing footway to encourage a safe pedestrian link to the
school/station, the latter of which will also help promote alternate modes of transport other than
the car.

There are two options I consider are appropriate in this respect:
1. Provision of a footway around the north eastern corner of Sandfield Lane from the site access
with appropriate dropped kerbs either side of Station Road; or
2. A pedestrian link directly from the development to Station Road, again with appropriate
dropped kerbs either side of Station Road.

No objection raised to amended plan provided by agent showing footpath link subject to the
imposition of conditions/informative note in respect of access, visibility, on site parking and
turning provision and highway works (including footpath provision).   

No objection subject to the imposition of a unexpected contamination condition.

No objections, subject to conditions, on basis that the Tree Report contains sufficient detail to
fully evaluate the impacts on the proposal on trees, the proposed access road is located at a
point where the condition of trees is very poor, with the dwellings located on open ground where
no trees will be affected. 

2. It complements the new development of 24 properties of a mixed nature in Station Road.
3. There are no traffic issues as the exit to the site is off Sandfield Lane and not directly onto
Station Road.
4. New residents will have a short walk to Eccles Road rail station and are within a short car ride
to full village facilities at Kenninghall including a medical centre.
5. It is not much further to Attleborough if other types of shop are needed.
6. The issue of the settlement boundary is not something in which QPC has any confidence. QPC
has been trying to have this boundary revised to something that makes sense since our
Chairman put a strong case to a boundary meeting in East Harling as long ago as February 2010
and, in spite of undertakings being made nothing had been done to change the present
boundary, it still remains the same nonsensical situation. The new 24 house development for
which permission has been granted is already outside this out-dated boundary.
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One letter of support has been received from a local residents on the following grounds;
- No encroachment on green area.
- Help support village and existing services/facilities.
- Sustainable location for new development, given access to train station, doctors surgery,
schools etc.
- Provision of footpath link unnecessary cost/inappropriate to rural location.

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is contrary to Policies DC2 and CP14
of the Breckland Core Strategy 2009.  

2.0  Principle of development

2.1  This application seeks consent for the construction of two dwellings and garages on land
adjacent to The White House in Eccles, outside the defined Settlement Boundary for Quidenham
(Eccles Road).  For this reason the proposal conflicts in principle with Policies DC2 and CP14 of
the Core Strategy and Development Control Policies Development Plan Document (2009), which
seeks to focus new housing within defined Settlement Boundaries.  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 granted permission unless any adverse impacts would
significantly outweigh the benefits.  

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

2.3  Paragraph 8 of the NPPF also 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.

2.4  In terms of the economic and social criteria, the proposal would provide two dwellings for
market sale.  The development of this site would therefore make a positive, albeit modest,
contribution to the housing supply shortfall and provide some short-term economic benefits
through its construction.  

2.5  Environmentally, although outside the Settlement Boundary, the plot comprises of garden
land, set within a small cluster of existing residential development, bordered on two sides by
Station Road and Sandfield Lane.  The development would not be isolated and would not result in
any significant encroachment outwards into the open countryside.  The site would also be
relatively well screened by existing mature boundary trees/hedging.  No objection has been
raised by the Tree Consultant on tree or landscape grounds.

 ASSESSMENT NOTES
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2.6  Furthermore, whilst this is an outline application, with the matter of external
appearance/design reserved for future consideration, it is considered that a scheme could be
designed in such a way so as not to cause harm to the built or natural environment.  On this basis
it is considered that the scheme does not fail the environmental role. 

2.7  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.  

2.8  With regard to availability and deliverability, whilst this is an outline application, the agent has
confirmed that the site is within the applicants' ownership and available now, making the
development deliverable within 5 years to meet the housing shortfall.  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 scheme.

2.9  With regard to whether this is a suitable location, Quidenham is classified as a rural
settlement through Core Strategy Policy SS1.  Rural settlements contain limited services and
facilities and are considered to be unsuitable for growth as they are largely reliant on higher order
settlements for services and facilities.  Paragraph 55 of the NPPF states that rural housing should
be located where it will enhance and maintain the vitality of existing rural communities. 

2.10  Quidenham benefits from access to some local services and facilities, including a public
house, private school, bus service to and from a secondary school, and a train station on the
Norwich-Cambridge-Peterborough line. The train service provides two services in the morning
and two in the evening to and from Norwich, therefore providing access to employment and
education services.  However, it is acknowledged that there is a lack of immediate access to
community, medical and retail facilities in the village, resulting in a general reliance upon private
vehicle use to access most local facilities and services. This weighs against the proposal.

2.11  Overall, it is considered that whilst the development would have limited access to some
local services and facilities, the proposal would not result in isolated development in the
countryside, and would help to maintain the vitality of the local community.  The scheme would
also provide additional housing, generate some economic activity, offer a degree of support to
existing village amenities and could be developed without causing harm to the character and
appearance of the area.  It is considered therefore that, on balance, the adverse effects of the
proposal would not significantly and demonstrably outweigh its benefits.

3.0  Design, scale and visual impact

3.1  Eccles Road is a small hamlet within the parish of Quidenham, with development centred
around the train station and the pattern of development predominately linear in form along Station
Road.   

3.2  Whilst the application is in outline only with external appearance reserved, indicative plans
have been provided demonstrating that two one-and-a-half storey dwellings could be
accommodated on the site, whilst respecting the scale and character of the existing development
in the locality and not causing undue harm to the amenities of the area.  As such, it is considered
that the scheme would accord with paragraph 7 of the National Planning Policy Framework and
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Policy DC16 of the Breckland Core Strategy.  It is, however, suggested that conditions are
imposed on the permission to agree materials and restrict the scale of the dwellings to one-and-a
half storey in order to protect the amenities of the area.   

4.0  Highway safety

4.1  Access to the site would be via a new shared access off Sandfield Lane and the agent has
submitted a revised plan showing requested highway works.  The application has been assessed
by the Highway Authority who has raised no objection on highway safety grounds subject to he
provision of a footpath linking the site to Station Road, and the imposition of conditions.  

4.2  As such, it is considered that the scheme would safeguard highway safety and accord with
Policy DC19 of the Breckland Core Strategy.   

5.0  Impact upon residential amenity

5.1  Whilst the proposed indicative scheme provides details of two dwellings of one-and-a-half
storey design, they are set in relatively large plots.  Combined with the separation distances
between the existing and proposed dwellings, along with the matter of design/external
appearance to be agreed at the reserved matters stage, it is not considered that the scheme
would have a significantly detrimental impact on the residential amenities of neighbouring
properties in respect of privacy, light and disturbance.  

5.2  Furthermore, the plots are considered to be of sufficient size to provide future occupants with
adequate levels of amenity.

5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC1 of
the Breckland Core Strategy.   

6.0  Trees/ecology

6.1  Notwithstanding that there are a number of trees/hedges on and adjacent to the site, the
Tree Consultant has assessed the application and has raised no objection, stating that the
scheme proposed and accompanying Arboricultural Report adequately address the impact of the
scheme on the vitality of trees.  Conditions have however been suggested and attached in
respect of tree protection.

6.2  As such, it is considered that the scheme would accord with Policies CP11 and DC12 of the
Breckland Core Strategy. 

7.0  Other issues

7.1  The scheme was accompanied by a unilateral agreement in respect of providing a financial
contribution for open space provision in accordance with the requirements of Policy DC11 of the
Breckland Core Strategy.   However in light of recent changes in legislation, this requirement is
no longer relevant and no condition is suggested.
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Outline Planning Permission

3005
3058
3047
MT03
3060
HA08
HA11
HA12
HA14
HA20
HA24
HA39
A
HA39
B
3946
3920
3419
3800
AN60
4000
3996
2001
2014

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted
External wall and roof materials to be agreed
Standard outline landscaping condition
New access - construction over verge
Private access road - width
New access - gradient
Access gates - restriction
Provision of visibility splays - conditioned
Provision of parking and servicing - when shown on plan
Highway improvements-offsite A

Highway improvements off-site B

Contaminated Land - Unexpected Contamination
Tree report condition
"No-dig" construction through Root Protection Area
Services to be placed underground
NOTE NCC Inf 1 When off-site road improvements are required
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

7.2  Furthermore, no objection has been raised by the Council's Contaminated Land Officer
subject to the imposition of conditions.  As such, it is considered that the scheme would accord
with Policy CP9 of the Breckland Core Strategy.  

8.0  Conclusion

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact upon
the character and built form of the surrounding area. 

8.2  Approval is recommended subject to conditions.
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FRANSHAM
Fransham Motor Co site
A47

Benjamin James Development Ltd
c/o Agent 

David Futter Asssociates Ltd
Arkitech House 35 Whiffler Road

Erection of 4 dwellings parking spaces & ancillary works 

Full

3PL/2014/0497/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
Design 
Trees and landscape 
Amenity  
Highways 
Contaminated land

 KEY ISSUES

The application seeks full planning permission for the erection of two pairs of two bedroomed
semi-detached dwellings, parking areas and ancillary works.  Each dwelling would comprise 61 sq
m of gross floor space. Materials would comprise facing brick with contrasting brick plinths and
arches for the external walls and selected roof tiles and cream painted fascia and bargeboards.
Proposed boundary treatments comprise 1.8 m high close boarded fences to southern and
western boundaries.  Vehicle access and hard standing materials would comprise permeable
concrete block paving.

The application site comprises land formerly used for car sales.  The site has been cleared.
Some natural screening and vertical boarded fencing forms the site boundaries and construction
works have commenced to damp proof course level with respect to a pair of semi-detached two
bedroomed dwellings previously approved under planning permission reference 3PL/2008/0498/D
to the front of the site.  Immediately to the east of the site is an existing bungalow.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED
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3PL/2008/0498/D - Erection of 4 No dwellings and garages together with ancillary works -
Approved (NB implemented by partial construction of plots 1 and 1a).

3PL/2006/1193/D - Demolition of existing garage and redevelopment of site with three residential
dwellings - Approved 

3PL/2005/0056/O - Site for residential development - Approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objection subject to conditions and an informative.

 CONSULTATIONS

CP.09
CP.14
DC.02
DC.04
DC.05
DC.12
DC.16
DC.19
NPPF

Pollution and Waste
Sustainable Rural Communities
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 7,8,47,49 and 55 

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 

FRANSHAM P C -   
Object on the following grounds:
Overdevelopment; out of character with all the other properties in the village; it would be on the
A47 trunk road and there would be too many car movements onto this road, which would be
dangerous.

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPF), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policy DC2 and CP14 of
the Breckland Core Strategy 2009.

2.0  Principle

2.1  The principle of the redevelopment of this site for housing has been established by previous
planning permissions.  In 2005 outline planning permission was granted for residential
development, subsequently reserved matters approval was granted for three dwellings and a
further reserved matters approval was granted for four dwellings.  Planning permission previously
granted under planning permission reference 3PL/2008/0498/D has been implemented as work
commenced up to damp proof course level in September 2010 with respect to a pair of semi-
detached three bedroomed dwellings (plots 1 and 1a).  Owing to the economic downturn no
further work has been undertaken since then.  The current application seeks planning permission
for two pairs of two bedroomed semi-detached two storey dwellings to the rear of the site which
would make a total of six dwellings on this site.

2.2 The application site falls outside any defined Settlement Boundary. For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document (2009), which seek to focus new
housing within defined Settlement Boundaries. 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 granted permission unless any adverse impacts would significantly
outweigh the benefits.

2.3  The NPPF identifies three dimensions of sustainable development:
- 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;

 ASSESSMENT NOTES

HIGHWAYS AGENCY    

CHIEF FIRE OFFICER    

The site gains access direct from A47 (Trunk).  The Trunk Road network is under the jurisdiction
of the Highways Agency and it is therefore not within my remit to comment upon such an
application.

No objections subject to condition

No objection subject to a condition and informative in relation to the provision of a fire hydrant.
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- 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.

2.4  Paragraph 8 of the NPPF also 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.

2.5  In terms of the economic and social criteria, the proposal would make a positive, albeit
modest, contribution to the housing supply shortfall and provide some short-term economic
benefits through its construction. Environmentally, although outside a Settlement Boundary, the
proposed development would adjoin existing development and provide for the redevelopment of a
brownfield site. The proposal would not intrude into the open countryside and would not be
isolated.  Little Fransham includes only limited services, but does include a public house and farm
shop.  Additional community facilities, including a village hall and church, are located in relatively
easy reach in Great Fransham.  A wider range of facilities are available in other larger villages
nearby, notably in Necton, located to the south west.

2.6  Whilst the limited availability of local services and facilities within easy walking/cycling
distance weighs against the proposal, the scheme would provide additional housing, generate
some economic activity and offer a degree of support to existing village amenities. Moreover, the
site could be developed without causing harm to the character and appearance of the area.  It is
considered therefore that the adverse effects of the proposal would not significantly and
demonstrably outweigh its benefits, and the proposal would, on balance, constitute a sustainable
form of development as defined in paragraph 7 of the NPPF.  

3.0  Design

3.1  The design of the dwellings is considered acceptable and in keeping with the dwellings
previously approved and commenced and the surrounding context.  Materials are also considered
appropriate for the locality. Although the density of the development would be greater than
previously approved, the footprint of the dwellings would not be dissimilar to the permitted
scheme.

4.0  Amenity 

4.1  The proposed development would have no significant impact in relation to overlooking,
overshadowing, loss of privacy or outlook with respect to existing residential amenity with respect
to adjoining dwellings.  

5.0  Highways 

5.1  The site gains access direct from the A47 (Trunk) road.  The Trunk Road network falls under
the jurisdiction of the Highways Agency.  Following the receipt of a satisfactorily amended plan,
no objections are raised subject to a condition that the access is constructed in accordance with
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Planning Permission

3007
3047
MT03
3920
3946
3920
3920
3923
9850
3996
4000
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
Contaminated Land
Contaminated Land - Unexpected Contamination
Fire Hydrants
Vehicular Access
Contaminated Land - Informative (Extensions)
Fire Hydrant Note
Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

the approved plan. 

6.0  Contaminated Land

6.1  The Contaminated Land Officer raises no objections to the proposal subject to conditions in
relation to the implementation of the approved remediation. 

7.0  Conclusion 

7.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact upon
the character and built form of the surrounding area. 

7.2  The principle of the redevelopment of this site is established by the grant of previous
planning permissions.  The current application seeks planning permission for two pairs of two
bedroomed semi-detached two storey dwellings to the rear of the site which would make a total of
six dwellings on this site.  The design of the dwellings is considered acceptable and there would
be no significant impact with respect to existing levels of residential amenity enjoyed by
neighbouring properties.  The Contaminated Land Officer and the Highways Agency have raised
no objections subject to conditions.

7.3  The application is recommended for approval subject to conditions.
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4

BRIDGHAM
Land at Hall Farm and Field Barn Farm

RE:think Energy Limited
C/o Agent 

Savills (UK) Ltd
Unex House 132-134 Hills Road

Solar farm & associated works (inverter cabins, switchgear, access tracks,
security measures & landscaping)

Full

3PL/2014/0589/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
Loss of agricultural land
Landscape impact
Impact on Breckland SPA
Impact on amenity
Flood risk
Highways

 KEY ISSUES

This application was deferred from the November meeting to allow for the consultation with the
Secretary of State and procedural issues to include a revised site notice.

The proposal seeks full planning permission for the construction of a solar farm and associated
works (inverter cabins, access tracks, storage container, security measures and landscaping),
essentially comprising the re-submission of 3PL/2013/0546/F.

The revised submission has a reduced area covered by solar panels.  Panels would be at
approximately 50 metres from the north and south existing field boundaries and 25 metres from
the western application site boundary. 

An amended plan received further reduces the panel coverage to the north west of the application
site where the proposed panels would be 200 metres from the Northern Boundary.

The proposed solar array reduced area would cover approximately 45 hectares, approximately 4.5
hectares less than originally proposed.  It would have a maximum generating capacity of 30MW
and a proposed operational life of 25 years, after which time the land would be reinstated to its

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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former condition.

The proposed development would comprise an array of free-standing solar PV panels, arranged
in rows facing south with panels designed to minimise reflection and glare.  The lowest part of the
panel would be approximately 0.8 metres above ground level and the highest point up to 2.6
metres above ground.  

The framework of the panels would be mounted on steel posts secured into the ground by steel
piles.  Alternative foundations with concrete footing may be required for certain sections of the site
as a result of the geophysical survey, the details of which would be secured via planning
condition.

There would be 18 inverter stations positioned at locations throughout the solar farm.  Inverter
stations would be 4.5 x 1.4 metres; they would be 3.1 metres high and clad in a colour most
suitable to the surroundings, normally green.  Accompanying each inverter station there would be
a Medium Voltage Converter (MVC) which would be 5 x 3.25 metres and 3.25 metres high.  

The District Network Operator (DNO) electrical switchgear and customer switchgear would be
located at the south eastern corner of the central field.  This would be 6.6 x 2.4 and 3.1 metres
high set on a concrete base.  A structure is also proposed for storage in this location which would
be 2.5 x 3 and 2.6 metres high. 

Electric cabling required to connect the solar panel modules to the inverter stations, and to
connect the inverter stations to the DNO and customer switch gear, would be underground.

The construction access would be gained via the existing access to Field Barn Farm where a
temporary construction compound would be located.  The construction period is expected to be
12 - 16 weeks in total.

Post construction access would be gained from the south via the existing track that passes
between the easternmost and central fields of the site. New access tracks are also proposed to
allow vehicles to travel across the site, post construction. Most of the tracks would follow the line
of the proposed security fencing.

Security fencing is proposed comprising a perimeter fence erected around the outside of the solar
farm between the proposed solar modules and the field boundary hedgerows.  The panels would
be set back at varying distances from the site boundaries and there is typically between 8 metres
and 50 metres from the existing or reinforced hedgerows to the panels, and to the north west of
the site it would be 200 metres.

The fencing would be 2 metres high and each panel section would be set between posts to
achieve a width of 3.5 metres.  The fencing would be deer fencing with wire mesh between timber
posts.

A total of four double gates would provide access to the site at various locations.  The gates
would be the same height as the fencing with a width of 4 metres.  

Fixed infrared cameras would be erected on 2 metre high galvanised steel poles located along the
fence at approximately 70 metre intervals.  Flood lighting is not proposed.  
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The energy generated from the solar farm would be exported to the national grid. The specific
connection point has not been formally agreed and does not form part of this application. 

Landscape planting is proposed which would include hedgerow reinforcement, new hedgerows
and additional tree belt planting.  Below the panels would be a combination of seed mixes, as
detailed within the ecological management and maintenance plan. 

An off site stone curlew plot is proposed as part of this scheme and consequently a S106
agreement to ensure this provision is anticipated.  A rotavated area would also exist on site to
provide potential nesting habitat for stone curlew and forms part of the mitigation package.

The application site comprises approximately 70 hectares of land located 0.5 miles from the
centre of Bridgham and approximately 10 miles from the centre of Thetford.

The site is located on land at Hall Farm and Field Barn Farm comprising three fields of
agricultural land.  The site is bordered by High Bridgham Road to the north and the road
connecting Bridgham and Brettenham to the south.  

The site is largely bounded by hedgerows and tree belts with a copse located to the north of the
central field.  Some sections of the site boundary hedging comprise more effective screening
whilst others have gaps allowing views into the site.  The existing access points to the field
provide clear views into the site.  The site slopes gently to the south.

The site lies immediately to the west of the village of Bridgham where there is an established tree
belt on the site eastern boundary between the proposed panels and residential properties to the
east.  To the north of the site are two residential properties facing the site on the opposite side of
High Bridgham Road.  A further two properties are located to the south west of the site.  

The site falls within the Brecks Landscape Character Area. The application site is adjacent to
Breckland Forest Site of Special Scientific Interest (SSSI) and in the vicinity of Breckland
Farmland SSSI and Bridgham & Brettenham Heaths SSSI. These three SSSIs form part of the
Breckland Special Protection Area (SPA). Bridgham & Brettenham Heaths SSSI also forms part
of Breckland Special Area of Conservation (SAC); in addition, part of the SSSI is designated as
Brettenham Heath National Nature Reserve (NNR).

 SITE AND LOCATION

3PL/2013/0546/F - Solar farm and associated works - Withdrawn September 2013
3PL/2013/0072/F - Proposed construction of a 65 million gallon irrigation water reservoir -
Approved June 2013
3PL/2012/0858/F - Construction of 65 million gallon irrigation reservoir - Withdrawn October 2012

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Yes

 EIA REQUIRED
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 CONSULTATIONS

SS1
CP.10
CP.11
CP.12
DC.01
DC.12
DC.13
DC.14
DC.15
DC.16
DC.17
NPPF

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Energy
Protection of Amenity
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Historic Environment
With particular regard to paragraphs 17, 93, 97, 109, 112 and 118

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 

BRIDGHAM P C -   

BRIDGHAM P C -   

The scale is massive. Local opinion vehemently against this proposal. The impact on this sloping
site is also going to be highly visible and have a highly negative impact. 

Brecklands own policy is to protect the rural landscape, particularly river valleys. This site is
sloping down to the river Thet and offers a haven for wildlife as well as an attractive landscape.
Site well visited.  Protected species either within 250 metres for river species and 1 mile for land
based. Designates / protected sites close by.

Site has history of good Wheat Barley, Potatoes and Sugar Beet puts the land classification as at
least 3A/B and not 4 as in the application form.

The health issues around the 20 Invertors on site have been raised by a local health worker.
Details of the connection to the National Grid omitted.

We question the need for so many being built in this region when the requirement is not here.  A
number of misconceptions within the application relating to soil agricultural land quality, wildflower
meadow planting, fencing material, incentives offered to schools, construction traffic, community
consultation carried out by applicant.

Our original objection shown attached remains the same, the amendments have made no
difference to our views.

Not Applicable

 CIL / OBLIGATIONS
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HARLING P C -   

HARLING P C -   

BRETTENHAM/KILVERSTONE P C -   

ROUDHAM & LARLING P C -   

The site very close to Parish Boundary.  It is an area where hundreds of holiday makers enjoy
unspoilt Breckland Countryside.  Security fencing will have a devastating impact on the aesthetic
beauty of the Brecks.  Proposed screening will be years before a hedge of the height required will
be achieved - solar panels will be visible for many years.

Stone Curlews are known to nest in this area, these are ground nesting birds and we understand
that sheep are to be put onto the site to graze.

Country back roads not designed for heavy goods / construction vehicles.

This installation will completely change the character of this area and will no doubt have a
detrimental effect on property prices in a much sought after area.

The plans show that there will be 20 inverters causing low frequency noise which is widely
recognized and is understood to have significant impact on sleep patterns, quality of life, physical
health, psychological and mental health.

Breckland Councils own policy is to protect the Brecks and its rural landscape, in particular its
river valleys.  This site is sloping down to the river Thet and offers a haven for wildlife as well as
an attractive landscape.  The area is well visited by walkers and bird watchers alike, surely a site
full of 156,000 solar panels trying to 'hide' behind a hedge is not what they want to see.

Harling Parish Council continue to be strongly against this application.

Brettenham and Kilverstone Parish Council has considered the revisions and has agreed to make
no comment on them.  However, the Council would wish to reiterate its concerns over the route of
the connection cables and recommends this is reconsidered, particularly through Rushford as it
passes very close to the bridge over the Little Ouse River, a Scheduled Ancient Monument
(Norfolk 242/Suffolk 85).  In order to protect this monument, it is recommended the route is
altered to cross farm land to avoid disturbing the bridge and its foundations and approaches.

My Council discussed what we believe to be the latest amendment to this planning application at
its meeting last week.

My Council does not believe reducing the number of panels just a little makes any difference to
the strong abjections that this is the wrong place for this development. To quote a Councillor,
even if a quarter of the panels were to be take away, it would still be development in the wrong
place, and against Breckland Council's policies for protection of the landscape.

The Council remains strongly opposed to the development.

(a) for such a massive development to be sited in a small village was inappropriate; (b) it would
be miles from the nearest substation; (c) the green benefit of this power source would be largely
or totally erased by the  non-green  effort required to bring about its construction and connection;
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ENVIRONMENT AGENCY    

ENGLISH HERITAGE    

HISTORIC ENVIRONMENT OFFICER    

NATURAL ENGLAND    

Following receipt of site-specific drainage check sheet, we are now happy to remove our
Objection to this application on flood risk and drainage grounds as the site operator has
demonstrated that the drainage of the site will be monitored to ensure that no third party property
is affected by an increased flood risk owing to drainage runoff.

We have inspected the development site and due to distance, topography and vegetation have
concluded that the development would not result in harm to the significance of heritage assets in
terms of the National Planning Policy.

No objection if the planning authority considers that the timescale constraints and the benefits of
the proposed development are sufficient to merit waiving the requirement for predetermination
archaeological work and to impose an appropriately worded planning condition for the
archaeological work instead. If this is the case, and if planning permission is granted, we would
request that a specifically worded condition is applied.

The appropriate assessment concludes that the solar farm proposal will not result in adverse
effects on the integrity of any of the sites in question.   Having considered the assessment, and
the measures proposed to mitigate for all identified adverse effects that could potentially occur as
a result of the proposal, Natural England advises that we concur with the assessment
conclusions, providing that all mitigation measures and monitoring are appropriately secured in
any permission given.

For completeness, the impact of the proposed cable route on internationally designated sites
should be included in the HRA.  However, given that the proposal is to locate the cable within
existing roads or road verges, we concur that the cable route is unlikely to have a likely significant
effect on designated sites. 
   
With reference to stone curlew regularly breeding on the application site, we note that the HRA
states that details on the proposed location (or potential locations, if rotational) of this plot will be
included within the Section 106.  Natural England advises that this must be made a requirement
of the S106; we would be happy to comment on the suitability of proposed mitigation for stone
curlew within a S106 agreement.  
 
This proposal does not appear to be either located within, or within the setting of, any nationally

(d) the land is described as being only poor quality, but it is the same quality as that of the many
highly successful and profitable surrounding farms, and has been used to successfully grow
crops until now - it would appear that the owner would prefer to sit back and do nothing funded by
the subsidy provided by other taxpayers rather than farm the land himself; and (e) the adverse
impact on wildlife (notably the stone curlew) for which grazing sheep are no substitute. The
council felt that the applicant s claim that the application was put forward primarily to reduce the
carbon-dioxide emissions was merely a fig-leaf to cover the real reason, i.e. to make a vast profit
from taxpayers at the expense of local residents, and urges Breckland to refuse permission.
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R S P B    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

designated landscape.  All proposals however should complement and where possible enhance
local distinctiveness and be guided by your Authority's landscape character assessment where
available, and the policies protecting landscape character in your local plan or development
framework. 

Comments in respect of amendments
Natural England has previously commented on this proposal and made comments to the
authority in our letter dated 2 July 2014. The advice provided in our previous response applies
equally to this amendment.  Should the proposal be amended in a way which significantly affects
its impact on the natural
environment then, in accordance with Section 4 of the Natural Environment and Rural
Communities Act 2006, Natural England should be consulted again. 

In order to secure no loss in the stone curlew population of the wider Brecks countryside and
enhance the application site for a range of vulnerable farmland birds, including stone curlew, we
recommend the mitigation and enhancement provisions set out in the application are secured by
way of condition or Section 106 agreement, as appropriate.  In particular:

1.) Provision of a stone curlew nest plot off-site should be required for the duration of the
development, or until such time as it can be proven through satisfactory monitoring that
successful stone curlew nesting is taking place within the development, in order to ensure that
there is no net loss of stone curlew nesting habitat during the operation of the solar farm.

2.) Management of the site for wildlife should continue for the duration of the development, to
retain its ecological value.  At present the proposed ecological management plan only covers the
initial 10 year period of 2014 to 2023.

3.) Construction should take place outside of the bird nesting season, to avoid damage or
disturbance to any ground nesting species that may be present within or near the construction
area.

4.) Any permission should include a requirement for regular ecological monitoring, with a
mechanism to provide remedial management should the monitoring highlight any problems with
its delivery.

No objection subject to conditions.

No further comments in respect of amendment

Development is not likely to result in a significant effect to Breckland SPA as long as mitigation
and methods of working are in place to avoid disturbance to woodlark, nightjar and stone curlew
which could result from cabling and construction activities.  Due to their being a nesting pair of
stone curlew recorded on the development site, the development will impact on nesting stone
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ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

CPRE    

MINISTRY OF DEFENCE    

curlews.  

To ensure the impacts to stone curlew are mitigated for, the compensation and mitigation
measures must be implemented within the scheme and secured via planning condition.

Recommend the following details are included within the S106 agreement in relation to ecological
considerations: The location and size of the offsite stone curlew mitigation areas; Details of the
management regime to be adopted in the mitigation area; The timing and arrangements for
annual monitoring of the mitigation areas; The mechanism by which any changes to management
will be actioned; No mitigation areas will be removed without prior consultation with the RSPB
and the LPA following a review of the monitoring results; The location of offsite landscaping
should be identified and the management to be adopted for these areas

No objection subject to conditions

No objection

CPRE Norfolk objects to this application as it poses a significant visual intrusion on the Breckland
landscape.   
Screening would not resolve this issue; it would exacerbate it by further enclosing the natural
countryside / destroying the unique landscape character of the Brecks.

Contrary to guidance set out in "Planning practice guidance for renewable and low carbon
energy" (paras 26 and 27) which recognises the negative impact solar farms can have on rural
undulating landscapes and encourages the use of previously-developed land.  Proposal
undermines Natural England's Statements of Environmental Opportunity, contained in its Natural
Character Area Profile for the Brecks.

CPRE objects to this application: not compatible in scale, design or materials with its rural
location: contrary to government thinking; loss of agricultural land; and not beneficial to local
economic and social needs.

No safeguarding objection to this proposal.

NATIONAL GRID -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

NATIONAL PLANNING CASEWORK UNIT -  No Comments Received 

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL -  No Comments Received 
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A large number of representations have been received in response to the original submission
application and includes 141 objection letters and 17 letters of support.  A poll was also carried
out by a resident of Bridgham and showed 96 households opposing the application and 8
households in support.  A further 37 letter of objection were received in response to the
application as amended, and 1 letter of support.

Issues raised relate to:-

- Negative impacts upon biodiversity
- Potential impacts upon rare / protected species including Stone Curlew and sky lark
- Loss of agricultural land
- Impact of screening detrimental to character of Brecks contrary to Policy CP11
- Adverse impact upon amenity of community contrary to Policy DC01
- Cable route could cause issues for road users
- Would result in less attractive place to live
- Damage to ground and landscape by supporting poles used
- Impact on Great Crested Newts as a result of works
- Cable to run across the river that supports white Clawed Cray Fish
- Solar Farms are putting a strain on the government's financial budget
- Contrary to Policy DC15
- Little consideration for alternative sites
- Electricity generation within East Anglia exceeds demand
- Absorption of arable land for solar is inadvisable according to UK solar strategy 
- Potential leaching into the watercourse from solar panel components
- Daze and glare from panels impacting aircraft
- Increase in traffic due to HGV
- Negative impact upon tourist industry
- Hedgerow would not provide sufficient screening in winter
- Noise pollution
- Benefits through funding will impact areas out of the district
- Impact on Peddars Way to the west of the application site
- Track used as a foot path running through the site would be lost

Issues raised in support relate to:-

- Increased biodiversity
- There is an importance for renewable energy
- Benefits to the community through credits for household electricity
- Visual impact is negligible
- Not a permanent site
- No obvious negative impact upon wildlife
- Loss of arable land can be offset by sheep grazing

 REPRESENTATIONS

1.0  Given the need to undertake additional consultation to include a further site notice being
posted, any further comments received will be reported verbally to Members at the meeting.

1.1  The application is referred to Planning Committee as it is a major application with significant
local interest

 ASSESSMENT NOTES
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2.0  Principle of development

2.1  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."

2.2  Paragraph 97 requires local authorities to have a positive strategy to promote energy from
renewable resources. It states:

"To help increase the use and supply of renewable and low carbon energy, local planning
authorities should recognise the responsibility on all communities to contribute to energy
generation from renewable or low carbon sources. They should:

-Have a positive strategy to promote energy from renewable and low carbon sources;
-Design their policies to maximise renewable and low carbon energy development while ensuring
that adverse impacts are addressed satisfactorily, including cumulative landscape and visual
impacts;
-Consider identifying suitable areas for renewable and low carbon energy sources, and
supporting infrastructure, where this would help secure the development of such sources;
-Support community-led initiatives for renewable and low carbon energy, including developments
outside such areas being taken forward through neighbourhood planning; and
-Identify opportunities where development can draw its energy supply from decentralised,
renewable or low carbon energy supply systems and for co-locating potential heat customers and
suppliers."

2.3  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
-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."

2.4  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.
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2.5  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."

2.6  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.

2.7  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.

3.0  Loss of 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 Department for Education, Food and Rural Affairs (Defra) identifies the western part of
application land as comprising agricultural land grade 4 whilst to the east is grade 3.  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 that of higher quality.  The use of agricultural
land would, therefore, be expected to have been fully justified as being necessary.

3.4  On this basis the applicant would have been expected to demonstrate why the site was
necessary in preference to the use of lower grade or brownfield land.  National Planning Practice
Guidance states that one of the factors that needs to be considered in assessing large scale
solar farms is where a proposal involves greenfield land, whether (i) the proposed use of any
agricultural land has been shown to be necessary and poorer quality land has been used in
preference to higher quality land; and (ii) the proposal allows for continued agricultural use where
applicable and/or encourages biodiversity improvements around arrays. 
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3.5  A Sequential Analysis Study (SAS) accompanying the application provides: an assessment
as to whether the use of agricultural land is necessary; an assessment as to whether there is
poorer quality land available; and an assessment of 15 alternative sites.  

The study concludes that: the use of agricultural land is necessary in the absence of previously
development land and barriers to the development of large scale commercial roof space; there
are no potential alternative sites of any poorer agricultural quality land within the study area; the
site is no worse that in terms of deliverability and environmental constraints to other potential
sites; the land would remain in agricultural use; and that biodiversity improvements, social and
community benefits would be delivered as part of the proposal.

3.6  In this respect the proposed development is considered to fall in accordance with the
requirements of paragraph 112 of the NPPF.

3.7  Bridgham Parish Council raised concern about the conclusion of the agricultural land grade
within the SAS.  A review of the report was undertaken on its behalf which questioned the basis
for some of the land gradings adopted.  In response to the review the applicant has provided a
fuller explanation of the rationale behind the findings addressing the points raised.

4.0  Landscape character and visual impact

4.1  The site is set within open countryside to the west of the village of Bridgham.  It comprises
mainly open farmland, but also includes a substantial tree belt and small wooded copse, and is
generally bounded by established native hedgerows and trees.  In the Council's Landscape
Character Assessment (2007) the site falls within Landscape Type D2: Stanta Heath and forms
part of the wider Brecks landscape character area.  The landscape just to the south of the site is
designated as Landscape Type A1: River Thet.

4.2  Core Strategy Policy CP11 requires landscapes to be protected for the sake of their intrinsic
beauty, and in the interests of the rural character of the area, 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.

4.3  Policy CP11 also gives high priority to the protection of the Brecks landscape character area
and states that proposals will not be permitted where they would result in harm to key visual
features of the landscape type, other valued components of the landscape, or where proposals
would result in a change in the landscape character. 

4.4  Key features of Landscape Type D2: Stanta Heath include large scale, open and sparsely
populated landscapes, gently undulating landforms, extensive tracts of heathland, strongly
geometric field structures, belts of contorted pines and blocks of plantation woodland.  Key
characteristics of Landscape Type A1: River Thet include its varied, tranquil and generally
enclosed nature, with small fields of pasture and rough grazing interspersed with small blocks of
woodland.  

4.5  The application site falls within an area of transition between Brecks and river valley
landscapes, and includes characteristic elements of both landscape types. In this respect it is



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19-01-2015

DC131_new

noteworthy that whilst the site and its immediate surroundings are characterised by large open
fields with blocks of plantation woodland, the extent of vegetation cover and established boundary
hedging and trees gives the locality a more enclosed character than is typical in Brecks
landscape.  Local roads have the character of enclosed country lanes, and extensive areas of
heathland and belts of contorted pines are not prevalent in the locality.  

4.6  The proposal would result in a major change to the character of the site due to the extensive
coverage of solar panels proposed, and the resulting loss of openness and undeveloped rural
nature.  However, it is considered that these effects would generally be perceptible only in the
immediate vicinity of the site because of its generally enclosed nature.  Due to the undulating
nature of the surrounding countryside and the strong vegetation cover of established field
boundaries, woodland and plantation blocks, it is considered that the impact of the development
on landscape character of the area as a whole would not be significant.  

4.7  Existing landscape features, including hedgerows and tree belts would be retained and
reinforced, and new hedgerows planted.  Wide landscaped buffer zones are proposed between
the proposal solar panels and the site boundaries in order to help mitigate the landscape impact
of the proposal.  Glimpsed longer distance views across the wider landscape from the north (a
characteristic feature of the area) would be largely retained due to the proposed set back of the
development from the High Bridgham Road.   

4.8  In terms of visual impact, it is considered that the most significant effects would be on views
through gaps in existing hedgerows and field entrances from the adjacent roads to the north and
south. It is evident that summer views across the site from Heath Road and the eastern part of
The Street are largely screened by hedgerows and shelter belts and open views of the application
site are only available through existing field entrances, in particular from High Bridgham Road to
the north of the application site where there are long distance views over the central field of the
site and over the Thet River Valley beyond. However, from the western extension of The Street,
and along the route to and from Brettenham and Thetford, extensive views are available through
less continuous hedgerows and recently felled wet woodland. Winter views are likely to be more
extensive due to the increased transparency of leafless hedgerows.

4.9  The development incorporates landscape proposals to include: existing hedgerows to be
reinforced and thickened by new tree and hedge planting; proposed new hedgerows and tree
planting and proposed tree belts and blocks. Albeit not having an immediate effect this would, in
time, screen the proposed development in locations where more open views currently exist.

4.10  To prevent views being lost along the central field's northern boundary no additional
screening is proposed other than that immediately to the north of the solar arrays which would be
set back 200 metres from the field boundaries.  With the land fall to the south, open views to the
valley of the River Thet would be maintained. 

4.11  It is considered that the proposed landscaping strategy would effectively complement
existing landscape features, provide further screening of the development from key viewpoints
and help to assimilate the development into the landscape.  Mitigation planting in the form of
native trees and hedging would be secured via planning conditions, with further landscaping
proposals beyond the application site boundary being required under the proposed s106 legal
agreement.  As noted above, effects on the character of the wider landscape would be limited.  

4.12  Accordingly, it is concluded that the proposals would cause some harm to landscape
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character and views, particularly in the short term and in the immediate vicinity of the site.  The
proposal would thus result in a degree of conflict with Policy CP11.  However, subject to the
proposed landscape mitigation measures, it is considered that the development would not
significantly change the character of the wider landscape area or result in the loss of key visual
features, and to this extent would accord with the overall objectives of local policy.  

5.0  Impact on Breckland SPA

5.1  The application site lies within 1,500 metres of the Breckland Special Protection Area (SPA),
accommodating the stone curlew, woodlark and nightjar. As such, the Habitat Regulations and
Policy CP10 of the Adopted Core Strategy are directly relevant.

5.2  A Habitat Regulations Assessment (HRA) must be undertaken by the competent authority
(Breckland District Council), of all proposals for development likely to have a significant effect on
the Breckland Special Protection Area (SPA). In this situation, only development which would not
adversely affect the integrity of the SPA will be permitted.

5.3  The Ecology Consultant has undertaken an appropriate assessment with the conclusion that
the proposed solar farm would be unlikely to result in a significant effect to Breckland SPA as
long as mitigation and methods of working are in place to avoid disturbance to woodlark, nightjar
and stone curlew which could result from cabling and construction activities.  

5.4  Due to there being a nesting pair of stone curlew recorded on the development site, the
development will impact on nesting stone curlews. This species is a feature of the nearby
Breckland SPA and listed on Schedule 1 under the Wildlife and Countryside Act and Annex 1
under the EU Birds Directive.

5.5  To ensure the impacts to stone curlew are mitigated for, compensation and mitigation
measures would be implemented within the scheme which would be secured via planning
condition and S106 Agreement.  In this regard it can be seen that Policy CP10 has been
satisfactorily addressed.

6.0  Impact on amenity

6.1  Although the application site lies in close proximity to the village of Bridgham it is considered
that the distance / degree of separation and intervening features, e.g. vegetation, is such that
views would not be significantly compromised from these locations.

6.2  The colour of the inverter / transformer cabins and materials of the substation building would
be secured via planning condition to ensure the impact on visual amenity and landscape would be
minimal.

6.3  There are residential properties to the east in close proximity of the proposed solar farm at a
distance of approximately 30 metres, however the existing tree belt and established hedging
would minimise harm caused in terms of visual amenity to the occupiers of the dwellings.

6.4  A single storey dwelling and a two storey dwelling are located to the north of the site on the
opposite side of High Bridgham Road.  The properties are set back from the highway by
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approximately 25 and 40 metres respectively and whilst it is acknowledged that there would be
some impact in terms of visual amenity to the occupiers, existing landscaping would provide
some screening and proposed hedgerows / tree planting would, albeit in time, lead to substantial
screening in this location.  

6.5  It is considered that the landscaping mitigation would satisfactorily address any harm that
would be caused to amenity in terms of outlook and that the degree of separation and intervening
features, e.g. vegetation, is such that neither light nor outlook would be significantly
compromised.

6.6  No lighting is proposed as part of the application. A condition would be attached to any
decision notice to ensure no external lighting shall be erected or installed on the site without prior
approval of the Local Planning Authority.

7.0  Flood risk

7.1  The proposed site is located within flood zone 1 (low risk) on flood maps.  The Environment
Agency have no objection to the application on flood risk and drainage grounds since it has been
satisfactorily demonstrated that the drainage of the site would be monitored to ensure that no
third party property would be affected by an increased flood risk owing to drainage runoff.

8.0  Highways

8.1  The Highway Authority (HA) has no objection to the proposed development provided
conditions are attached to the decision notice in relation to the construction work of the proposed
solar farm and access. 

9.0  Other issues

9.1  The Historic Environment Officer requests that if planning permission is granted a specifically
worded condition in relation to archaeological investigation is attached to any planning
permission.

9.2  The Council's Environmental Health Officer has considered the application and recommends
approval subject to conditions to ensure no detrimental harm is caused by way of noise.

10.0  Conclusion

10.1  Consideration of the three dimensions of sustainable development, as set out in paragraphs
7-9 of the NPPF, requires a balancing exercise to be undertaken to weigh the benefits of
proposed development against any harm that would be caused.  

10.2  In this respect it is noted that the proposal would generate up to 30 MW of power to be
exported to the national grid.  The proposal would therefore make a significant contribution
towards meeting targets for renewable energy generation and reducing greenhouse gas
emissions.  Given the importance attached to, and the support given for, renewable energy in
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Planning Permission

TL01
3047
3920
3920
3920
3920
3920
3920
3920
3920
HA08
HA08

Time Limit
In accordance with submitted
Lifetime deve. 25 year period
Materials of buildings to be submitted
Archaeological condition
Alternative foundation design
Curlew management on-site
No construction work - bird breeding season
Landscaping scheme to be submitted
Landscaped areas set out prior to first use
New access - construction over verge
New access - service over verge

 RECOMMENDATION

 CONDITIONS

both local and national planning policies, this consideration weighs significantly in favour of the
proposal.  The construction of the development would also provide some benefits to the local
economy, albeit generally short term.

10.3  Whilst the NPPF seeks an increase in the supply of renewable energy, government
guidance indicates that this should not automatically override environmental considerations or the
planning concerns of local communities.  In this case a large amount of opposition has been
received in response to the proposed solar farm, which must be considered carefully in the
planning balance. In addition, as noted above, the proposal would result in some harm to the
character and appearance of the area.  However, subject to the proposed mitigation measures, it
is considered that, overall, the proposal would not have a significantly detrimental impact on its
surroundings or local amenity.  The proposal would thus comply with the requirements of Core
Strategy Policy DC15.  The proposal would conflict to a degree with Policy CP11. However, this
policy does not provide for the balancing exercise required by the NPPF, which encourages
renewable energy developments whilst recognising the need to have regard to the intrinsic
character and beauty of the countryside, and so must be weighed accordingly.

10.4  Taking into account all of these matters, it is concluded that the benefits of the proposal
would outweigh the harm caused. The proposal would represent sustainable development to
which the presumption in favour set out in the NPPF would apply.  It is therefore recommended
that the application is approved subject to conditions and the completion of a section 106
agreement.  Recommended conditions would include requirements relating to landscaping,
archaeology, ecological management, regulation of construction work, access and traffic, external
materials and noise.  The proposed s106 agreement would include provisions relating to off-site
landscaping and wildlife habit creation and management.

10.5  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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HA19
HA28
HA29
A
HA30
A
HA30
B
HA50
3920
3920
3920
AN61
3994
3992

Provision of visibility splay on approved plan
Construction traffic (parking)
Construction traffic management and routing/ exceptional wea

Wheel washing facilities- temporary for construction vehicle

Wheel washing facilities- temporary for construction vehicle

Linage and arrows removed
Noise - construction work
Noise - inverter station etc.
No external lighting
NOTE NCC Inf 2 When Vehicular access works required
Inf. Environment Agency
S106 - landscaping / stone curlew
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5

LITTLE CRESSINGHAM
Land at Fairstead Lane

Mr John Davies
C/O David Futter Associates Ltd 35

Mr David Futter
Arkitech House 35 Whiffler Road Norwich

Proposed New Eco Dwelling   

Full

3PL/2014/0965/F

N

Adjacent Grade 1

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle 
Historic environment
Impact on form and character of the area
Design
Trees and landscaping
Ecology 
Amenity
Highways 
Contaminated land 
Archaeology

 KEY ISSUES

The proposal seeks planning permission for a detached two storey dwelling to be built to Level 5
of the Code for Sustainable Homes.  Materials would comprise Norfolk red multi bricks with soft
lime mortar and natural oak timber boarding/posts for external walls with Norfolk red clay pantiles
for the roof.  Windows and doors would be cream aluminium.  All building materials would be
sourced locally in line with the requirements of the Code for Sustainable Homes.   The proposed
development would utilise an existing access from Fairstead Lane.

The application is submitted with a Design and Access Statement, Planning Statement,
Arboricultural Impact Assessment, Contamination Statement, Energy Statement and Ecological
Phase 1 Survey.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19-01-2015

DC131_new

The application site lies outside the Settlement Boundary of the village of Little Cressingham.
There are existing agricultural buildings to the south of the site.

Land to the south (rear) of the site

3PL/2007/0304/F - Demolition of existing building and erection of new storage building -
Approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.16
DC.17
DC.19
NPPF

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Design
Historic Environment
Parking Provision
With particular regard to paras. 8, 14, 17, 47, 49, 55, 56-66, 109, 118, 120,
123, 141 

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 

LITTLE CRESSINGHAM PC -   

No

 EIA REQUIRED

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy provided that the total floorspace
created is no more than 1,000 square metres.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

HISTORIC BUILDINGS CONSULTANT    

HOUSING ENABLING OFFICER    

HISTORIC ENVIRONMENT OFFICER    

NATURAL ENGLAND    

ENVIRONMENTAL HEALTH OFFICERS    

No objections subject to conditions.

No objections subject to conditions and an informative.

No objections, provided the development is carried out in line with the plans and documents
provided and that the details in Section 7 of the submitted Anglian Ecology report are conditioned
to any permission granted.

No objection

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.  As the site size for this application is
0.325ha, this application exceeds the threshold, and will be required to make a contribution.  The
exact nature of the contributions should be discussed with the Council's Enabling Officer

No objection subject to condition.

The application is in close proximity to the Breckland Farmland and the Stanford Training Area
Sites of Special Scientific Interest (SSSIs).  The Breckland Farmland SSSI forms part of the
Breckland Special Protection Area (SPA).  The Stanford Training Area SSSI forms part of the
Breckland SPA and Special Area of Conservation (SAC).  

Natural England advises that the proposal if undertaken in strict accordance with the details of
the application, as submitted, will not damage or destroy the interest features for which the
Breckland Farmland and the Stanford Training Area SSSIs have been notified.  It is therefore
advised that these SSSIs do not represent a constraint in determining this application.  

With respect to protected species the Local Planning Authority is referred to  Standing Advice.  

I have looked at the application submitted and, based the information provided to me at this time
and the fact that the adjacent commercial premises are currently controlled by planning
conditions; there are no objections or comments on the grounds of Environmental Protection,

Support the proposal but request that due consideration is given to the landscaping to the east so
as not to unreasonably deny light to the adjacent property.
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Two letters of support have been received commenting as follows:
- The conversion of waste land to a highly efficient and attractive new home for a local resident is
very appealing.
- The very high design, construction and environmental standards of this building will bring a
lasting benefit to the village.

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee as it is contrary to Policy DC2 and
CP14 of the Breckland Core Strategy 2009. 

2.0  Principle

2.1  The site lies outside the adopted Little Cressingham Settlement Boundary.  For this reason
the proposal conflicts in principle with Policies DC2 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document (2009) which seek to focus new
housing within defined Settlement Boundaries.  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 granted permission unless any adverse impacts would significantly
outweigh the benefits.

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.

 ASSESSMENT NOTES

TREE AND COUNTRYSIDE CONSULTANT    

providing the development proceeds in line with the application details.

I am happy with the Arboricultural Impact Assessment provided by Robert Thackray.  It is
important that services are routed outside RPAs.  Protective fencing should be in accordance
with item 3.9 of the report and drawing 14.04.02D2.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19-01-2015

DC131_new

2.3  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 3 roles is
required.  

2.4  In addition, paragraph 55 states that to promote sustainable development in rural areas,
housing should be located where it will enhance or maintain the vitality of rural communities.
Local Planning Authorities should avoid isolated homes in the countryside unless there are
special circumstances.  These circumstances include where the design of the proposed dwelling
can be demonstrates to be of exceptional quality or of an innovative nature.  Such a design
should help to raise standards of design in rural areas; reflect the highest standards in
architecture; significantly enhance its immediate setting and be sensitive to the defining
characteristics of the area.

2.5  In terms of the economic and social criteria, the proposal would provide a dwelling for market
sale, would make a positive, albeit modest, contribution to the housing supply shortfall and
provide some short-term economic benefits through its construction.

2.6  Environmentally, although outside the Settlement Boundary, the proposed development lies
immediately adjacent to it, and close to the village centre and existing built form.  It is considered,
therefore, that the proposal does not represent an isolated home in the countryside.  The
proposal includes a new tree screen to the rear boundary which would help to screen the existing
agricultural sheds to the rear of the site, reinforcing the street scene and improving the views of
the village when approached from the west.    

2.7  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.  

2.8  This application is a full application, where the applicants have confirmed that the site is
available now.  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 scheme.   

2.9  With regard to whether this is a suitable location, Little Cressingham is identified 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 are considered to unsuitable for growth as they rely on higher order settlements for
the majority of local services and facilities.  Paragraph 55 of the NPPF states that housing should
be located where it will enhance and maintain the vitality of existing rural communities. 

2.10  Whilst there are limited facilities in Little Cressingham, it is considered that the proposal
would not result in an isolated development in the countryside.  The scheme would also provide
an additional house, generate some economic activity, and would be of high quality of design
which would enhance the appearance of the area.  The proposal would thus help to maintain the
vitality of the local community.  It is considered therefore that, on balance, the adverse effects of
the proposal would not significantly and demonstrably outweigh its benefits.

3.0  Historic Environment 
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3.1  A Grade I Listed church is located on the opposite side of Fairstead Lane to the north of the
site.  Section 66 of the Planning (Listed Buildings and Conservation Area) Act 1990 requires
Local Planning Authorities to give special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest which it possesses.  The Historic
Buildings Officer has raised no objections to the proposal which is considered satisfactorily
preserves the setting of the nearby Listed church.

4.0  Impact upon the form and character of the area

4.1  The site lies immediately adjacent to the Settlement Boundary and the existing, established
residential development of this part of the village.  The existing character is derived from the
variety of development in the area which the proposed development seeks to emulate.  The long
building footprint on the sloping site naturally creates a raised terrace linking down to a mainly
grassed garden with new shrubs and planting.  New tree planting is proposed on the southern
boundary to provide a screen to the buildings to the rear.  It is considered that a condition
requiring a fully detailed landscaping scheme to be submitted to and approved in writing by the
Local Planning Authority would be appropriate. 

5.0  Design

5.1  The layout of the dwelling has been designed to take advantage of the orientation, site slope
and views.  It incorporates a simple passive solar design strategy where the north facing
elevation includes small areas of glazing whereas the south side includes a large amount of
glazing with various controls to avoid overheating in the summer.  The elevation fronting the
highway seeks to reflect architecture typically found within barn conversions in the area with the
rear elevation having a more contemporary feel having been designed to maximise solar gain.  In
relation to materials, the external walls are proposed to be constructed in a Norfolk red multi brick
with soft lime mortar and natural oak timber posts allowed to weather down.  The roof would be
finished in Norfolk red clay pantiles.  Fenestration and doors would be in cream aluminium
glazing.  The applicant states that all materials would be sourced locally in line with the
requirements of the Code of Sustainable Homes.  

5.2  Whilst it is not considered that the proposal fully meets the standard required by Paragraph
55 in terms of being truly outstanding or innovative, the design is nonetheless of a high quality,
which would reflect the rural character of the area and enhance its immediate setting.    

6.0  Trees and Landscaping 

6.1  The application is submitted with an Arboricultural Impact Assessment. To the north of the
site is an unmaintained mixed hedge.  To the north-east is a group of three sycamores, with
further sycamores behind the highway to the north.  Running north-south across the site are
some plum/damson suckers.  To the south-west corner is a group of closely planted trees,
dominated by an ivy clad walnut tree.  The prominent trees are the group of three sycamores by
the roadside.  No trees are proposed to be removed as part of the development.

6.2  The Tree and Countryside Consultant has been consulted.  He finds the submitted
Arboricultural Impact Assessment acceptable and comments that it is important that services are
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routed outside root protection areas.  Protective fencing should be in accordance with Item 3.9 of
the report and drawing 14.04.02D2.  Conditions to ensure tree protection as recommended
together with a landscaping and tree planting scheme to be submitted to and approved by the
Local Planning Authority are considered appropriate.  

7.0  Highways 

7.1  Following the receipt of satisfactorily amended plans Norfolk County Council have raised no
objections to the proposal subject to conditions in relation to the following; vehicular access to be
provided as shown; configuration of any access gates; provision of visibility splay as shown on
approved plan and provision of parking and servicing as shown together with a note in relation to
where development involves works within the public highway.  

8.0  Ecology 

8.1 The application site is located approximately 950 metres from the Breckland SPA and SAC,
and falls with the Stone Curlew buffer zone as defined on the Core Strategy and Proposals Map.
However, the proposed dwelling would be screened from the SPA/SAC by existing development,
and is not considered likely to have a significant effect on the interest features for which the areas
have been designated.  No objection to the proposal has been raised by Natural England.

8.2  The application is submitted with an Ecological Phase 1 Survey.  The Consultant Ecologist
has reviewed the application and submitted survey and has raised no objections provided the
development is carried out in line with the plans and documents provided and the requirements
set out in Section 7 of the submitted report are conditioned and adhered to.  

9.0  Contaminated Land

9.1  The Contaminated Land Officer comments that from the submitted vulnerable development
questionnaire there has been previous development on the site which is likely to have introduced
made ground.  Conditions are therefore recommended requiring a desk study/site investigation to
be submitted for approval and in relation to unexpected contamination being found.  

10.0  Archaeology

10.1  The Historic Environment Officer advises that there is potential that significant heritage
assets with archaeological interest (buried archaeological remains) may be present at the site
and that their significance may be affected by the proposed development.  If planning permission
is granted, it is recommended that it be subject to a condition for a programme of archaeological
work in accordance with the National Planning Policy Framework (2012), paragraph 141.

11.0  Other Matters

11.1  As set out in the CIL/Obligations section of this report, Paragraph 12 of the Planning
Obligations section of the National Planning Policy Guidance (NPPG) states that schemes for
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Planning Permission

3007
3047
MT03
3944
3946
3920
HA08
HA13
HA19
HA24
3920
3920
3920
AN31
PD07
3414
3920
3996
2000
4000
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Programme of Archaeological Work
New access - construction over verge
Access gates - configuration
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Landscaping
Tree Protection
Lighting Pollution
When vehicular access works required
No PD for classes A B C D & E
Fencing protection for existing trees
Floor space limited to 1,000 square metres
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Variation of approved plans
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

less than 10 dwellings do not trigger a requirement to provide affordable housing or an open
space contribution.  However, this is provided that the total floorspace created is no more than
1,000 square metres.  It is appropriate therefore that a condition is attached to any planning
permission granted, that the details required as part of the reserved matters shall relate to four
dwellings of a maximum combined gross floor space of no more than 1000 square metres to
ensure that the proposed development would remain below the thresholds set out in the
Guidance.

12.0  Conclusion

12.1  In conclusion, it is considered that this scheme represents a sustainable form of residential
development and is acceptable having regard to the Council's lack of a 5 year supply of housing
land and the guidance within the NPPF.  The site adjoins the existing settlement and the
proposed layout, scale and form of development is considered to reflect the existing character of
the area, would not compromise neighbour amenity and satisfies all highway safety requirements.

12.2  The application is recommended for approval subject to conditions.
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6

BESTHORPE
Adjacent Northview Cottage
Norwich Road

Mr/Mrs D Stebbings
Northview Cottage Norwich Road

Mr Stephen Bush
Bramble Lodge Brick Kilm Road

Detached Dwelling   

Full

3PL/2014/1032/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
Design, scale and landscape impact
Highway safety
Impact upon residential amenity

 KEY ISSUES

This application seeks full planning permission to construct a two storey detached dwelling on
0.15 hectare of land adjacent to Northview Cottage on Norwich Road in Besthorpe.

The dwelling would be constructed in brick and pantiles and would have a height to the ridgeline
of approximately 8 metres.  The property would comprise of a lounge, kitchen, study, utility, wc
and conservatory at ground floor level, with three bedrooms, bathroom and en-suite above. 

A detached single storey brick and pantile outbuilding is proposed to the north of the proposed
dwelling and would comprise of a double carport and garden machinery store.  

Access to the site would be via an existing shared access off Norwich Road.

The site lies outside the designated Settlement Boundary for Besthorpe to the south of the
Norwich Road.  The site is currently used as a certified touring caravan site and lies within a small
cluster of residential properties.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No

 EIA REQUIRED

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19-01-2015

DC131_new

3PL/2012/0943/CU - Full planning permission for the change of use of a sited mobile caravan
from ancillary use to holiday let/bed and breakfast accommodation - Approved on 8th November
2012.

3PL/2004/1300/F - Full planning permission for proposed single-storey extension, detached
garage, and pitched roof to replace flat roof over existing kitchen - Approved on 8th September
2004.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

 CONSULTATIONS

CP.01
CP.09
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.16
DC.19
NPPF

Housing
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regards to paragraphs 7, 8, 47, 49 and 55.

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 

BESTHORPE P C -   
This site is outside the parish settlement boundary but is secluded and barely visible from the
road so the Parish Council can see no other grounds for objection.

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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None received.

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is contrary to Policies DC2 and CP14
of the Breckland Core Strategy 2009.  

2.0  Principle of development

2.1  The application seeks consent for the construction of one detached residential dwelling
outside of the defined Besthorpe Settlement Boundary.  For this reason the proposal conflicts in
principle with Policies DC2 and CP14 of the Core Strategy and Development Control Policies
Development Plan Document (2009) which seek to focus new housing within defined Settlement
Boundaries.    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 granted
permission unless any adverse impacts would significantly outweigh the benefits.  

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

2.3  Paragraph 8 of the NPPF also 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.

2.4  In terms of the economic and social criteria, the proposal would provide a single dwelling for
market sale, would make a positive, albeit modest, contribution to the housing supply shortfall
and provide some short term economic benefits through its construction.  

2.5  Environmentally, although outside the Settlement Boundary, the site avoids encroachment

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

No objection on highway safety grounds subject to the imposition of conditions in respect of  the
provision of access, on-site car parking and turning.

No objection subject to the imposition of conditions/informatives in respect of contamination.  
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into the countryside as it is surrounded on either side by existing development, bordered on the
other by the Norwich Road carriageway, is set back some distance from the road, and is well
screened by the existing hedging and dwellings.  

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  With regard to availability and deliverability, this is a full application and the agent has
confirmed that the site is available and within the applicants' ownership making the development
deliverable within 5 years to meet the housing shortfall.  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 scheme.

2.8  With regard to whether this is a suitable location, whilst the site lies approximately 350
metres from the Besthorpe Settlement Boundary, it is acknowledged that the village benefits from
a limited range of services and facilities.  Besthorpe 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 are not
considered suitable for growth as they rely on higher order settlements for the majority of local
services and facilities.  Paragraph 55 of the NPPF states housing should be located where it will
enhance and maintain the vitality of existing rural communities and help sustain facilities in the
surrounding settlements.    

2.9  Notwithstanding this, the site is close to the town of Attleborough which includes a wide
range of facilities.  It is also noted that a recent appeal was allowed for a dwelling to be
constructed on Morley Road in Besthorpe as the Inspector concluded that whilst future occupants
would be reliant on motor vehicles to access facilities and services, the range of services
available in close proximity to the site, particularly those in Attleborough, would result in
sustainable development in the countryside which would help to maintain the vitality of the rural
community in accordance with paragraph 55 of the NPPF.  Given the similarities between the two
applications and their locations, it is considered that this decision is material when assessing this
current application in terms of the sustainability of the location. 

2.10  It is considered that due to the close proximity to Besthorpe and the availability of facilities
in Attleborough, the proposal would not result in an isolated development in the countryside, and
would be consistent with the NPPF principle that rural housing should be located where it will
maintain or enhance the vitality of rural communities.  The scheme would also provide additional
housing, generate some economic activity, and be developed without causing harm to the
character and appearance of the area.  It is considered therefore that, on balance, the adverse
effects of the proposal would not significantly and demonstrably outweigh its benefits.  

3.0  Design, scale and landscape impact 

3.1  Given that the site is used as a certified touring caravan site, is relatively well screened, set
back from the Norwich Road and within a small group of existing residential dwellings, it is not
considered that a dwelling in this location would detract from the character of the existing
development in the locality or cause undue harm to the amenities of the area.  
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3.2  Furthermore, whilst the dwelling proposed is two-storey, it would be situated to the rear of
existing dwellings  The scheme is considered acceptable in terms of its design, scale and siting.
A condition is however suggested on the permission to agree materials prior to the
commencement of works.  As such, it is considered that the scheme would accord with
paragraph 7 of the National Planning Policy Framework and Policy DC16 of the Breckland Core
Strategy.     

4.0  Highway safety

4.1  Access to the site would be via the existing shared access off Norwich Road.  The
application has been assessed by the Highways Authority who has raised no objection to the
scheme on highway safety grounds subject to the imposition of a condition in respect of the
provision and retention of on-site parking and turning.  As such, it is considered that the scheme
would safeguard highway safety and accord with Policy DC19 of the Breckland Core Strategy.   

5.0  Impact upon residential amenity

5.1  Whilst the proposed dwelling is of two-storey design, and set in a backland position behind
existing properties, the positioning of the proposed dwelling, along with the separation distances
between the existing and proposed dwellings, is such that it is not considered that the scheme
would have a significantly detrimental impact on the residential amenities of neighbouring
properties in respect of privacy, light and disturbance.  

5.2  Furthermore, the plot is considered to be of sufficient size to provide future occupants with
adequate levels of amenity.

5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC1 of
the Breckland Core Strategy.   

6.0  Other issues

6.1  In light of recent changes to paragraph 12 of the Planning Obligations of the NPPG,
schemes for 10 or less dwellings no longer trigger the requirement to provide affordable housing
and open space contributions, as previously required under Policies DC4 and DC11 of the
Breckland Core Strategy.  

6.2  Furthermore, no objection has been raised by the Council's Contaminated Land Officer
subject to the imposition of conditions.  As such, it is considered that the scheme would accord
with Policy CP9 of the Breckland Core Strategy.  

7.0  Conclusion

7.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact upon
the character and built form of the surrounding area. 
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Planning Permission

3007
3047
MT03
HA24
3944
3946
PD01
3923
3800
4000
3996
2000
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Provision of parking and servicing - when shown on plan
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
No additional windows at first floor
Contaminated Land - Informative (Extensions)
Services to be placed underground
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

7.2  Approval is recommended subject to conditions.
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MATTISHALL
Rayners Farm
Dereham Road

Mr & Mrs B Motts
Rayners Farm Dereham Road

Sketcher Partnership Ltd
First House Quebec Street

Residential development   

Full

3PL/2014/1067/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 site and location
Visual impact
Impact upon neighbour amenity
Impact upon highway safety

 KEY ISSUES

This application seeks consent for the erection of 4 bungalows, associated garaging, and two new
accesses off Dereham Road. The bungalows and garages will be constructed of Berry light multi
Bovingdon bricks for the walls and Matt Black Crest pantiles for plots 1 and 3 and the garages,
and Classic Red Crest pantiles for plots 2 and 4. The bungalows will measure 10.9m in width,
14.15m in length (including the front extension, 10.55m without), and 6.35m in height to the ridge.

The application site is outside of any defined Settlement Boundary and is bounded to the north by
the highway and beyond residential dwellings, to the east by the access to Rayners Farm and
beyond open land, to the south by open land and Rayners Farm, and to the west by agricultural
land. The site is an area of open land bounded by hedgerows and mature trees.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

The site lies within the 30mph speed limit within close proximity to public transport facilities.  
I am satisfied that the site lies within walking distance of the school and other village facilities but
would require  a 1.8m footway provided along the entire site frontage, linking into the existing
footway by the bus stop, to provided satisfactory  provision for pedestrians.
Request revised drawing showing footway and visibility splays.

Further comments:
Revised drawing largely satisfactory. Concern re boundary fencing on driveway.  Conditions
required in respect of visibility splays, access/parking, off site highway works.

 CONSULTATIONS

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

Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 7,8,49, and 55

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 

MATTISHALL P C -   
Objection for the following reasons: The proposal represents an overdevelopment of the site; the
properties are out of character with the farm behind; there are some flooding issues in the area;
there is no footpath up to this development.

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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Letters of objection were received raising the following concerns:
- Negative impact upon amenity;
- Will not enhance character of area;
- Overdevelopment of the site;
- Loss of view of farmhouse;
- Impact on streetscene;
- Loss of hedge;
- Set a precedent;
- Outside Settlement Boundary;
- Impact on highway safety;
- Flooding;
- Hours of operations;
- Loss of privacy;
- Other applications for housing within the area should be taken into consideration;
- Too many bungalows in Mattishall.

Letters of support were received:
- Would be in keeping with existing development;
- Ideal downsizing properties;
- Sustainable;
- Organic infill.

 REPRESENTATIONS

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

2.0  Principle of development

2.1  The site lies outside an Adopted Settlement Boundary and for this reason the proposal is

 ASSESSMENT NOTES

TREE AND COUNTRYSIDE CONSULTANT    

HISTORIC ENVIRONMENT OFFICER    

No objection

Happy with the tree survey. If consent is given then the Arboricultural Impact Assessment and
Tree Protection should be conditioned and details of garage foundations for plot 1 should also be
provided.

The proposed development site lies within the historic settlement of Mattishall, close to the
remains of a medieval common edge settlement, which survives as earthworks. If planning
permission is granted, we therefore ask that this be subject to a programme of archaeological
work in accordance with National Planning Policy Framework paragraph 135.
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contrary to the principles of Policies SS1, DC02, CP1 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document (2009), which seek to focus new
housing with defined boundaries. 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 granted permission unless any adverse impacts would significantly outweigh the
benefits, in accordance with paragraph 14 of the NPPF.

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.

2.3  Paragraph 8 of the NPPF also stresses that the roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required. 

2.4  In terms of economic and social criteria, the proposal would provide four dwellings for market
sale, would make a positive, albeit modest, contribution to the housing supply shortfall, and
provide some short-term economic benefits through its construction.

2.5  Environmentally, although located outside the Settlement Boundary, the proposed dwellings
would adjoin the main built up part of the village, which is located to the east of the site. The
dwellings located to the north of the highway extend further west than the application site, and
with Rayners Farm to the south it is considered that the proposal would not intrude into the open
countryside and would not be isolated. 

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  This application is a full application, where it is confirmed within the Justification Statement
that they are in a position to commence the development in the immediate future, demonstrating
that the site could be delivered within five years to meet the housing supply shortfall. 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 scheme. 

2.8  With regard to whether this is a suitable location, Mattishall is classified as a Service Centre
Village, which is defined as containing adequate services and facilities to meet the day-to-day
requirements of their residents. Mattishall contains a General Store, Post Office, Pharmacy,
Public House and a Primary School, which are all within walking distance of the site, and also
benefits from a regular bus service to Dereham and Norwich.

2.9  It is considered, due to the level of facilities available within Mattishall, that the proposal
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would not result in an isolated development in the countryside and would be consistent with the
NPPF principle that rural housing should be located where it will maintain or enhance the vitality
of rural communities. The scheme would also provide additional housing, generate some
economic activity, and be developed without causing harm to the character and appearance of
the area. It is considered therefore that, on balance, the adverse effects of the proposal would not
significantly and demonstrably outweigh its benefits.

3.0  Design, Scale and character

3.1  The application site is of a size that would result in a density of development that is similar to
surrounding plots and would not be out of character with development in the surrounding area
and would not result in a cramped form of development. To maintain this density, permitted
development rights for extensions and outbuildings will be removed.

3.2  In terms of design the applicant has stated the proposed dwellings will be constructed of
Berry light multi bovingdon bricks for the walls and Matt Black Crest pantiles for plots 1 and 3 and
the garages, and Classic Red Crest pantiles for plots 2 and 4. These materials are considered to
be acceptable and will be in keeping with surrounding development.

4.0  Amenity

4.1  It is considered, due to the proposed siting of the dwellings, existing separation distances
between surrounding development and the fact that the proposed dwellings are bungalows, that
the proposal would not significantly impact on the residential amenities of the neighbouring
properties in terms of loss of light, privacy or overbearing impact. 

4.2  With regard to proposed boundary treatments within the site, it is proposed that existing
hedging to the site boundaries will be retained and 1.8m fencing will be erected to the side of the
plot up to the front boundaries of the properties to provide screening to the rear amenity space. 

4.2  Whilst it is noted that concerns were raised by the Tree Consultant regarding Plot 1 and its
close proximity to a large tree (T4) which will shade part of the application site (mainly to the front
of the dwelling), it is considered that tree will also provide some benefits in terms of providing
additional screening and, on balance, the scheme is acceptable.

5.0  Highway safety

5.1  The Highway Authority was consulted and stated that they are satisfied that the site lies
within walking distance of the school and other village facilities but would require a 1.8m footway
provided along the entire site frontage, linking into the existing footway by the bus stop, to provide
satisfactory provision for pedestrians. They also requested a revised plan showing 2.4m x 43m
visibility splays from each access.

5.2  Amended plans were received with the above revisions and the Highways Authority
commented stating the revised plan now includes the provision of a footway along the site's
frontage, linking to that near the bus stop, and also indicates the 2.4m x 43m visibility splays.
They had concerns regarding the fencing down the centreline of the driveways, as it would hinder
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the ability for vehicles to turn. An amended plan was received removing this element of fencing
and a further condition is recommended to remove permitted development rights for
walls/fencing. 

5.3  On the basis of the above amendment the Highways Authority raise no objection subject to
conditions relating to visibility splays, proposed access/on-site car parking and turning area, off-
site highway improvement works, and informative relating to works within the public highway and
works affecting the flow of an ordinary water course. 

6.0  Impact upon Trees

6.1  The Tree Consultant was consulted and stated that the supplied tree survey is not in
accordance with BS5837 and therefore requested a further survey to be undertaken.

6.2  An Arboricultural Impact Assessment was produced and further consultation undertaken with
the Tree Consultant.  The survey was considered satisfactory.  Should Members be minded to
approve the application, a condition would require works in accordance with that assessment and
requiring details of the garage foundations to Plot 1 to be submitted and approved. 

7.0  Other Matters

7.1  The Historic Environment Officer was consulted on the application and stated that the
proposed development site lies within the historic settlement of Mattishall, close to the remains of
a medieval common edge settlement, which survives as earthworks. They therefore request
conditions be imposed relating to an archaeological written scheme of investigation to be
undertaken prior to development.

7.2  In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

7.3  The Contaminated Land Officer was consulted on 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.

8.0  Conclusions

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact upon
the character and built form of the surrounding area. 

8.2  Approval is recommended subject to conditions.
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Planning Permission

TL01
3047
MT02
PD06
PD04
3920
3920
3920
3920
3920
HA19
HA24
HA39
A
HA39
B
3739
AN67
4000
3996
2001
2014

Time Limit (2 years)
In accordance with submitted
External materials as approved
No PD for extensions, garages, ancillary buildings
No PD for fences, walls etc
Archaeology
Archaeology
Archaeology
In accordance with tree survey
Garage foundations plot 1
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Highway improvements-offsite A

Highway improvements off-site B

Highway NOTE Inf 1
NOTE NCC Inf 8 Flood Risk and Water Management
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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SHROPHAM
South Bungalow
Church Road

Mr & Mrs Chris Negus
South Bungalow Church Road

Andrew P R Love a.d.p ltd
Cherry Tree Farm Wymondham Road

Residential extension of existing bungalow to provide a two-storey family
dwelling 

Full

3PL/2014/1123/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, visual impact and materials appropriate to dwelling and location
Impact upon neighbour amenity
Ecology
Highway safety

 KEY ISSUES

This application seeks full planning permission to extend an existing two bed bungalow with an
attached single garage to facilitate its conversion into a two storey four bedroom property. 

The extensions proposed include the construction of a first floor to the existing bungalow, plus a
two-storey extension with a link to the remainder of the dwelling to the west.  The extensions will
be constructed using colour washed render and timber cladding for the walls, fibre cement slates
to the roof and aluminium clad timber windows and doors. 

The proposal will result in a dwelling comprising a lounge, entrance hall, snug/study,
kitchen/diner, lobby, utility, and shower room at ground floor level.  The first floor of the dwelling
would comprise four bedrooms, bathroom, landing, en-suite and dressing room.

The dwelling would be served by its own on-site parking and garden areas.

South Bungalow is a modest detached bungalow located outside of any defined settlement
boundary.  The site is bounded by a track to the south which provides access from Church Road
to the east.  The site is surrounded by agricultural land and small areas of woodland.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No Allocation
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3PL/2014/1123/F - Full planning permission for the extension of an existing bungalow to provide a
two-storey house - Withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

No objection.

No comments.

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.01
DC.03
DC.12
DC.16
DC.19
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Replacement Dwellings and Extensions in the Countryside
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 56 and 109.

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 

SHROPHAM P C -   
Shropham Parish Council unanimously and most strongly supports this application.
The applicant is taking on an increased role in the family farming business in Shropham and it is
absolutely right that he should move into the village with his young family to assume his greater
responsibilities.
This is a resubmission of my email of 27th August 2014 in support of the application reference
3PL/2014/0726/F which was withdrawn.

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  This application for extensions to an existing bungalow to provide a two storey dwelling is
referred to the Planning Committee as the site lies outside of any Adopted Settlement Boundary
and therefore conflicts with local plan Policy DC3. 

2.0  Principle of development

2.1  The site lies outside the Settlement Boundary where the principle of extensions to residential
dwellings is supported by Policy DC3 of the Breckland Core Strategy provided that they are
proportionate to the scale of the original dwelling and the size and design is appropriate to the
landscape character of the location.

3.0  Scale, design, visual impact and materials appropriate to dwelling and location

3.1  In order to help protect the character of the countryside, Policy DC3 requires that extensions
to dwellings are controlled in terms of their scale and design on the grounds that large extensions
to dwellings can individually or cumulatively adversely affect the character of the countryside over
time.

3.2  This application seeks consent for the addition of a first floor to the existing bungalow and
the erection of a two storey extension, which will change the property from a two bedroom
bungalow to a four bedroom two storey dwelling. Whilst it is considered that the proposed
extensions would result in a dwelling disproportionate to the existing modest bungalow, even
when considering permitted development allowances, and is therefore contrary to this Policy
DC3, in this instance the scheme is considered acceptable.

3.3  The dwelling, whilst in a rural location, is located some distance away from the pubic
highway, set against the backdrop of an existing quarry and associated buildings and some
significant distance away from nearest neighbouring property.  As such, the proposed extended
dwelling would not be significantly visible in the wider landscape, or detrimental to the character
of the area.    

3.4  With regard to the proposed materials, it is considered these are acceptable in the context of
the site and would not be out of keeping with the surrounding landscape.

 ASSESSMENT NOTES

ECOLOGICAL AND BIODIVERSITY CONSULTANT    
No objection based on amended Bat and Bird Report adequately addressing the impact of the
scheme on protected species.
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4.0  Impact upon neighbour amenity

4.1  In terms of neighbour amenity, due to the nature of the development proposed, along with
the separation distance between the nearest residential unit (approximately 340m), it is not
considered that the proposal would have a detrimental impact upon residential amenity in terms
of loss of light, privacy or overlooking.  As such, the scheme would accord with Policy DC1 of the
Breckland Core Strategy.  

5.0  Ecology

5.1  The property is situated within a rural area that includes habitat suitable to support bat
species and is within a potential commuting/foraging area created by the neighbouring trees,
hedgerows and woodland and includes works such as the demolition of the roof which could
affect roosting bats.

5.2  Policy CP10 of the Adopted Breckland Core Strategy makes provision for the protection of
Protected Species.  Whilst the scheme was supported by an Ecological Report, the Ecologist was
consulted on the application and stated that the bat emergence information provided was
insufficient.  An updated Ecological Report was subsequently submitted by the agent which has
addressed the Ecologists concerns, and no objection has been raised or conditions requested. 

6.0  Highway safety

6.1  Access to the property would be via an unmade shared access track off Church Road and
the property would be served by its own on-site parking.  The application has been assessed by
the Highway Authority who have raised no objection to the scheme or requested the imposition of
any conditions.  As such, it is considered that the scheme would safeguard highway safety and
accord with Policy DC19 of the Breckland Core Strategy.

7.0  Other issues

7.1  The Ward Representative has confirmed his support for the proposal, along with Shropham
Parish Council.

7.2  The Tree and Countryside Consultant has also raised no objection to the scheme having
regard to the impact on surrounding trees.  As such, it is considered that the scheme would
accord with Policies CP11 and DC12 of the Breckland Core Strategy. 

8.0  Conclusion

8.1  Notwithstanding that the scheme conflicts, in part, with Policy DC3 of the Breckland Core
Strategy in respect of its disproportionate scale, the application, on balance, is considered
broadly acceptable.  The dwelling is set in a relatively isolated position, screened from view from
the public highway and would not be significantly harmful in the wider landscape. 

8.2  The application is therefore recommended for approval subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19-01-2015

DC131_new

Planning Permission

3007
3047
MT03
PD05
3920
3972
4000
3996
2000
2011

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
No PD for extensions or roof alterations.
Protected species condition
NOTE:  Bats and Owls
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion B - Householder - Where Approved

 RECOMMENDATION

 CONDITIONS
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9

MATTISHALL
Land South of Dereham Road

Gladman Developments Ltd
c/o Agent 

Pegasus Group
Pioneer Court Chivers Way

Erection of up to 90 dwelling houses with associated infrastructure 

Outline

3PL/2014/1143/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

It is noted that there has been a significant amount of objection to the proposal from local
residents raising a number of issues. The Parish Council also objects to the development of the
site. Taking these comments into account, the main issues that need to be considered are:

Development plan and material considerations
Principle of development and deliverability
Access & highway impact
Ecology
Impact on the landscape character and appearance of the area
Amenity
Drainage & flood risk
Minerals resource safeguarding
Affordable housing, viability and deliverability
Archaeology

 KEY ISSUES

This is an outline planning application for up to 90 dwellings and associated works, comprising the
following:

* Residential Development of the site, comprising a total of 90 dwellings of which 40% (36) will be
affordable
* Vehicular access off Dereham Road
* Locally Equipped Area of Play (LEAP)

Indicatively, the design framework drawing submitted with the application indicates that the
following can be provided:

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Gary Hancox

No Allocation
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* 0.83 hectares of public open space
* 0.17 hectares of allotments
* 0.27 hectares community orchard

The application site comprises 4 hectares of arable farmland at the western edge of the village.
The site is bounded by Dereham Road to the north and Old Hall Road to the west. Existing
residential dwellings front onto Dereham Road opposite the site, and to the east is Rayners Farm
and its associated fields and buildings. To the south is open countryside. The perimeter of the site
is mainly comprised of field hedging and trees, and wet ditches. It is an open field and is relatively
flat, although there is a gentle fall towards Dereham Road. The existing dwellings on the north
side of Dereham Road are a mix of 2-storey and single storey, the majority of which having been
built within the last 30-40 years.

The site is wholly outside the Settlement Boundary, the edge of which is approximately 200
metres to the east. Mattishall itself is approximately 4 miles to the east of Dereham and 13 miles
west of Norwich.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.11
CP.13
CP.14
DC.01
DC.04
DC.11
DC.13
DC.14
DC.16
DC.17
NPPF

Spatial Strategy
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Affordable Housing Principles
Open Space
Flood Risk
Energy Efficiency
Design
Historic Environment
With particular regard to paras. 8, 14, 32, 47, 49, 128, 141, 143 

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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Policy CS16 of the Norfolk Minerals and Waste Core Strategy

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

There are shortcomings in respect of the design of the access, the lack of a pedestrian link from
the frontage of the site back into the village, and the requirement for an additional bus stop
provision. NCC: Highways therefore issue a holding objection. The current proposal is not
acceptable in terms of highway impact.

In the absence of an acceptable Flood Risk Assessment (FRA) we Object to the grant of
planning permission and recommend refusal on this basis for the following reasons:

Reason
The FRA submitted with this application does not comply with the requirements set out in
paragraph 9 the Technical Guide to the National Planning Policy Framework. The submitted FRA
does not, therefore, provide a suitable basis for assessment to be made of the flood risks arising
from the proposed development.
In particular, the submitted FRA fails to:
1. Adequately consider the effect of a range of surface water flooding events on people and
property and show how they will be kept safe from the surface water flood hazards identified
2. Demonstrate that the surface water drainage scheme has been adequately designed, taking

 CONSULTATIONS

MATTISHALL P C -   
OBJECTION  
- It is too many houses in one location for the sustainability of the 
community. 
- The location is too far from the village services for a significant new 
housing development.  
- There is substantial local opposition to it is, and very little support.   
- The proposed development does not meet sustainable transport criteria, 
firstly because of its location within the village which will create 
significant extra car movements within Mattishall, and secondly because 
travel to work will  be by car for an above average percentage of the new 
residents and travel distances will be above average.  

Any permission granted would be subject to a S106 legal agreement. In this case the following
obligations would be required:

Education contribution - £731, 044 (£685, 044 sixth form, and £46, 576 primary)
Library contribution - £5, 400
Provision of 40% (100) affordable dwellings, including an appropriate housing mix
On-site open space provision
Off-site highway works

 CIL / OBLIGATIONS
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HISTORIC ENVIRONMENT OFFICER    

NATURAL ENGLAND    

SPORT ENGLAND EASTERN REGION    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

into account of areas of surface water flood risk, potential for infiltration drainage and Greenfield
runoff rates.
 

The results of an archaeological evaluation have not been submitted with this application. In view
of this we recommend that an archaeological evaluation be undertaken prior to determination of
the planning application in order to establish the significance of the site, in accordance with
National Planning Policy Framework (2012), (paras 128 and 141).

No objection. 

No Comments

Require contributions towards enhanced Primary and Sixth Form education provision. (see S106
Obligations)

It is considered that the information provided in relation to planning application 3PL/2014/1143/O
is sufficient and, provided that the development is undertaken in-line with the details included
within the documents, there are no objections. 

I am happy with the arboricultural assessment for the site and in pricipal the overall development.
 Any finalised layout should be supported by a full arboricultural assessment, method statement
and tree protection plan which should be in accordance with BS5837:2012.

The application site is situated outside of the development boundary and therefore should be
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 five or more
dwellings.   
 
As the proposal is for 90 dwellings, this application exceeds the threshold.   
 
The 36 units offered in the application would to meet the 40% affordable housing requirement.   
 
The units should be transferred to a Registered Provider (or other means of securing affordability
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ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

in perpetuity) at a price which assumes no public subsidy is available. 
 
Whilst the exact tenure and size mix are to be determined at another stage, the usual
requirement is for 70% rented and 30% shared ownership units.   
 
This authority presently favours smaller units to meet the current local need.   
 
We would welcome dialogue regarding the scheme of affordable housing at an early stage,
should the outline consent be granted as a result of this application.

No objection subject to conditions to alleviate environmental concerns in respect of foul drainage
to be discharged to main sewer, details of foul water system, foul water drainage to be completed
and operational before occupation, details of surface water disposal and confirmation that
infrastructure can cope with additional surface water. 

The desk study review of historical mapping has not identified an area of filled ground (backfilled
pond) in the centre of the proposed site.  The grid reference of this former pond location is:
603900,311185 and can be viewed online via historical maps at: http://historic-
maps.norfolk.gov.uk/mapexplorer/.  The former pond is noted on an early tithe map, together with
corresponding discolouration evident on 1946 aerial photography.  
  In line with the Recommendations for Further Work (Section 6.0) that proposes the excavation
of trial pits, I support this approach and further recommend that one such location includes the
backfilled pond/made ground at the given grid reference location (see above).  This may also
inform any geotechnical analysis too. 
  Supplied photography at Appendix B: Site Walkover Photographs (Figure 7) indicates a large
onsite pond with vegetative margins and tree over cover.  Historical mapping indicates that this
pond has been present on site for many years with silt/vegetative material accumulation and
potential for decomposition/gas generation being localised to the pond.  The  Indicative
Masterplan  in the Design and Access Statement (page 42) further indicates that new dwelling
plots are also likely to be in close vicinity to the pond.  It is noted that the Preliminary Conceptual
Site Model (Section 3.0) has not included and subsequently risk assessed this potential
contaminant linkage.  
  The Hydrock Ground Conditions Desk Study should be revised to consider the above additional
information and potential for soil gas migration.  As an alternative to gas sampling during the site
investigation phase to quantify the presence or otherwise of soil gas and the potential risk of soil
gas migration from the existing pond, it may be an option to consider gas protection measures for
a number of proposed dwellings and for all service entry points to be sealed.  This alternative
approach would be subject to further review, an updated conceptual site model and documented
risk assessment to support such a course of further action. 
 
Given the size of the development and the sensitive end use, together with the further information
and my comments (above), I broadly support the Environmental Consultant s Recommendations
and proposals for further site investigation.  Therefore I recommend applying conditions in
respect of site investigation/remediation, unexpected contamination and informative.

Further comments:
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Over 350 letters of objection have been received from local residents raising the following main
points of concern:

- Development not sustainable
- Drainage would not be able to cope
- Increased demand on already stretched facilities, including the school and the surgery
- Infrastructure will not be able to cope
- Additional traffic would be a nightmare - would cause congestion
- Not right location for development
- Housing not needed
- Development of this size would be detrimental to the quality of ife of the village
- Flood risk (site already floods)
- Development is high density outside the settlement boundary
- School is already over-subscribed
- Impact on local wildlife
- Highway safety
- Dereham Road is not cycle friendly. Most people will use their car.
- The development will create a suburb not the rural village it is now
- Will de-value property
- Existing sewerage problems
- Occupants of the housing would not be part of the village

(Note: the above is only a representation of the key objections to the development from local
residents. The full objections can be viewed on the Council's website.)

 REPRESENTATIONS

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

The proposed site investigation (re backfilled pond) is acknowledged and should provide
satisfactory data upon which to draw conclusions and inform any further recommendations in due
course.

Norfolk County Council in its capacity as the Statutory Authority for mineral planning in  Norfolk is
objecting to the application 3PL/2014/1143/O on the grounds of mineral  resource safeguarding. 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

PUBLIC RIGHTS OF WAY OFFICER -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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1.0  Assessment

1.1  This application is referred to Planning Committee as it is contrary to the development plan
and raises issues of significant local concern.

2.0  Development plan and material considerations
 
2.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD. Material considerations in respect of national planning policy are the NPPF and
the more recently published National Planning Policy Guidance.

2.2  The site is located outside the Settlement Boundary in an area of open countryside (as
defined by Policies SS1, DC2, CP1, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009), where development is heavily restricted. The
application is clearly contrary to these policies. Furthermore, the site is not being put forward for
100% affordable housing under the rural exceptions Policy DC5. The proposal should, therefore,
be refused unless there are material considerations that dictate otherwise. The lack of a 5-year
housing supply within Breckland district carries significant weight in the consideration of the
application.

2.3  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) state 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.

2.4  As part of the site has underlying deposits of sand and gravel, the Norfolk Minerals and
Waste Core Strategy is also relevant in the consideration of this application.

3.0  Principle of development and deliverability

3.1  The Government defines sustainable development as having three dimensions. These
dimensions give rise to the need for the planning system to perform a number of 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 dimensions is
required.

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19-01-2015

DC131_new

3.2  In terms of economic and social sustainability, the Core Strategy classifies Mattishall as a
Local Service Centre Village in the Settlement Hierarchy (Policy SS1); as such it is defined as
containing "adequate services and facilities to meet the requirement of their existing residents".
Policy SS1 outlines the strategy for Local Service Centre Villages which "will be primarily around
service protection and enhancement and development to meet local needs". The Site Specific
Policies and Proposals DPD allocates land to meet the housing requirements of the Core
Strategy. The Plan does not allocate any sites for development in or around Mattishall, however a
total of 2,716 dwellings were required to be delivered across 'all other parishes', which could
include Mattishall.

3.3  The applicants' own assessment of existing local facilities within the village identifies the
following:

- a primary school (0.7 miles away from the site)
- a secondary school (3 miles away from the site)
- Rashes Green employment area (4.2 miles away from the site)
- Mattishall PO (0.8 miles away from the site)
- Butchers, newsagent, PH and fish & chip shop (0.8 miles away from the site)
- Doctors surgery (0.8 miles away from the site)
- Hospital (4.2 miles away from the site, in Dereham)

3.4  Although not ideally located in terms of access to facilities, it is acknowledged that any site
on the edge of a settlement will almost always have some shortcomings in respect of proximity to
facilities. Taking into account the site's proximity to services and facilities, in terms of location
there can be little argument that the site is sustainable; however this is subject to the
environmental impacts of the proposal being acceptable when balanced against the benefits.
Although the NPPF's presumption in favour of sustainable development is engaged, para. 14 of
the NPPF states that permission should be granted unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits, when assessed against the policies
of the framework taken as a whole; or, specific policies in the Framework indicate that
development should be refused. A site needs to be acceptable in terms of highway access,
impact on highway infrastructure, flood risk, landscape character and ecological impact. These
issues are considered later in this report.

3.5  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable,
which is defined as being available now, suitable in terms of location, and be achievable in
respect of housing being developed on the site within the next five years. The applicant has
indicated that all 90 dwellings could be delivered in 3 years, following the approval of all relevant
reserved matters and conditions. However, reserved matters would not be submitted until the site
has been marketed and sold to a developer. This weighs against the deliverability of the scheme
and tempers the confidence that the site could make a meaningful contribution to housing supply
within 5 years. The issue of viability is discussed later in this report.

4.0  Access & highway impact

4.1  Vehicular access to the site is proposed via a simple priority junction off Dereham Road. This
access point is located within the 30 mph speed limit zone. The applicants state that the access
point has been located to minimise the impact on local vegetation. Pedestrian links are also
proposed to be formed to both Dereham Road and Old Hall Road.
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4.2  From the comments received from local residents and the Parish Council, it is clear that
there is considerable unease about the level of development proposed at the edge of the village,
which it is considered would lead to a significant increase in traffic heading in and out of the
village to other centres of work. Concern has also been expressed about the fact that Mattishall is
already used as a rat run to avoid the A47, particularly if this road is blocked, and that to add
further traffic would be unsustainable.

4.3  However, paragraph 32 of the NPPF states that, 'development should only be refused on
transport grounds, where the residual cumulative impacts of development are severe'. NCC
Highways have been consulted in respect of the highway impact of the development and they
have confirmed that the level of impact would not be severe and that a refusal reason based on
the site being unsustainable in terms of highway impact could not be substantiated. 
There are, however, shortcomings in respect of the design of the access, the lack of a pedestrian
link from the frontage of the site back into the village, and the requirement for an additional bus
stop provision. NCC Highways have therefore issued a holding objection. As it is not clear from
the information submitted that the required off-site highway works are achievable, the current
proposal is therefore not acceptable in terms of highway impact, and is contrary to NCC
Development Plan Policy T2.

4.4  Discussions between the applicant's highways consultant and NCC: Highways are still on-
going at the time of writing this report. Should the outstanding highway matters be addressed,
Members will be verbally updated at the committee meeting.

5.0  Ecology

5.1  Both Core Strategy Policy CP10 and the NPPF require that development should contribute to
a net gain in biodiversity with an emphasis on improving ecological networks and linkages where
possible.

5.2  The majority of the ecology of the site is contained with the site's boundary hedgerow habitat.
The boundaries of the site are marked by hedgerows, mature trees, open farmland and ditches.
A pond is present in the north east of the site surrounded by scrub and mature trees. Field
margins of seeded, species-poor semi-improved grassland and ruderal vegetation are present at
the site and field boundaries.

5.3  Offsite, to the south and west, are further arable fields and ponds, to the north are arable
fields and existing residential properties and to the east is a single residential property with a
large garden.

5.4  The application is accompanied by an Ecological Appraisal which explains that the proposals
include the retention of trees and hedgerow at the site and field boundaries along with habitats
associated with the pond and the wet ditch. The development will incorporate these features into
the proposed green infrastructure within three areas of public open space or 'Greens'. A
balancing feature will also be incorporated into the development in the north west of the site.
Species-rich grassland will be incorporated into areas of public open space to enhance the
biodiversity of the site and where possible planting within the site will seek to provide additional
wildlife habitat suitable for urban areas. An area of allotments and a community orchard are also
proposed within the south of the site.
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5.5  In order to provide a net gain in biodiversity and to accord with the requirements of the NPPF
and Core Strategy Policy CP10, mitigation in addition to the above scheme elements is proposed.
This includes both native and ornamental planting to encourage biodiversity, provision of bird
boxes, bat boxes and species rich grassland.

5.6  The ecological impact of the proposal has been assessed by an Ecological Consultant who
considers that the Ecological Appraisal submitted by the applicant is sufficient and provided that
the development is undertaken in line with the details included within the documents, no objection
is raised.

5.7  Natural England (the Government's advisor on such matters) also has no objection to the
scheme, which is considered to accord with the Core Strategy Policy CP10 and the relevant
requirements of the NPPF.

6.0  Impact on the landscape character and appearance of the area

6.1  One of the core planning principles listed in the NPPF says that planning should 'take
account of the different role and character of different areas, and this includes recognising the
intrinsic character and beauty of the countryside and supporting thriving rural communities within
it' (paragraph 17).

6.2  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the District will be
protected for the sake of its own intrinsic beauty and its benefit to the rural character.
Development within the District is also expected to be of the highest design quality in terms of
both architecture and landscape. It should have regard to good practice in urban design and fully
consider the context within which it sits. It should embrace opportunities to enhance the character
and appearance of an area and contribute to creating a sense of local distinctiveness.

6.3  Clearly, the proposal would represent a significant change in the nature and appearance of
the land and the assessment to be made is whether the impact on the land would be significantly
harmful to the local area. I acknowledge the Parish Council's view that a development of 90
houses beyond the boundary of the village could take a character of its own and be harder to
integrate into the existing character and form of the village than would be the case if the proposed
development were smaller. In this context, the number of dwellings proposed and the layout of
the development would certainly result in an urban form on what is a rural piece of land. The
applicant has suggested that the density of the development would be 22.5 dwellings per hectare,
(based on a developable area of 4 hectares). However, approx. 25% of the site (this being the
area to the north adjoining the ditch) I would class as undevelopable as it is within flood zones 2
and 3. In my view the developable area is approx. 3 hectares, resulting in a density of approx. 30
dwellings per hectare. A development of this density and scale at the edge of the village is not
reflective of its context and the development would have a strong urbanising impact, out of
keeping with the existing rural character of the area.

6.4  Although a Landscape and Visual Impact Assessment (LVIA) has been submitted with the
application, it is not accompanied by any photomontages or street scene views to show how the
development would be assimilated into its surroundings. One can only make an assumption of
the impact. Furthermore, as the application is in outline form only, matters of design, scale and
form are not for consideration at this stage. As the LVIA bases its assessment on the scale and
form of the development proposed, the weight to be attached to it is reduced. For example, Para
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3.2.5. of the document states the development is 'of a modest scale, height and massing that
seeks to minimise the visual impact of the development...and complement the fabric and built
form north of Dereham Road.' I do not agree that a development of 90 two and two and a half
storey dwellings is 'modest in terms of scale, height and massing'.

6.5  Clearly, there will be a dramatic change in the quality of views looking south from Dereham
Road, and looking east from Old Hall Road, however a key consideration is the impact on the
established character of the landscape, and to what extent any impacts are or can be made
acceptable. The views from the footpath to the south of the site must also be taken into
consideration. Given that there is already a backdrop of existing development when viewed from
this footpath, the proposed dwellings would not have a significant detrimental impact on the
landscape quality. I agree with the conclusion of the LVIA that the impact on landscape character
is localised, and would not significant harm the wider landscape setting beyond Mattishall.

6.6  The LVIA concludes that: 'The retention and augmentation of existing landscape features as
well as the proposed landscape works would complement the urban fringe character, help to
retain an intimate rural character, improve the interface between the settlement edge and the
wider countryside to the south of the site as well as enhance the gateway location when travelling
into Mattishall from the west.' It also states that: 'the new development would be recognisable as
a perceived extension to the village, new properties would be seen in conjunction with other post
war properties within the western edge of Mattishall.'

6.7  I do not agree with the above conclusions. A development of the scale proposed cannot
complement an urban fringe character (assuming that there is one here) and at the same time
retain an intimate rural character. In my opinion a development of the level and type proposed
would be out of context with the existing pattern and grain of the built form of an edge of village
location.  It would not enhance the character and appearance of the area and contribute to
creating a sense of local distinctiveness, but would have a significant and harmful urbanising
effect. The application is therefore contrary to the NPPF and Core Strategy Policy CP11. 

7.0  Amenity

7.1  As there are no properties (with the exception of Rayners Farm) that directly border the site,
there will be no direct impact on the amenity of neighbouring occupiers in terms of overlooking or
loss of light. The framework plan submitted with the application demonstrates that a layout could
be achieved that includes appropriate separation distances between existing and proposed
development and that the amenities of existing and future residents could be secured.

7.2  There will be a moderate degree of harm to the amenities of local residents close to the
proposed access to the site, in terms of increased traffic and pedestrian movements, as well as a
reduction in the general landscape amenity enjoyed by existing residents. Although this impact
would be contrary to Core Strategy Policy DC1, I do not consider the impacts to be severe
enough to substantiate a reason to refuse the application.

7.3  The provision of allotments and open space would be of benefit to the village, and could be
an addition to existing amenity. However, the proposed allotments would be located at a remote
part of the western edge of the village, away from its centre, and the majority of village residents.
This means that the degree of benefit of this facility is reduced. 
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8.0  Drainage and flood risk

8.1  Surface Water - A Flood Risk Assessment accompanying the application has been
considered by the Environment Agency. They comment that the FRA submitted with this
application does not comply with the requirements set out in paragraph 9 the Technical Guide to
the NPPF. The submitted FRA does not, therefore, provide a suitable basis for assessment to be
made of the flood risks arising from the proposed development.

In particular, the submitted FRA fails to:

- Adequately consider the effect of a range of surface water flooding events on people and
property and show how they will be kept safe from the surface water flood hazards identified
- Demonstrate that the surface water drainage scheme has been adequately designed, taking
into account of areas of surface water flood risk, potential for infiltration drainage and Greenfield
runoff rates.

8.2  The north of the site lies in the 1 in 30, 1 in 100 and 1 in 1000 chance Flood Map for Surface
Water outlines. The FRA states that the proposed development has been located outside of the
area at risk and that open space has been located in this area at risk of flooding. However a
comparison of the surface water flood map outlines and the development plan shows that on the
western half of the development the surface water outlines extend further south than the open
space, into the built development areas. Also there are surface water flooding outlines to the
north of the centre section of the proposed development where the built development goes right
to the northern boundary, and therefore there are houses in areas at risk.

8.3  Furthermore, the attenuation pond has been located in the area at risk of surface water
flooding. This is inappropriate as in the event of heavy rainfall it could be flooded with surface
water and so not have sufficient capacity to contain the surface water from the development. The
attenuation pond would need to be relocated to land outside of the Flood Map for Surface Water.

8.4  In light of the above the Environment Agency objects to the application, which is considered
not to accord with paragraph 9 of the Technical Guide to the NPPF, and Core Strategy Policy
DC13. The applicants are in discussions with the EA in order to overcome the concerns raised,
however no formal response from the EA has been received at the time of writing this report. A
verbal update will be given at the committee meeting.

8.5  Foul Water - The applicants have indicated that foul water flows will be connected to the
mains sewerage system, which discharges to Mattishall treatment works. Assuming that there is
adequate capacity in the network to accommodate these flows, (taking into account the additional
flows scheduled to be accommodated from the Dumpling Green proposed development in
Dereham), then the application would accord with Policy DC13 and the relevant sections of the
NPPF. However, at the time of writing this report, no comments have been received from Anglia
Water confirming capacity, and therefore the acceptability of the application in respect of foul
water will be updated at the committee meeting.

9.0  Mineral Resource Safeguarding

9.1  A duty is placed upon Local Planning Authorities to ensure that mineral resources are not
needlessly sterilised, as indicated in paragraph 143 of the NPPF. A small part of the western
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corner of the site is underlain by an identified mineral resource (sand and gravel), which is
safeguarded as part of the Norfolk minerals and Waste Core Strategy. Core Strategy policy CS16
is applicable.

9.2  Norfolk County Council, in their capacity as the Mineral Planning Authority (MPA), has
concluded that it is likely that viable deposits of sand and gravel may underlie the site. The MPA
therefore objects to the application unless:

- the applicant carries out investigations to identify whether the resource is viable for mineral
extraction (through particle size distribution testing)
- if the mineral resource is viable, the applicant considers whether it could be extracted
economically prior to development taking place.

9.3  Whilst it is not known if sand and gravel extraction from the safeguarded area of the site
would be acceptable in its own right, the applicant has not addressed this issue in their
submission. The applicants are in discussions with NCC: Minerals & Waste with a view to
agreeing an appropriate condition to deal with this matter, however at the time of writing this
report, no formal agreement or response has been received from them.  Members will be verbally
updated at the committee meeting in respect of this matter.  In its current form the application is
contrary to policy CS16 of the Norfolk minerals and Waste Core Strategy and paragraph 143 of
the NPPF.

10.0  Affordable Housing, viability & deliverability

10.1  Core Strategy Policy DC4 requires that to meet District housing needs the Council will
require 40% of the total number of housing units to be provided and maintained as affordable
housing within all new residential development on sites which the Local Planning Authority
determines has a capacity for 5 or more dwellings; or comprises an area of 0.17 ha or more.
Recent changes to National Planning Policy Guidance (NPPG) now mean that only developments
of 11 or more are required to provide affordable housing and tariff based obligations.

10.2  As the application has been put forward based on a lack of 5-year housing supply, and not
as an exception scheme for 100% affordable housing, it is appropriate to assess the scheme
against the requirements of this policy. The applicants are offering 40% affordable housing and
are willing to enter into a S106 legal agreement to secure its provision. On this basis, and subject
to the agreement of a suitable affordable housing mix, the application accords with the
requirements of Core Strategy Policy DC4. However, Members should be aware that the
applicants have not confirmed in writing that the scheme is viable with 40% affordable housing.
Taking into account the objection from the EA, which raises issues of flood risk, and the objection
from Norfolk County Council as Mineral Planning Authority, the uncertainty of viability, and
therefore deliverability, is increased.

10.3  Footnote 11 to paragraph 47 of the NPPF states that to be considered deliverable, sites
should be available now, offer a suitable location for development now, and be achievable with a
realistic prospect that housing will be delivered on the site within five years and in particular that
development of the site is viable. Without the assurance of viability, the application does not
accord with this requirement of the NPPF.
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11.0  Archaeology

11.1  Norfolk Historic Environment Service has been consulted and advise that the proposed
development site is a large area of uncertain archaeological potential within a wider landscape of
known archaeological potential. In particular earthworks of a medieval common edge settlement
survive to the south east of the development site and a probable post medieval enclosure with
associated artefacts is visible on aerial photographs to the south west. A possible Roman road
runs SW-NE to the north of the proposed development site and numerous artefacts of various
different periods, as well as a medieval moated site, are located in the wider Mattishall area.
Consequently there is potential that significant heritage assets with archaeological interest (buried
archaeological remains) may be present at the site and that their significance may be affected by
the proposed development.

11.2  The applicant was previously advised that any planning application for this development
should be accompanied by the results of an archaeological evaluation (trial trenching) in
accordance with National Planning Policy Framework para 128. The results of an archaeological
evaluation have not been submitted with this application. In order to establish the significance of
the site, in accordance with National Planning Policy Framework (2012), (paras 128 and 141), an
archaeological evaluation needs to be undertaken prior to determination. Without this, the
application is contrary to the NPPF and policy DC17 of the Core Strategy.

12.0  Other matters

12.1  The concerns raised by both Mattishall Parish Council and local residents have been taken
into account in the consideration of the application where applicable.

13.0  Conclusion

13.1  It is accepted that there is not a five year supply of sites within Breckland District. The
National Planning Policy Framework (NPPF) is clear and explicit that in such circumstances Local
Planning Authorities should consider favourably sustainable development that would address that
deficit. The lack of a five year supply and the requirements of the NPPF are a very strong
material consideration in favour of this application.

13.2  The benefits of the development can be summarised as follows:
- it is acknowledged that the proposal will provide a significant number of new dwellings that will
contribute towards the Council's five-year housing land supply. 

- Subject to viability, 40% of the dwellings would be affordable
- Job creation during construction phase
- Enhanced local expenditure
- Increase in Council Tax receipts
- New Homes Bonus
- Small gain in biodiversity

13.3  The site is in a sustainable location, close to existing facilities and local employment.
However, a development of the level and type proposed would be out of context with the existing
pattern and grain of the built form of an edge of village location.  It would not enhance the
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character and appearance of the area, nor contribute to creating a sense of local distinctiveness,
but would have a significant and harmful urbanising effect.

13.4  The application is contrary to Policy CS16 of the Norfolk Minerals and Waste Core Strategy
and paragraph 143 of the NPPF.

13.5  The Environment Agency objects to the application, which is considered not to accord with
paragraph 9 of the Technical Guide to the NPPF, and Core Strategy Policy DC13.

13.6  There are shortcomings in respect of the design of the access, the lack of a pedestrian link
from the frontage of the site back into the village, and the requirement for an additional bus stop
provision. NCC Highways have therefore issued a holding objection. The current proposal is,
therefore, not acceptable in terms of highway impact.

13.7  For the reasons set out in this report, and summarised above, I have concluded that the
benefits of the housing provision proposed, taking into account the development plan and the
policies of the NPPF as a whole, are clearly outweighed by the significant harmful impacts of the
development. The application does not constitute sustainable development and the principle of
development is therefore not accepted.

RECOMMENDATION

REFUSAL for the following reasons:

1. The development of the level and type proposed would be out of context with the existing
pattern and grain of the built form of an edge of village location and would not integrate into the
existing rural character and setting of the village. It would not enhance the character and
appearance of the area and contribute to creating a sense of local distinctiveness, but would have
a significant and harmful urbanising effect. The application is contrary to the NPPF and Core
Strategy policy CP11.

2. The application fails to ensure that important mineral resources are not sterilised. The
application is therefore contrary to policy CS16 of the Norfolk minerals and Waste Core Strategy
and paragraph 143 of the NPPF.

3. The application has not adequately considered the effect of a range of surface water flooding
events on people and property and fails to show how they will be kept safe from the surface water
flood hazards identified. It has not been demonstrated that the surface water drainage scheme
has been adequately designed, taking into account of areas of surface water flood risk, potential
for infiltration drainage and Greenfield runoff rates. The application does not accord with
paragraph 9 of the Technical Guide to the NPPF, and Core Strategy Policy DC13.

4. The sub-standard design of the access, the lack of a pedestrian link from the frontage of the
site back into the village, and the requirement for an additional bus stop provision results in a
proposal that is not acceptable in terms of highway safety.

5. The applicant was previously advised that any planning application for this development should
be accompanied by the results of an archaeological evaluation (trial trenching) in accordance with
National Planning Policy Framework para 128. The results of an archaeological evaluation have
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Refusal of Outline Planning Permission

9180
9180
9180
9180
9180
9180

Significant and harmful urbanising effect
Contrary to Minerals & Waste Core Strategy
Flood risk
Sub-standard access
Viability
Archaeology

 RECOMMENDATION

 REASON(S) FOR REFUSAL

not been submitted with this application. The proposed development site is a large area of
uncertain archaeological potential within a wider landscape of known archaeological potential. In
particular, earthworks of a medieval common edge settlement survive to the south east of the
development site and a probable post medieval enclosure with associated artefacts is visible on
aerial photographs to the south west. A possible Roman road runs SW-NE to the north of the
proposed development site and numerous artefacts of various different periods, as well as a
medieval moated site, are located in the wider Mattishall area. Consequently there is potential
that significant heritage assets with archaeological interest (buried archaeological remains) may
be present at the site and that their significance may be affected by the proposed development.
In order to establish the significance of the site, in accordance with National Planning Policy
Framework (2012), (paras 128 and 141), an archaeological evaluation needs to be undertaken
prior to determination. Without this, the application is contrary to the NPPF and policy DC17 of
the Core Strategy.
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10

LITTLE DUNHAM
The Chestnuts
Necton Road

Mr Paul Gardner
The Chestnuts Necton Road

Mr Paul Gardner
The Chestnuts Necton Road

A five bedroom two storey detached house with a detached double garage 

Outline

3PL/2014/1169/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 development
Site history
Design, layout and scale
Impact upon character and appearance of the area
Impact upon neighbour amenity
Highway safety
Impact upon trees

 KEY ISSUES

This application seeks outline planning permission (with all matters reserved) for the erection of a
two storey detached dwelling in part of the existing garden of The Chestnuts, Necton Road.

The application site is located outside of any defined Settlement Boundary and is currently
residential garden land associated with The Chestnuts, Necton Road. The site is surrounded to
the north, west and south by residential dwellings and to the east by the highway.  Currently the
boundaries consist of mature hedgerows and trees.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2011/0676/O - Erection of dwelling and detached garage - Approved.

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

Comments re vehicles speeds, lack of off site pedestrian facilities. Adverse comments would be
difficult to substantiate. Recommend condition requiring details of visibility splays, access,
parking and turning.

No objection

No objection in principle.  Further details highlighting trees for removal (arboricultural impact
assessment) and tree protection plan will be required once a layout has been determined

No objection

 CONSULTATIONS

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

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 7, 8, 49, 55

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 

LITTLE DUNHAM P C -  No Comments Received 

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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A letter of representation refers to the character of the village relying on the wider variety of
properties. The proposal would result in the loss of part of the substantial garden and create a
dwelling similar to others in the village.   It creates one less opportunity for someone to purchase
a substantial and desirable property in the village.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policy DC.02 and CP14
of the Breckland Core Strategy 2009.

2.0  Principle of development

2.1  This application seeks outline consent, with all matters reserved, for the erection of a
detached two storey dwelling outside of any defined Settlement Boundary. For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document (2009), which seek to focus new
housing within defined Settlement Boundaries. 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 granted permission unless any adverse impacts would significantly
outweigh the benefits.

2.2  The NPPF identifies three dimensions of sustainable development:
- 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.

2.3  Paragraph 8 of the NPPF also 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.

2.4  In terms of the economic and social criteria, the proposal would provide one dwelling for
market sale, would make a positive, albeit modest, contribution to the housing supply shortfall
and provide some short-term economic benefits through its construction.

2.5  Environmentally, although outside the Settlement Boundary, the proposed development
would fall within the main built up part of the village and be bounded by existing housing to the
north, west and south and therefore it is considered the proposal would not intrude into the open
countryside and would not be isolated. 

2.6  Footnote 11 of the NPPF confirms that the site should be in a sustainable location, available

 ASSESSMENT NOTES
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now, and have a realistic prospect of being developed within five years.

2.7  With regard to availability and deliverability, whilst this is an outline application, the site is
within the applicant's ownership and available now, making the development deliverable within 5
years to meet the housing shortfall.  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 scheme.

2.8  With regard to whether this is a suitable location, Little Dunham 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 are not considered to be suitable for growth as they rely on higher order settlements
for the majority of local services and facilities. Paragraph 55 of the NPPF states that housing
should be located where it will enhance and maintain the vitality of existing rural communities. 

2.9  Little Dunham has a limited number of facilities, including a pub/restaurant, village hall and
bus service, although this is not frequent.  Several nearby villages, including Litcham and Necton
provide additional facilities such as schools, restaurants, shops, and further bus services. Whilst
not within Little Dunham, these facilities would be conveniently located in relation to the
development. 

2.10  Whilst the limited availability of local services and facilities within easy walking/cycling
distance weighs against the proposal, the scheme would provide additional housing, generate
some economic activity and offer a degree of support to existing village amenities. Moreover, the
site could be developed without causing harm to the character and appearance of the area. It is
considered therefore that, on balance, the adverse effects of the proposal would not significantly
and demonstrably outweigh its benefits and would constitute a sustainable form of development
as defined in paragraph 7 of the NPPF and taking into account the Planning Practice Guidance. 

3.0  Site History

3.1  A previous application, reference 3PL/2011/0676/O, was granted approval for the erection of
a dwelling and detached garage on the site. At this time the site was situated within the
Settlement Boundary; however weight was given to the fact that the Settlement Boundary of Little
Dunham was likely to be removed as part of the 2011 LDF Site Specifics DPD process. It was
considered, on balance, that the erection of a dwelling would be acceptable because the site was
surrounded by existing residential development and would not lead to the expansion of the
existing village and would not cause any harm to the rural landscape or neighbour/local amenity.

4.0  Design, Layout and Scale

4.1  In terms of design, layout, scale and appearance, these matters are reserved for future
consideration should outline planning permission be granted. However, it is considered that the
site is large enough to accommodate a dwelling whiles providing adequate amenity space for
future residents and would not result in a cramped form of development when compared to
surrounding forms of development.
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Outline Planning Permission RECOMMENDATION

5.0  Amenity

5.1  Impact upon amenity is a reserved matter which would be considered at the detailed
planning stage should outline planning permission be granted. However, it is considered that the
site plan satisfactorily demonstrates that a dwelling can be accommodated without giving rise to
significant overlooking, overshadowing, loss of light, privacy or outlook with respect to adjacent
dwellings. 

6.0  Highway Impact

6.1  The Highway Authority commented stating if the application is approved they recommend a
condition be imposed relating to details being provided for proposed visibility splays, access
arrangements, parking provision in accordance with adopted standards and turning areas.

6.2  They also commented that there is a lack of off-site pedestrian facilities in the vicinity of the
site. However, on balance, given the fact a large number of properties already exist without a
designated footway, acceptable parking, turning and access can be provided for the proposed
dwelling; and a verge exists that can provide some level of pedestrian refuge, they consider
adverse comment in this instance would be difficult to substantiate.

7.0  Impact upon Trees

7.1  The Tree Consultant was consulted and raised no objection in principle subject to the
submission of an Arboricultural Impact Assessment and Tree Protection Plan with the reserved
matters, once a layout has been determined. 

8.0  Other Matters

8.1  In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

9.0  Conclusion

9.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact upon
the character and built form of the surrounding area. 

9.2  Approval is recommended subject to conditions.
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3005
3058
3047
3920
HA05
3920
4000
3996
2000
2014

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted
Boundary treatments
Standard outline highways condition
Arboricultural Impact Assessment & Tree Protection Plan
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 CONDITIONS


